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Preface

Detailed list of additions and amendments
In January 2016 an Outline Planning Application for Land South of
Chesterton was submitted to Cotswold District Council. The following is
a list of changes and additions made to the Design and Access Statement,
Illustrative Masterplan and Parameter Plans which respond to:
- Comments received from the Council,
- Comments received from the South West Design Review Panel
- Additional technical information relating to site constraints

Text, plan and corresponding tables updated to include revised play
requirements as per CDC’s revised requirements. Areas of open space
updated to reflect the revised masterplan 					
pg. 108-109

Healthy Placemaking plan updated to reflect the revised masterplan pg. 132

Two new pages added to illustrate appropriate provision of play areas within
the illustrative masterplan, as well as setting out design requirements according
to the Fields in Trust Standards 							
pg. 110-111

Chapter 8

All plans and corresponding text within this document have been updated,
as appropriate, to correspond with the revised Illustrative Masterplan. The
front cover of all document have been modified for ease to distinguish
between the two versions of the various documents.

Key frontages plan updated to reflect the revised masterplan 		

pg. 112

Density plan updated to reflect the revised masterplan 			

pg. 113

In addition a design response to the South West Design Review Panel’s
letter of recommendations supports the revised Outline Planning
Application material.

Chapter 2

Planning Guidance for Green Infrastructure - further guidance provided
by CDC regarding play provision across the site, text amended to include
reference to revised play requirements 							

Chapter 5

Plan updated to reflect the surveyed alignment of the National Grid high
pressure gas pipeline 											pg. 75
Plan updated to reflect the surveyed alignment of the National Grid high
pressure gas pipeline 											pg. 77

Chapter 7

Heights plan updated to reflect the revised masterplan and Building Heights
parameter plan 												 pg. 114
Surface Water Drainage plan updated to reflect the revised masterplan
															 pg. 115
Foul Water Drainage plan updated to reflect the revised masterplan
															 pg. 116

Two new pages have been added to explain the rationale of movement
through the Neighbourhood Square, in response to the SWDRP letter
														 pg. 166-167
Four new pages have been added to further illustrate the depth of open space
that is provided within the Land Use Parameter Plan, and illustrations of the
uses that could activate the spaces 							
pg. 170-173

Chapter 9

Plan and associated captions updated to reflect revised access drawing
														
pg. 179

Green Infrastructure plan updated to reflect the revised masterplan
															 pg. 120

Sections BB and CC swapped for consistency 					

pg. 183

Car Parking plan updated to reflect the revised masterplan 		

pg. 186

Chesterton Ride plan and text updated to reflect the revised masterplan and
describe the design aspiration for views towards the RAU			
pg. 121

Design concept diagrams amended to reflect the surveyed gas pipeline
alignment 												pg. 100-103

Spratsgate Woods plan updated to reflect the revised masterplan

Total open space and developable area figures updated to reflect surveyed
gas alignment 												pg. 104

Secondary Green Corridors plan updated to reflect the revised masterplan 		
															 pg. 124

Illustrative masterplan revised to reflect comments received from CDC
post OPA submission, SWDRP response letter and the surveyed gas
pipeline alignment (as described on page X-X) 					
pg. 105

Trees, Woodland and Hedgerows plan updated to reflect the revised
masterplan 													 pg. 127

pg. 123

Allotments, Orchards and Grasslands plan updated to reflect the revised
masterplan 													 pg. 128
Plan and corresponding text updated to reflect the revised illustrative
masterplan and additional play provision 						
pg. 129

IV

Two new pages have been added of four illustrative cross sections through
Chesterton Farm and the surrounding land uses in response to CDC’s
comments following the OPA submission 					
pg. 164-165

Pedestrian and cycle connections updated to reflect the revised illustrative
masterplan 													 pg. 181

Chesterton Farm Meadow plan updated to reflect the revised masterplan
															 pg. 122

pg. 106

pg. 135

Response to Existing Constraints plan updated to reflect the surveyed gas
pipeline alignment and the revised masterplan 					
pg. 117

Chapter renamed Illustrative Masterplan

Land use plan updated to reflect the revised masterplan 			

Sustainable design plan updated to reflect the revised masterplan
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Land Use Parameter Plan amended to reflect surveyed gas pipeline alignment,
and comments from CDC following the OPA submission including the
inclusion of indicative locations for incidental open space 			
pg. 192
Building Heights Parameter Plan amended to reflect surveyed gas pipeline
alignment, and comments from CDC following the OPA submission, including:
reducing the maximum height permitted within the two higher categories for
residential development (by 1.5m), as well as a proportion of the employment
in the north east (maximum height has been reduced by 2m). In addition the
location of the taller buildings have been redistributed next to and north east
of the Chesterton Farm complex 								 pg. 193
Green Infrastructure Parameter Plan amended to reflect the surveyed gas
pipeline alignment, and comments from CDC following the OPA submission,
including: indicative locations for LLAP’s show and increased provision of
LEAP’s indicated 												 pg. 194
Phasing plan updated to reflect the revised masterplan 			

pg. 196

Preface

Amendments to the Illustrative Masterplan
Following the public consultation of the OPA for Land South of Chesterton
CDC have provided further guidance and comments in response to the
application. In addition a Design Review was held in September 2016 with
the South West Design Review Panel, various recommendations were
provided by the panel in response to the application. This section covers
the design comments and technical updates received on the illustrative
masterplan and the subsequent changes resulting from these:
1 Modification to southern arm of Tetbury Road North-west access
2 Reconfiguration of the masterplan to reflect the comments received
from the HSE in relation to the safety zones surrounding the gas
pipeline
1

