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AGRICULTURE AND FARMING

AIR QUALITY

NOISE

The site has been subject to an assessment of agricultural soils
and farming circumstances. This has shown that Best and Most
Versatile (BMV) soils make up no more than 7.5% of the soil
resource within the proposed development footprint. The
overwhelming majority of the soil resource is categorised as
Agricultural Land Classification Grade 3b or lower, with the
land’s quality and versatility limited by shallow soil depth and
high stone content.

Air quality within Cotswold district is generally good and,
with the exception of the Birdlip Air Quality Management
Area (AQMA), which is approximately 17 km from the site,
air quality objectives are met throughout the district. Existing
residential dwellings adjacent to the site and local roads satisfy
relevant air quality objectives, and the same conclusions will
apply for new dwellings on the application site. Therefore, local
air quality is acceptable for new residential development, and
appropriate assessments of traffic generated by development
will be undertaken to establish what mitigation measures, if
any, will be required to protect existing dwellings.

The predominant noise source affecting the site is road traffic
from Tetbury Road and Wilkinson Road, with some localised
sources of industrial noise surrounding the site. Away from the
direct effects of road traffic, noise levels on the site are not
high and are acceptable for residential development without
any specific noise control measures. For new dwellings
adjacent to local roads, external and internal noise standards
will be met using appropriate site layouts and window designs
capable of achieving relevant noise levels for living rooms and
bedrooms. Practicable window designs are available to satisfy
the internal noise standards of BS8233:2014
‘Guidance on sound insulation and noise reduction for
buildings’.

Measures can be implemented to retain and beneficially reuse the soil resource within the completed development,
but (in and of themselves) neither land quality nor
the circumstances of the farm business occupying the
site represents a significant constraint to its proposed
development.

ARBORICULTURAL SURVEY
Trees within the site are subject to a blanket Tree Preservation
Order. Various groups of trees, hedgerows and individual
trees are contained within the site, comprising a broad mix of
approximately 28 species. Additionally, existing tree belts border
the southern edge of the site providing screening. Generally, the
trees are concentrated around the site perimeter and along
existing field boundary hedgerows that characterise the site.
This network of landscape features is an important part of the
wider network of Green Infrastructure.
EDP has undertaken a BS5837:2012 ‘Trees in Relation to
Design, Demolition and Construction’ compliant tree survey
of all trees within and adjacent to the site that may be affected
by the proposals. The findings of which are set out within two
‘Arboricultural Assessment’; one to cover the development
site and associated access and one to cover off-site highway
impacts, which accompany this application.
To inform the masterplanning process, Root Protection Areas
(RPA) for each category A to C item have been calculated
using the methodology set out in BS5837:2012 ‘Trees in
Relation to Design, Demolition and Construction’.
The assessment and design process has ensured the retention
of the vast majority of valuable tree stock – including veteran
trees at Chesterton Farm and set within the field network to
the east.

Existing ponds

Tree Categories

Category A – Those of high quality and
value – in such a condition as to be
able to make a substantial contribution
(a minimum of 40 years is suggested)

Special Landscape Area

Cotswolds Area of Outstanding
Natural Beauty (AONB)

Category B – Those of moderate
quality and value – in such a condition
as to make a significant contribution (a
minimum of 20 years is suggested)

Category C – Those of low quality and
value – currently in adequate condition
to remain until new planting could be
established (a minimum of 10)

HYDROLOGY / FLOOD RISK AND SURFACE WATER DRAINAGE
The site is classified by the Environment Agency’s river and
sea flood mapping as being wholly located within Flood Zone
1, at the lowest possible risk of flooding from these sources
and suitable for residential development in accordance with
the requirements of national, regional and local planning policy
concerning flood risk.

The development presents an opportunity to incorporate
Sustainable Drainage Systems (SuDS) which aim to drain surface
water runoff from the development by mimicking the existing
flow regime of the undeveloped greenfield site. This ensures
that development proposals do not increase the risk of flooding
downstream or in the immediate vicinity of the site.

There are a number of existing ditches and watercourses
within the site to which surface water runoff generated
from the proposed development could discharge. None of
these existing watercourses are designated main river by the
Environment Agency.

The choice of SuDS is dependent upon site characteristics and
can include infiltration of surface water runoff to the ground, or
attenuation of flows before discharge to the local watercourse
at controlled rates. Intrusive investigations have confirmed
favourable soakage rates into the underlying strata and SuDS
designs are based on soakaways, permeable paving, swales, and
basins, which will be designed to maximise the use of infiltration
into the ground with overflows to the existing ditch network.

Any discharge to the local watercourse will be restricted to a
maximum of the natural undeveloped greenfield runoff rate
and SuDS designed to accommodate surface water runoff
generated from all rainfall events up to and including the 1 in
100 year event, including an increase of 30% in rainfall intensity as
allowance for the potential effects of climate change.
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UTILITIES
Assessment of gas, electricity and drinking water services
has been undertaken to confirm capacity within the existing
networks to serve the proposed development.
With respect to gas and electricity supply the site is well
positioned to enable connection to sizeable existing
infrastructure with gas pressure reducer stations and major
electricity sub-stations in the immediate vicinity of the site.
Suppliers have confirmed that there would be no capacity
issues in supply of these key services to the proposed
development.
The layout of the illustrative masterplan has taken full account
of constraints imposed by the existing services that permeate
the site. Proposals have been developed in consultation with
the Health and Safety Executive, National Grid, Scottish and
Southern Energy, Wales and West Utilities, Thames Water and
British Telecom.
Thames water has undertaken a hydraulic study to confirm
that the development can be supplied with potable water. This
study has detailed any upgrade works that might be required to
ensure that pressure and flow to existing development will not
be compromised and a contribution towards the cost of these
upgrade works will be provided by the developer.
National Grid gas pipeline

Wales & West high power gas pipeline

Existing watercourse

Inner exclusion zone

Inner exclusion zone

Easement to watercourse

Middle exclusion zone

Middle exclusion zone

Outer exclusion zone

Outer exclusion zone

Land directly below overhead
powerlines

Existing intermediate gas main
with easement

FOUL WATER DRAINAGE
Thames Water has confirmed that the development at
Chesterton Farm was included in their growth calculations
for the design of the process upgrade works at South Cerney
sewage treatment works.
Thames Water has been commissioned to design a new
pipeline to convey flows from the proposed development
directly to the sewage treatment works thus avoiding the
need to connect to the existing sewerage system in the town.
Initial designs are complete and the route of the new pipeline
is located either within land owned by the Bathurst Estate or
along public highway.
There is the potential for the new pipeline to also convey
effluent from existing development in Chesterton therefore
reducing flows into the existing sewer network and helping
alleviate the risk of sewer flooding experienced within parts
of Cirencester. The extent of the benefit the scheme could
offer to the existing community will be determined by Thames
Water at the detailed design stage.
The on-site foul drainage network will require the construction
of a number of new pumping stations which will be adopted
and maintained by Thames Water. The pumping strategy has
been developed to avoid the need for a new gravity sewer to
be located across the area of the site designated as Scheduled
Ancient Monument.
KEY

Site boundary
Proposed pipeline alignment
South Cerney Sewage Treatment Works

Existing foul drainage with easement

HSE safety distance (sway and
sag zone)
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DESIGN CODE
DESIGN CODE

A Design Code is a set of illustrated design rules and
requirements which instructs and advises on the physical
development of a site. The graphic and written components of
the code are detailed and precise, and build upon a design vision.

The Regulatory Plan sits at the front of the Design Code
document and sets out on a single drawing the mandatory
requirements which must be adhered to in order to achieve
the vision for a new development. Mandatory requirements
are more prescriptive along the edges of development parcels,
where buildings face key spaces and streets, with more flexibility
permitted within the development parcels.