3 Redistribution of apartment blocks to reflect the amended Building
Heights Parameter Plan extents
8

4 Repositioning the layout to ensure a clear, legible pedestrian route from
Cranhams Lane into the new residential development

3
2

4

5 Retention of the existing hedgerow along Somerford Road where
possible

7

8

6

5

6 Amendment to employment footprint shown to reflect the amended
Building Heights Parameter Plan
7 Introduction of a larger area of incidental green space

8

8

8
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8 Provision of additional areas of play including an additional 3 x LEAPs, 5
x LLAPs and 16 x LAPs. The NEAP has been moved eastwards so that
it is closer to the sports provision and the community uses

V

Chapter 1 Background
This opening chapter introduces Land South of Chesterton and
explains the role of a Design and Access Statement (DAS) as part of
an Outline Planning Application.
The chapter gives an overview of the DAS structure, briefly
describing the content of each chapter, before setting out Bathurst
Development Limited’s vision for Land South of Chesterton as an
integrated and sustainable new neighbourhood.
The DAS is, in itself, a summary document of all the technical
documents, including the Environmental Statement and Planning
Statement, which are submitted as separate supporting documents
as part of the Outline Planning Application for Land South of
Chesterton. These documents should be referred to for further
detail.

Site Boundary

0				

VIII
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1. Background

1.1 The Development Proposal
Land South of Chesterton, Cirencester, extends to 120.4 hectares (297.5
acres) and is located to the south of Cirencester. For the purpose of this
document Land South of Chesterton is referred to hereon as ‘the site’.
Bathurst Development Limited is committed to providing a high quality
residential-led mixed use development that meets the needs of the
local community, Cirencester and the wider District. The development
proposed comprises a mix of uses, which include:
•
•
•
•
•
•
•
•

Up to 2,350 residential dwellings (C3), including affordable housing*,
up to 100 units of student accommodation (C3) and 60 homes for the
elderly (C3);
Up to 9.1 hectares of land allocated for employment (B1, B2 and B8);
A 3-Form Entry primary school;
A new neighbourhood centre including A1, A2, A3, A4, A5 as well as
community facilities (including a healthcare facility (D1);
Approximately 40 hectares of publicly accessible open space and
landscape;
Playing fields;
Pedestrian and cycle links to include access points onto Tetbury Road,
Somerford Road and Cranhams Lane; and
Landscaping and associated supporting infrastructure to include
vehicular access points from Tetbury Road (A429), Spratsgate Lane
and Wilkinson Road.

The proposed scheme has been developed in discussion with Cotswold
District Council, local stakeholders and the local community over the past
two years.

* Due to recent national affordable housing policy changes, the percentage
and mix of affordable tenures provided on Land South of Chesterton will
be established during the planning application process, and will be subject
to viability.

Land South of Chesterton, Cirencester - Design & Access Statement
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1. Background

1.2 Purpose of the Document
Outline Planning Applications

The Town and Country Planning (Development Management Procedure)
(England) Order 2015 (DMPO) provides for procedures connected with
planning applications in England.
The DMPO sets out the requirements for applications which seek
permission of a proposed development in principle (“Outline
Applications”) and allows for specific details of the application to be
reserved for subsequent approval by the local planning authority at a later
stage (“Reserved Matters”).
Clause 5 in the DMPO 2015 states that where an application is made to
the local planning authority for Outline Planning Permission, the authority
may grant permission subject to a condition specifying reserved matters for
the authority’s subsequent approval.

Design and Access Statements

This Design and Access Statement (DAS) forms an important part of the
information that has been submitted in support of the Outline Planning
Application (OPA) for Land South of Chesterton, the site. The purpose of
the statement is to provide stakeholders with the information they need to
consider the proposed development and to demonstrate that an inclusive
and integrated approach to masterplanning has been adopted. The DAS is
a summary document of all the technical reports prepared and submitted
for this OPA. These supporting documents should be referred to for
further details on the proposals submitted for the site, including transport
and infrastructure, landscape, heritage and ecology, amongst others.

•
•

access in relevant local development documents have been taken into
account;
state what, if any, consultation has been undertaken on issues relating
to access to the development and what account has been taken of the
outcome of any such consultation*; and
explain how any specific issues which might affect access to the
development have been addressed.

* The Outline Planning Application is accompanied by a full Statement of
Community Involvement.
This DAS accompanies the planning application for the site. It sets out the
design process which has emerged through a collaborative engagement
process carried out between Bathurst Development Limited (BDL) and
its project team, Cotswold District Council (CDC) and the community of
Cirencester. The DAS is structured as follows:

Chapter 1 - Background

Provides details on the development proposal and Bathurst Development
Limited’s vision for the site.

Chapter 2 - Planning Context

Provides an overview of the planning context, the CDC emerging Local
Plan and CDC objectives for the site.

Chapter 3 - Understanding the Local Context

Provides an overview of the regional and local context of the site and the
strategic green infrastructure and local connections to the site.