April 2014

Other JTP Design Code examples

EXAMPLE OF A DESIGN CODE STRUCTURE
PART A :
BACKGROUND

PART B :
SPATIAL

PART C :
DETAILING THE PLACE

Background
& Vision

Framework
of spaces

Establishing
character
& designing
residential plots

Key spaces,
views & vistas

The edges &
street sections

Designing the
details

Section A of the code
sets out the relevant
background information,
the masterplan design
principles and the vision
for the new development.

Section B of the code explains the
spatial elements of the masterplan
through different layers and the
design of building plots, focusing on
the interface of built form and the
public realm.

Technical design/
requirements

Section C of the code prescribes
the architectural design principles
and is key to creating character of
buildings and public realm through
the selection of materials.

Vista

RESIDENTIAL LAYOUT - extract from example design code
example of setting principles for layout and type
1 - Typology

Structure of the code

The structure of the key on the Regulatory Plan relates directly
to the structure of the Design Code, such that the Plan and the
Code must be read in conjunction. The three main parts are
‘Background’ to the project, ‘Spatial’ covering layout of buildings,
streets and spaces, and ‘Detailing the Place’ covering aspects such
as building design, materials, and street furniture.

Design Guide

Design Guide

Regulatory Plan

April 2014

The scope and status of this code is currently being considered,
with possible content illustrated on this board using successful
examples from other projects of similar importance and
complexity. It will essentially set out illustrated design rules, with
the objective of ensuring quality - at a level consistent with
Bathurst Development Limited’s vision of a legacy of high quality
at Land South of Chesterton.

Rugby Radio Station
Key Phase 1

Rugby Radio Station
Key Phase 1

Detailed designs for individual phases of housing, employment
uses, mixed-use and community buildings, landscape and road
infrastructure will be submitted following grant of Outline
Planning consent. It is Bathurst Development Limited’s intention
that these detailed proposals (Reserved Matters Applications)
are to comply with a Design Code covering the full site. A Design
Code would therefore act as an overarching set of design rules
to ensure quality of design throughout the development.

Design Guide

The Outline Planning Application for Land South of Chesterton
will seek to establish fundamental principles for the type and
amount of development proposed. While a series of ‘parameter
plans’ (displayed as part of this exhibition) will set out a
framework for the scheme, proposing land uses, open space,
building heights and primary routes based on an Illustrative
Masterplan; buildings, streets and spaces will not be designed in
detail at this stage.

April 2014

BARTON FARM, WINCHESTER

SEPTEMBER 2013

Extract of the
Regulatory Plan

5/B

Typology Matrix B
1. Typology
2. Parking
3. Boundary
4. Set back
5. Dwelling height

2 - Parking

D - Detached
SD - Semi-detached
T - Terraced
U - Urban housing
F - Flats

4 - Set back

3 - Boundary typology

P1 - On-plot frontage
P2 - On-plot corner
P3 - On-plot between dwellings
P4 - Courtyard
P5 - Mews
P6 - Front access drive through

P7 - Rear parking courts
P8 - Forecourt
P9 - Detached car barns
P10 - On-street
P11 - Basement / 		
semi-basement

B1- No boundary
B2 - Urban style with railings
B3 - Railing on low wall
B4 - Railing & hedge
B5 - Low wall & ornamental
hedge

B6 - Hedge (ornamental/
native)
B7 - Planted Zone
B8 - Cleft fencing
B9 - Cleft fencing with
hedge

5 - Building height

Fig 63 : Residential Plot components
The set back of a dwelling relates to the distance in
metres from the back edge of pavement to the front
facade of the dwelling. This space can include a front
garden where suitable.

BUILDING FEATURES FOR RESIDENTIAL BUILT FORM

BUILDING MATERIALS - extract from example design code

extract from example design code

example palette

A series of rules prescribe the detailed design of key building
features such as:
1. Walls			
6. Bay windows
2. Rainwater goods
7. Windows
3. Chimneys and Vents
8. Roofs and eaves
4. Doors & entrances
9. Porches
5. Dormer windows
10. Balconies
Porches

Rainwater goods
The visual impact of any
rainwater goods must be
minimised so as not to detract
from the overall composition of
the elevation.

UNACCEPTABLE DESIGN DETAILS:
Rainwater downpipes dominating the composition of the elevation
due to ill consideration of dormer windows

Rainwater downpipes
diagonally crossing the
building elevation

2. roof materials

1. Wall materials
BRICK:

1.1 cambridge mix

1.2 Cotswold stone

1.5 white

1.6 ochre

2.1 dark red

SLATE:

2.2 cambridge mix

CLAY PANTILES:

1.3 buff

1.4 buff - multi

CLADDING:

3. Window colours

PLAIN CLAY TILE:

RENDER:

1.7 rose

1.8 oxblood red

WEATHERBOARD:

METAL:

Appropriately
sized inset
balconies are also
acceptable.

2.4 cambridge mix

2.5 dark red

2.3 grey

2.4 natural or
reconstituted

STANDING SEAM:

FLAT ROOF:

2.7 metal

2.8 single ply

4. Projecting, inset and juliet balcony materials
1.9 black timber

UNACCEPTABLE DESIGN DETAILS:
The positioning of downpipes on
gable ends connecting to gutters
on front elevation will not be
permitted

1.11 cladding:
any colour

TIMBER:

METAL:

GLASS:

4.3 powder coated /

4.4 laminated,
toughened

External load bearing structures for the
support of balconies of multi-storey
buildings.

Gable
End

Plan example of staggered frontage consisting of
detached and some semi-detached dwellings of
varying size, including on-plot garages

A series of materials principles and palettes prescribe which materials are appropriate for residential
character areas and how they will be applied.

Balcony design
will be integral to
the composition
of elevation

Cantilevered
balconies for
multi-storey
buildings are
acceptable.

The dwelling height is provided in storeys, ranging
from 2-3.

Front

4.1 white
1.13 Panelised cladding

1.10 stained,
natural colour

4.2 stained, natural

painted steel

3.1 natural

3.2 green - grey

3.3 dark grey

3.4 white
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R ESIDEN T I A L DENSI T Y - CIR ENCEST ER
Density influences the character of a place. There are a number of ways of
measuring residential density. We have used ‘dwellings per hectare’ which is
a measurement of the total number of dwellings divided by the total site
area. This takes no account of dwelling type or size.

5

8
2

The following studies illustrate a range of densities throughout Cirencester.
along with a short description of their character and house types e.g.
terraced, semi-detached, detached and apartments.

7
6

4

3
1

1. Alexander Drive

25 dwellings per hectare

A residential area located to the north east
and adjacent to the land south of Chesterton.
Comprised of semi-detached and detached
houses, a strong street frontage arrangement
with some side on at corners exists. Houses
enjoy a large set back from the street with
parking accommodated on-plot. Front gardens
are visible and open with minimal planting and
a good network of footpaths exists through the
area. A number of cul-de-sacs provide access
to houses off the main streets. Building heights
are two storeys throughout.

5. Kingshill North

39 dwellings per hectare

An on-going development to the north east of
Cirencester , a mix of detached, semi detached
and short terraced houses are being built.
Private garages with on-street parking and
drives are located throughout with two pockets
of open space, a swale and a play area provided
on-site.

2. Archery Road

27-29 dwellings per hectare

3. Mill Place

32 dwellings per hectare

Located in an area where significant expansion
of Cirencester occurred from the 1960’s, access
is off the A417. This study area is composed
of two storey semi-detached houses arranged
along streets and around pockets of open
spaces forming crescents. All dwellings enjoy a
good set back from the street with car parking
accommodated on plot and on street.