Chapter 4 - Understanding Cirencester

Provides an overview of the settlement evolution of the town and existing
amenities and facilities. Analysis of the town’s conservation areas, its
character areas and residential neighbourhood studies are provided.

Chapter 5 - Understanding the Site

Provides analysis of the site - landscape, heritage, ecology, transport and
services are considered and a summary of constraints and opportunities is
presented.

Chapter 6 - Design Process and Masterplan Framework

Provides a summary of community engagement and stakeholder
involvement and the design process that resulted from engagement. The
design concept and masterplan framework for the site is presented.

This application is submitted in outline with all matters reserved except for
access. It seeks detailed approval for access from Tetbury Road, Somerford
Road, Wilkinson Road and Spratsgate Lane.

Chapter 7 - Proposed Masterplan

The Illustrative Masterplan is presented and analysed across a number
of headings including land use, building heights, frontages and green
infrastructure.

The application does not seek approval at this stage for the detailed design
or external appearance of any proposed building. This statement sets
out the context within which design details will come forward as part of
Reserved Matters Applications to the local planning authority.

Chapter 8 - Placemaking

Provides an overview of character areas within the Illustrative Masterplan.
A series of spaces and places are presented - to give an understanding of
the spatial relationship between proposed built and natural spaces.

The DAS is required to:
• explain the design principles and concepts that have been applied to
the development;
• demonstrate the steps taken to appraise the context of the
development and how the design of the development takes that
context into account;
• explain the policy adopted as to access, and how policies relating to

Chapter 9 - Access and Movement

Provides an explanation of access and movement to and within the site. A
summary of pedestrian, cycle and public transport proposals is provided.

Chapter 10 - Implementation and Summary

This chapter includes the Parameter Plans and phasing information.
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1. Background

1.3 A Vision for Land South of Chesterton
“Our vision is for the sensitive
expansion of Cirencester through
a complementary, integrated and
sustainable new neighbourhood
that offers housing and jobs to
suit the needs of a wide range of
people - in a place that they want
to live as part of a vibrant, historic
market town.”

A PLACE TO LIVE, WORK, LEARN AND ENJOY
The proposal for the site is to include a mixed use development comprising
up to 2,350 new homes, including student accommodation and housing for
the elderly, a new primary school and land allocated for employment uses
for the creation of significant numbers of jobs. A neighbourhood centre at
the heart of the development will meet the day-to-day needs of people
living and working there, incorporating refurbished / converted listed
buildings at Chesterton Farm. It is envisaged that at least 40 hectares of
land will become publicly accessible open space and landscape.

Bathurst Development Limited (BDL)
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1. Background

1.3 A Vision for Land South of Chesterton
TO THE BENEFIT OF CIRENCESTER

WITHIN EASY REACH

QUALITY AND LEGACY

The most sustainable locations for housing development in the Cotswold
District are those that can readily access existing services and facilities,
community infrastructure and employment opportunities in existing towns:
Cirencester offers more of these than any other location in the District.
The site is uniquely positioned to benefit from, support, and help to sustain
what the town already has to offer. Residents will readily be able to use
existing facilities at Cirencester; to work for existing employers in the
town, use local shops and support local businesses and facilities. Meanwhile
new facilities within the development will complement those that exist
in neighbouring areas, to the advantage of new residents and the wider
community.

Cirencester will continue to be a magnet to new and existing residents
of the District: by providing new homes as part of the town rather than
remote from it, reliance on the car to get to its schools, shops, health
facilities, public spaces and leisure opportunities is significantly reduced. The
development will improve options for sustainable modes of transport into
the town - walking, cycling and public transport - whilst delivering new and
improved infrastructure to the direct benefit of local residents.

As part of the vision for the site BDL will be seeking to ensure uniformly
high quality in design and environmental standards, establishing a legacy
for future generations to enjoy and be proud of. BDL are exploring how
to prepare and implement a rigorous Design Code that will ensure the
embedding of this level of quality throughout the development.

A range of services and facilities are to be provided within walking distance
of the proposed residential areas so people do not have to travel far or by
car to get to them. The new neighbourhood will therefore provide places
for a wide range of people to live, work, play and exercise, go to school,
grow food, shop for their daily needs and meet other people.

Land South of Chesterton, Cirencester - Design & Access Statement
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Chapter 2 Planning Context
This chapter provides a summary of the planning context relating
to the site. A Planning Statement and Environmental Statement,
submitted as part of the application, provide further detailed
information regarding the planning context for Land South of
Chesterton.
This chapter explains how the site has been identified by Cotswold
District Council (CDC) as a Strategic Allocation Site as part of their
emerging Local Plan. It summarises CDC’s objectives for the site as
a location for new housing, new employment, a new school, other
supporting community infrastructure, and public open space. Policy
SP6 gives further detail of what the development will be expected
to deliver – both on the site itself and through wider measures
to the benefit of Cirencester. The emerging Local Plan goes on to
articulate a Vision for the Strategic Site and this is repeated as part
of this chapter.
In their preparation of the emerging Local Plan, CDC have set out
policy objectives specific to Green Infrastructure – generally, and
specific to the site. These are summarised as part of this chapter,
which then makes specific reference to the Cotswold Design
Code. Proposals for the site will be expected to accord with this
Code, representing a design quality that respects the character and
distinctive appearance of the Cotswolds as a locality.
The Planning Context chapter concludes by describing the process
within which the Outline Planning Application, and therefore this
Design and Access Statement, sits.

Land South of Chesterton, Cirencester - Design & Access Statement
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LOCAL PLAN REG. 18 CONSULTATION: DEVELOPMENT STRATEGY AND SITE ALLOCATIONS

2. Planning Context

2.1 Planning Policy and Guidance
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In January 2015, the site was identified as a Strategic Allocation Site in
the CDC Local Plan Regulations 18 Consultation: Development Strategy
and Site Allocations document. This was a further sign of approval from
the Council and demonstrated its support and belief that the site was a
suitable and ideal location for strategic development at Cirencester.
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30% of jobs and is ranked in the top 200 retail centres of the UK. The
town’s position as a dominant centre, amongst other factors, means it is a
suitable and ideal location for strategic development.
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2. Planning Context

2.1 Planning Policy and Guidance
In support of CDC’s belief that the site was the best location for strategic
development at Cirencester, the Council set out an overall vision. This vision,
in conjunction with the emerging Local Plan confirms that:

•

“Cirencester will continue to be the main focus for additional housing and
employment growth, while its function as the dominant business location, service
and cultural centre for much of the District will have been enhanced.” (Source:
Page 17 CDC Local Plan Reg 18 Jan 2015)

Character, Form and Attractiveness: reflect the best traditions of
historic built form in the Cotswolds and achieve local distinctiveness
through reinterpretation of local building traditions and use of local
materials to create a contemporary and sustainable urban extension.

•

Continuity and Enclosure: create a coherent and permeable built

“An overall total of up to 3,387 dwellings is proposed for Cirencester over the
period April 2011 to March 2031, including housing built to date and outstanding
permissions. Of these, up to 2,350 dwellings will be provided on land to the south
of Chesterton phased over the period to 2031, together with 9.1 hectares of
employment, and appropriate community infrastructure to support the new 		
development”. (Source: Page 36 CDC Local Plan Reg 18 Jan 2015)
The Local Plan Consultation Paper provides a set of development objectives
tailored specifically to the site with the intention that they provide a basis for
more detailed design and masterplanning work which will ultimately deliver
the vision. These objectives are summarised on the right.

•

environment where public and private spaces are clearly distinguished.

Mixed Uses and Tenures: a mix of uses including residential,
employment and commercial uses. Employment provisions on site
should provide a positive contribution to Cirencester’s economy.
A mix of dwelling types and tenures, including affordable housing, will
be provided. This, along with employment and commercial uses, will
assist in making the development economically and socially successful.

•

Lively Streets and Spaces: streets and junctions will be designed

as public spaces, rather than merely as functional routes for vehicular
traffic. They will be enclosed and overlooked by built form to provide
a feeling of security for all users.
Opportunities to integrate existing landscape features through
informal open space and structured landscaping will be utilised. High
quality playing fields and supporting infrastructure will be provided
to serve the needs of residents. Heritage assets should be carefully
integrated in ways that preserve and enhance their setting.

•

Functionality, Adaptability and Resilience: variety and

•

Ease of Movement: Clear hierarchies of streets, nodes and built

adaptability should be designed at every scale. Green Infrastructure
should also be designed for a variety of uses and activities. Buildings
should be robust and give consideration to characteristics such
as height, depth and access, all of which influence how adaptable
buildings are to new uses.

form to ensure a place that is easier to understand. Transport
management will be integral to the urban form of this development.
The scheme should be designed to encourage lower vehicular speeds
as well as encouraging pedestrian and cycle routes which complement
the street network and create a permeable grid of movement within
the development as well as maintaining connections to the wider area.
Public transport, primarily new bus services, should be integrated
into the development to connect key locations within the site and
destinations beyond.

Land South of Chesterton, Cirencester - Design & Access Statement
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2. Planning Context

2.1 Planning Policy and Guidance
The Local Plan Consultation Paper outlines specifically through Policy SP6 the Council’s objectives for mixed use development on the site, as set out below.
1.

A sustainable and high quality mixed-use development is proposed on
approximately 120 hectares of Land South of Chesterton, between the
A429 (Tetbury Road) and Wilkinson Road/Spratsgate Lane;

2.

The development will include the following:
a)

Phased delivery of up to 2,350 dwellings (including up to 50%
affordable housing) in a mix of sizes, types and tenure to meet local
needs;

b)

Phased delivery of approximately 9.1 hectares to meet future
employment needs which are appropriate for their location and
would not cause unacceptable environmental problems;

c)

e)

f)

10

A comprehensive package of transport measures to mitigate the
impact of the proposed development on the existing road network
and to ensure that the site is well connected to the town and
surrounding areas, maximising the opportunities for sustainable
travel with the early provision of key transport infrastructure
requirements;
The site will adhere to national best practice guidelines for the
provision of public open spaces, both informal and formal, equipped
and non-equipped play areas and opportunities for residents to
grow their own food as well as the creation of new habitats to
be distributed within the site. Measures to secure the long term
maintenance and upkeep of these areas will be taken.