A recent development comprised of semidetached and short terraced houses, this
development is arranged around a central
open space. Parking is on-street with private
garages located at the rear of properties. This
development is a good example of backs facing
on a shared open space.

6. Kingshill Meadow 40 dwellings per hectare

8. Ashcroft Road

One of Cirencester’s more recent
developments, Kingshill South comprises a
mix of detached, semi-detached and terraced
houses with a mix of private garages, drives and
on-street parking. A network of green fingers
run east - west across the site.

Predominately a residential area dating from
the late nineteenth century incorporating a
mix of uses, including churches, local shops, a
surgery, nursery and pharmacy.

55 dwellings per hectare
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1

Alexander drive

2

Archery Road

3

Mill Place

4

Bowly Road

5

Kingshill North

6

Kingshill Meadow

7

Ashcroft Road

8

Dollar Street

4. Bowly Road

32-35 dwellings per hectare

This area of development forms part of a
significant expansion of Cirencester during the
1960’s onwards. Bowly Road consists of semidetached and short terraced two storey houses
formally lining the street with generous front
gardens. The corners are often chamfered
and the corner houses rotated by forty five
degrees. Both on-plot and on-street parking
arrangements exist here.

7. Dollar Street

62 dwellings per hectare

The Western Fringes can be characterised as a
mostly residential area within a medieval part
of the town. Some small shops, independent
businesses and commercial uses are
interspersed throughout.
A residential area arranged along narrow,
winding streets. No shared public realm but
internal courtyards and rear gardens are
present. Irregular plot configuration with a mix
of terraces and blocks.
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There are a range of proposed
residential densities across the site.
Areas of higher density are located at
the Neighbourhood Centre – giving it
a vitality and critical mass appropriate
to the supporting uses – and at the
principal western entrance from Tetbury
Road, a key gateway into the site. To
ensure an appropriate and diverse mix of
dwelling types for all needs, the proposal
also accommodates medium and lower
density areas. A broad range of housing
types will be delivered throughout the
site from 1-/2-bedroom apartments
through to larger 4-/5-bedroom homes.
The scale of the new neighbourhood
proposed at Land South of Chesterton
is such that the focal point is crucial
– a neighbourhood centre capable of
accommodating a range of activities
and uses at a natural meeting place, and
contrasting in character to the housing
areas that will form a large proportion of
the overall development.

Key

Mixed Use Areas
Neighbourhood Centre Average 55 dph

Western Entrance -

Residential Neighbourhoods (Average of 34 dwellings per hectare)
31 - 35 dph
20 - 30 dph
36 - 45 dph

Average 55 dph

Precedents
Bishops Walk, Ely

34 dph

Fairfield Park, Central Bedfordshire					

35 dph

Guildford Barracks, Queen Elizabeth Park			

Caterham Barracks, Caterham						

40 dph

The Russells, Broadway, Worcestershire				

42 dph

Watercolour, Redhill								 43 dph

The following four illustrations show
different ways in which ‘35 dwellings per
hectare’ can be achieved on the same site.
They show the impact of housing types
(houses, flats) on the layout of the plot
and therefore how dense it feels.

35 dwellings per hectare
Site Area 2 hectares

35 dwellings per hectare
Site Area 2 hectares

35 dwellings per hectare
Site Area 2 hectares

35 dwellings per hectare
Site Area 2 hectares

Total - 70 dwellings
40 terraced houses
30 semi-detached / detached

Total - 70 dwellings
18 apartments (3 storeys)
30 terraced houses
22 semi-detached / detached

Total - 70 dwellings
34 apartments (3 storeys)
36 terraced houses

Total - 70 dwellings
70 apartments (3 storeys)

38dph
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A RT IST S IMPR ESSIONS