The retention, where practicable, of important and protected
trees, groups of trees and hedgerows and the establishment of
new structure landscape planting as part of a network of Green
Infrastructure;

h)

Supporting infrastructure and facilities to support the development
including the early provision of drainage infrastructure and the
provision of a site-wide Sustainable Urban Drainage System (SuDS);

i)

Approximately 1.5 hectares reserved for an extension to the
existing cemetery;

3.

The development will be masterplanned and implemented on a
comprehensive basis. The first stage in the masterplanning process
will involve the production of a Masterplan Framework for the whole
site by the landowner. CDC will then decide whether that Masterplan
Framework has been produced with an appropriate level of community
participation, as described in the Council’s Statement of Community
Involvement.

4.

The development will be designed and phased to ensure maximum
practicable integration between the different uses within and beyond
the site, and to ensure that all necessary supporting infrastructure and
community facilities are delivered in sync with housing and employment
development.

5.

Proposals for development at the Land South of Chesterton will also
be expected to meet the requirements of other relevant policies in the
Local Plan.

A neighbourhood centre to meet the day-to-day needs of people
living and working within the site, with an appropriate scale of A1
retail to protect the vitality and viability of the existing town centre;

d) The provision of, or contributions towards, education, community
services and social infrastructure required to meet the needs of the
development;

g)

Land South of Chesterton, Cirencester - Design & Access Statement

2. Planning Context

2.1 Planning Policy and Guidance
SETTLEMENT STRATEGY 2 - STRATEGIC SITE VISION
The Local Plan Consultation Paper outlines the vision for the site. The plan below
illustrates the location of Strategic Site and the columns on the right detail the
Strategic Site Vision, as prescribed by the Council.

“1. Development of the land south-west of Chesterton and
adjacent to the Royal Agricultural University presents an
opportunity to create a new and attractive south-western edge to
Cirencester. This vision statement describes the ultimate ambition
for the place.
The development will sit comfortably within the gently undulating
landform, successfully incorporating significant trees and
hedgerows within green corridors. A range of public open spaces
will also help to green the place. In its town planning, the
development will reflect the built environment of Cirencester. All
buildings will exhibit high architectural quality, making optimum
use of modern systems internally. The external appearance will
avoid pastiche whilst preserving contact with the best local building
traditions, not least in the use of high quality materials. The built
environment will strike a successful balance between variety and
harmony. As in the best historic townscapes the scale, massing and
detailing of particular buildings will respond to the character and
role of the street they address. Within the layout, focal points and
landmarks will be highlighted with distinctive buildings and spaces.
A carefully planned network of Green Infrastructure will serve
as a foil to the built environment, helping to create and define
smaller, recognisable neighbourhoods within the development. As a
consequence, the layout will be easy to understand and navigate.
Integration with existing streets and paths in the vicinity, which
will be enhanced where necessary, will ensure this new part of
Cirencester is well connected to Chesterton, the rest of the town,
and the countryside beyond.

Strategic Site Location

2. The mix of homes and tenure types will reflect the needs and
ambition of the local community. Residents will have convenient
access to community facilities such as schools, shops, health care
and play areas. Sufficient employment land and buildings will be
provided to ensure a wide range of job opportunities, and these
will be closely integrated with residential uses where practicable.
All properties will have convenient access to public transport and
to a finely branched network of safe and direct walking and cycling
routes, linking people to schools, work places and services, both
within the development and beyond. Ready access to high speed
broadband will enable home working and help reduce the number
of journeys by private car. Public spaces will be well designed, with
suitable management and maintenance arrangements in place to
ensure their continued upkeep. All public spaces and routes will be
overlooked to ensure they feel safe.
3. This new part of Cirencester will have a range of site-wide
features to reduce its environmental impact including low carbon
energy generation, SuDS, and convenient access to recycling
facilities. Homes will provide ample space for living and storage.
Allotments and gardens will provide opportunities for residents to
grow their own food.
The development will promote innovation in residential,
commercial and infrastructure design with a view to achieving
more sustainable ways of living and a place that is future-proof.
Essential infrastructure and services will be fully integrated in the
design of the place from the outset and delivered in phase with
the building work”.

Extract from: Local Plan Reg.18 Consultation: Development Strategy and
Site Allocations Cotswold District Council January 2015
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2. Planning Context

2.2 Planning Guidance for Green Infrastructure
A summary of Cotswold District Council’s (CDC) policies regarding Green
Infrastructure (GI) is provided below. Refer to the Green Infrastructure
Strategy that accompanies this application for further detail.
As part of the emerging Local Plan CDC published the ‘Preferred
Development Strategy’, for consultation, in April 2013. This Paper is mainly
concerned with the distribution of housing across the District, however,
it reiterated the Council’s commitment to GI across a range of policy
objectives, including with regard to provision at the site:
•

•

The site lies in close proximity to the Cotswolds Area of Outstanding
Natural Beauty and development proposals will therefore require careful
consideration of landscape and visual effects. However, the site does not lie
within close proximity to any nationally or locally designated ecological sites,
Nature Improvement Areas, or recognised zones or corridors which might
affect these designated areas. Features of ecological, landscape and heritage
value have been carefully considered in the formulation of the Illustrative
Masterplan for the site, as reflected in chapter 7 of this document.

A network of green infrastructure (including public open space, 		
informal open space and structure landscaping) providing
convenient access to a range of recreation and play facilities and
enhancing biodiversity;
A comprehensive network of safe and convenient footpaths and
cycleways (including necessary improvements to existing routes) 		
linking different uses within and beyond the site;

In the CDC ‘Development Strategy and Site Allocations’ consultation
document (January 2015), policy concerning the ‘Natural and Historic
Environments’ identifies that “future housing, employment and other
development will need to be suitably designed and located to minimise
visual and other impacts on the sensitive Cotswold landscape and built
heritage”. The aspiration is coined in draft ‘Strategic Policy’ 4, which states
that new development should:
a)

Ensure the protection and enhancement of existing environmental
and heritage assets (both designated and non-designated) and their
settings;

b)

Contribute to the delivery and enhancement of new and existing
green infrastructure;

c)

Address the challenge of climate change and habitat loss and
fragmentation by creating new habitats and better management of
existing habitats, paying particular attention to Gloucestershire Nature
Map and Nature Improvement Areas (or similar designations);

d) Seek to improve air, soil and water quality where appropriate;
e)
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Ensure high quality design that complements the character of the area.

Land South of Chesterton, Cirencester - Design & Access Statement

2. Planning Context

2.2 Planning Guidance for Green Infrastructure
In addition to the emerging planning policy, the following documents
identify appropriate standards, guidance and best practice at the local level:
•
•
•
•
•

Cirencester Roman Amphitheatre Ten Year Masterplan 2015-2025
‘Putting the Amphitheatre back at the heart of Cirencester’ (version 6
(21st May 2014) and version 7 (Draft, 17th June 2014)
Open Space, Sport and Recreation Study (2011) Cotswold District
Council
Manual for Gloucestershire Streets (2013) Gloucestershire County
Council
Cirencester Sports and Recreation Needs Analysis (2015) Cotswold
District Council
Cirencester Town Council Planning Policy (consultation draft),
Cirencester Town Council (November 2015).

The 2015 Cirencester Sports and Recreation Needs Analysis Study is
identified as a ‘prelude’ to a revised needs study for the entire District
and has been produced specifically to address the question of sports and
play provision on the site. The document provides an audit of existing and
future need within Cirencester with reference to appropriate standards to
be applied in the consideration of the requirements for new development.
It should be noted that this document is currently being updated by
Cotswold District Council and that the requirements for the site have been
significantly modified in accordance with a review of local need.
The above documents have been considered as part of this Outline
Planning Application.
Following the submission of the Outline Planning Application in January
2016, CDC has reviewed the appropriate play provision for Land South
of Chesterton. Accordingly the requirements have changed compared to
those set out within the 2015 Cirencester Sports and Recreation Needs
Analysis Study. Please see page 111 for an indication of the level of play
illustrated within the illustrative masterplan.
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2. Planning Context

2.3 Cotswold Design Code
The Cotswold Design Code was originally produced in 2000 by Cotswold
District Council (CDC). In line with the emerging CDC Local Plan,
the Design Code has been updated to encompass a wider range of
development and design issues.
The emerging Design Code, at the time of this Design and Access
Statement being written, was set out in the Local Plan Regulation 18:
Planning Policies Document, November 2015. Policy D1 (Design) of the
Local Plan Reg. 18 November 2015 document states that:

Architectural Style - The Cotswold Vernacular
•

•

Architectural Style - Contemporary
•

“Development will be permitted which accords with the Cotswold Design Code.
Proposals should be of design quality that respects the character and distinctive
appearance of the locality.”
The emerging Design Code is an important tool in ensuring that new
developments enhance the District. It is intended to cover all aspects of
design, including architecture, landscape, ecology and sustainable design
within a Cotswold context and will be a material consideration in planning
decisions. The emerging Code states that new development should adopt
a traditional or contemporary approach depending on the type of the
proposed development, the respective site itself and its setting. Through a
series of headings, the Code sets out how a proposed development should
respond to its context. A brief summary of these is as follows:

Landscape, Settlement and Streets
•

•

With any new development close attention should be made to the
site and its setting. Attention to the overall principle, density and grain,
to scale, form, roofscapes, elevations and buildings features and their
setting within the landscape should be considered.
It is important to ensure that development respects its local character
and develops a sense of place in its own right. This is particularly
important for larger schemes, where individuality in design across the
development will help the site to form its own identity and character,
whilst still respecting the wider context.

New vernacular proposals should carry key qualities and the essence
of the Cotswold style, whilst offering variety and areas of differing
character.
New proposals should also utilise new technologies and best practice
to address the environmental, economic and social concerns of today.

•

Original and innovative proposals should reinforce a sense of place
and help raise the standard of design generally. A contemporary
design should make strong local references and respect elements
of the Cotswold vernacular, in order to maintain the architectural
distinctiveness of the area.
The massing of contemporary buildings should often be broken up
especially in historic settings, to avoid overly horizontal proportions and
a monolithic appearance. The scale and modulation of contemporary
buildings should respond to their context.

Materials and Craftsmanship
•

•

A range of materials are referenced in the Design Code as typical
to particular areas across the District. From stonework and walling
materials, stone slates, windows and doors, finishes, boundary
treatments and surfacing - all are applicable to buildings and landscaping
in new developments.
High levels of craftsmanship will be required to ensure both modern
and traditional materials are used appropriately.