(III) Sensitive site boundaries
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The artists’ impression shows how housing
could address one area of the proposed
public open space on the northern edge of
the masterplan, beyond which lie existing
properties along The Maples and College
View. A series of dwellings would benefit
from views onto the open space and
provide active frontage to, and natural
surveillance of this area. A public footpath
would be provided through the open space,
linking to the networks of routes through
the wider site.
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KEY PLAN
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The artist’s impression shows the
neighbourhood centre at the heart of the
development. The centre reinforces links into
Chesterton by providing a range of facilities
for the new and existing community such as
local shops, community uses and healthcare.
The view shows the 3 form entry primary
school fronting onto the central square
bringing life and activity into the space while
the local shops line the north western
sides of the square, creating vibrancy and
encouraging interaction.

KEY PLAN
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(I) Neighbourhood Centre

Th
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KEY PLAN
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(II) Village Green

The proposed neighbourhood will benefit
from immediate access to extensive areas
of newly accessible public open space, and
connection to a wide-ranging network of
public footpaths. The illustrative masterplan
shows how, in addition to this, pockets of
open space can be introduced within the
development layout, providing focus points
for activity and interaction. The artists
impression shows one such space where
dwellings front onto a ‘village green’ creating
a sense of enclosure.

(IV) Homezones

The masterplan indicates areas where streets
are formed by terraced and semi-detached
homes facing across a shared surface – a
defined space where pedestrians take
priority over vehicles, often described as a
‘homezone’. Such spaces can help foster the
establishment of community where residents
take a sense of ownership that extends
beyond the home and across the communal
space it faces. The artist’s impression shows
an example of one such space, looking in
this instance towards a retained existing
hedgerow and trees at its eastern end.

chester toncirencester.co.uk

NEXT STEPS

NOVEMBER 2015
The last 18 months of public and stakeholder consultation, all feedback received and
BDL responses will form part of a Statement of Community Involvement (SCI). This will
be submitted to CDC as part of the Outline Planning Application. The SCI will set out
how and when the community and stakeholders were involved in the preparation of
the application, summarising key themes and detailing our response to these comments.

This exhibition has been prepared to support the submission of
an Outline Planning Application, giving an opportunity to view the
material prior to submission to Cotswold District Council. The
Outline Planning Application will leave detailed masterplan and house
design matters for subsequent Reserved Matters applications, however
detailed highways and transport matters (on site and town-wide) will
be submitted as part of this application.

Below is shown an indicative timeline for the next steps of the planning application
and delivery process:

PROJECT TIMELINE

2014

COMMUNITY
PLANNING
WEEKEND AND
REPORT BACK

COMMUNITY
FORUM

LEARNING
JOURNEY

COMMUNITY
FORUM

MOVEMENT AND
TRANSPORT DAY

9TH - 14TH
MAY 2014

18TH JUNE
2014

15TH AUGUST
2014

22ND OCTOBER
2014

14TH NOVEMBER
2014

COMMUNITY
UPDATE
EXHIBITION

MASTERPLAN
FRAMEWORK
CONSULTATION

PRE-APPLICATION
EXHIBITION

OUTLINE
PLANNING
APPLICATION
SUBMISSION

13TH - 14TH
JULY 2015

5TH - 26ST
OCTOBER 2015

20TH - 21ST
NOVEMBER 2015

END
2015

2015

COUNCILLED PUBLIC
CONSULTATION
ON OUTLINE
PLANNING
APPLICATION

JAN / FEB 2016

DETERMINATION
OF OUTLINE
PLANNING
APPLICATION

2016

2016 ONWARDS
If you have any questions please ask a member of the
project team. Similarly if you would like to comment
in writing you can contact us via:
			

0800 319 6111

			info@chestertoncirencester.co.uk
			www.chestertoncirencester.co.uk

DESIGN
CODING

2016 - 2017

RESERVED
MATTERS
APPLICATIONS

2017
ONWARDS

POSSIBLE START
ON SITE

2018
ONWARDS

Thank you for your time and for your interest in this
project.