Scale and Proportion
•
•
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New buildings should be well proportioned, relate to human scale, and
to their landscape or townscape context.
New buildings, other than those in some town centre contexts, should
be modest in height, particularly when forming a transition from
countryside to settlement.
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2.3 Cotswold Design Code
•

•

New dwellings can be designed to ensure occupiers can remain in their
own homes as long as possible, perhaps by following Lifetime Homes
principles amongst other measures.
The design of the public realm, including open spaces and highways is
also crucial. Getting out and about is of vital importance if older people
are to remain healthy and active members of the community.

Effective Green Infrastructure and High Quality Landscape
•

High quality, well-integrated and carefully designed green infrastructure
and landscape provision is crucial to the long-term success of
developments, ensuring that the maximum multi-functional benefits are
achieved for those that live in, work and visit new developments and
the surrounding areas. The spaces in-between new buildings, and the
connections between a new development and the existing townscape
or landscape, are equally important to the design of the structures
themselves. The detail of the GI and landscape provided on a
development site will be related to various factors including the nature
of the site itself, and the type, size and impact of the development.

The emerging Design Code acknowledges that in some cases site
specific design codes may be required for larger developments. Bathurst
Development Limited (BDL), with the intention to act as Master
Developer, intends to produce a Design Code for the site.

Sustainable Design
•

•

•

Sustainable design needs to be responsive to the character of the area
and the sensitivities of the site. A careful and sympathetic approach is
required when dealing with listed buildings or other sensitive historic or
landscape settings.
There is greater awareness of the need to ensure that developments
are sustainable in their design and construction. This can be addressed
through a variety of means, from renewable energy technologies to the
use of local and recycled materials.
Sustainable design needs to be considered at the onset of site planning
to ensure that it can be achieved, for example the use of Sustainable
Drainage Systems.

Inclusive Design
•

An inclusive design approach will help a range of users within the
community, including older people, those with physical impairments
and medical conditions, and families.
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The Outline Planning Application for the site seeks to establish
fundamental principles for the type and amount of development proposed.
A series of ‘Parameter Plans’ (pages 182-184) set out a framework for the
scheme, proposing land uses, open space, building heights and primary
routes. The Illustrative Masterplan submitted as part of this Outline
Planning Application (Page 105) is just one interpretation of the Parameter
Plans and buildings, streets and spaces will not be designed in detail at this
stage.
Detailed designs for individual phases of housing, employment uses, mixeduse and community buildings, green infrastructure and road infrastructure
will be submitted following grant of Outline Planning Permission. It is BDL’s
intention that these detailed proposals (Reserved Matters Applications)
will comply with a Design Code covering the full site. Whilst the scope and
status of this code is currently being considered by BDL, it will essentially
set out illustrated design rules, with the objective of ensuring quality at a
level consistent with BDL’s vision of a legacy at Land South of Chesterton.
A description of what the Design Code for Land South of Chesterton
could cover is provided on pages 187-189 of this document.
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2. Planning Context

2.4 Planning Application Process
1. VISION

2. EMERGING MASTERPLAN

3. MASTERPLAN FRAMEWORK
CONSULTATION

4. APPLICATION FOR FORMAL APPROVAL

Technical
Studies

Masterplan
Framework
Document
&
Consultation

Community
Planning
Weekend

Outline
Planning
Application

Ongoing
Community
and Stakeholder
Engagement

M AY 2 01 4
A vision for Land South of Chesterton was developed through a
Community Planning Weekend - a participatory process involving
Bathurst Development Limited (BDL), their team, stakeholders
and the local community. The main two day event took place in
May 2014, and was followed by a Report Back four days later at
which an Illustrative Masterplan for the site was first presented to
the community. This masterplan served as the basis for subsequent
design development and testing through 2014 and into 2015.

2 01 4-2 015
Following the Community Planning Weekend the BDL team
continued to develop masterplan proposals for the site. This
development was informed by a series of technical studies which
analysed the constraints presented by the site, appropriate mixes of
housing / community facilities / employment types, the likely traffic
impact of the development (and appropriate mitigation measures),
on-site provision of new landscape / public open space and sports
/ education facilities, and potential responses to the site’s heritage
assets.
This process included regular dialogue with stakeholders including
pre-application meetings with Cotswold District Council (CDC)
and Gloucestershire County Council. It was also influenced by a
series of community engagement events, a summary of which is
presented in Chapter 6 of this document. A Statement of Community
Involvement, submitted as part of this application, sets out in full the
community and stakeholder engagement which has been held to date
as part of the emerging masterplan.

AU T UM N 2 015
In line with CDC’s emerging Local Plan, a Masterplan Framework
(MPF) document was prepared for Land South of Chesterton. The
purpose of the MPF was to provide a framework for the further
development of the site, in line with Council aspirations and its
overall vision, as discussed on page 11 of this document.
The MPF document provided a summary of technical analyses carried
out over the past two years - covering areas such as archaeology,
heritage, ecology, topography, trees and hedgerows, utilities and
surface water drainage. The technical analyses drew together the
identified constraints and opportunities which in turn informed the
design principles and the framework for the site. The MPF underwent
a process of community and stakeholder engagement from April 2014
which has been an integral part of the development of the design
principles and emerging framework for the site.
From October 5th-26th 2015, a three week consultation period was
open to the public for the Consultation Draft MPF. All comments
received were incorporated as appropriate and the Final MPF was
submitted to CDC in November 2015.
The final MPF will be used by CDC to assess all future applications for
the site, including this Outline Planning Application.

16

Land South of Chesterton, Cirencester - Design & Access Statement

S TA RT 2 016
An application for Outline Planning Permission allows for a decision
on the general principles of how a site can be developed.
If Outline Planning Permission is granted it will be subject to
conditions requiring the subsequent approval of one or more
‘Reserved Matters’ applications. An application of this scale would be
determined by Planning Committee, following a recommendation by
a planning officer.
Various documents have been submitted as part of this Outline
Planning Application, some of which are for approval, such as access
drawings, Parameter Plans and the Environmental Statement*. Some
documents are submitted as supporting information, such as: the
Planning Statement, Illustrative Masterplan, Transport Assessment &
Travel Plan, and Flood Risk Assessment.
* The Environmental Statement (ES) is a process of evaluating the likely
environmental impacts of a proposed project or development, taking
into account inter-related socio-economic, cultural and human-health
impacts, both beneficial and adverse. The aim of an ES is to protect the
environment by ensuring that a local planning authority, when deciding
whether to grant planning permission for a project which is likely to have
significant effects on the environment, does so in the full knowledge of
the likely significant effects, and takes this into account in the decision
making process.

2. Planning Context

2.4 Planning Application Process
6. DESIGN CODING

7. RESERVED MATTERS APPLICATIONS

Infrastructure
Reserved
Matters
Applications

Design
Code

Section 106
Agreement

Phase 1
Reserved
Matters
Application

Regulatory
Plan
Discharge of
Planning
Conditions

Future Phases
Reserved
Matters
Applications

Phasing &
Infrastructure
Plan

2 016 - 2 01 7
This Outline Planning Application for the site seeks to establish
fundamental principles for the type and amount of development
proposed. While a series of ‘Parameter Plans’ set out the framework
for the scheme, proposing land uses, open space, building heights and
primary and secondary access based on the Illustrative Masterplan:
buildings, streets and spaces have not been designed in detail at this
stage.
Due to the type and size of the application the Planning Committee
will make the final decision as to whether to approve or refuse this
Outline Planning Application.
A designated planning officer (who has been involved in the preapplication discussions with the client team for the site preceding
submission of this Outline Planning Application), will provide a
‘Planning Officer’s recommendation’ to the Planning Committee to
approve or refuse the planning application.
If the Outline Planning Application for the development is approved,
a Section 106 agreement will be entered into. This is a legal
document which binds landowners, developers and the Council to
the requirements within it. A Section 106 would normally set out the
amount of affordable housing, when this should be delivered and how
it will be allocated once it is built. Additionally this agreement will also
set out how and when supporting infrastructure and facilities will be
provided.

8. CONSTRUCTION & DELIVERY

A PPROVA L S

5. APPROVAL AND LEGAL OBLIGATIONS

2 01 7

2 01 7 ON WA R DS

Detailed designs for individual phases of housing, employment uses,
mixed-use and community buildings, Green Infrastructure and road
infrastructure will be submitted following grant of Outline Planning
Permission. It is BDL’s intention that these detailed proposals
(Reserved Matters Applications) will comply with a Design Code
covering the full site.
The Design Code and Regulatory Plan will be key tools in the process
of delivery and development control and it will take account of the
Cotswold Design Code. Both the Design Code and Regulatory
Plan will be used by CDC as part of their assessment of all future
Reserved Matters Applications.
A Design Code is a set of illustrated design requirements which
instructs and advises on the physical development of a site to ensure
quality of design throughout. The graphic and written components of
a Code are detailed and precise, and build upon a design vision, with
the objective of ensuring quality.
A Regulatory Plan is an integral part of a Design Code, linking its
content to a site-wide plan that sets detailed rules and parameters to
which development must adhere.

Reserved Matters are those detailed aspects of a proposed
development of which an applicant can choose not to submit with
an Outline Planning Application (i.e. they can be ‘reserved’ for later
determination).
These are defined as:
•
Access
•
Appearance
•
Landscaping
•
Layout
•
Scale
This application is submitted in outline with all matters reserved
except for access. It will therefore seek detailed approval for access
from the A429 Tetbury Road, Wilkinson Road, and Spratsgate Lane.
The application does not seek approval at this stage for the detailed
design or external appearance of any proposed building, landscaping,
layout or scale. Subsequent Reserved Matters Applications must be
made within a set time-limit as set out in the conditions of an Outline
Planning Application, determined by CDC.

Phase 1
Construction

Occupation

Future Phases
Construction

Occupation

Delivery of
Supporting
Infrastructure

2 018 ON WA R DS
Construction of the development at the site will take place over a
carefully phased programme, which may commence in 2018 - subject
to satisfactory resolution of the previous stages of the process as
described. Various factors will influence the length of time between
commencement and completion, but delivery will commence within
the Local Plan period (2011-2031). Distinct phases of development
will be subject to their own Reserved Matters Applications, and
these will likely run in parallel with construction of the early phases of
development, over a period of several years.
Supporting infrastructure, on and off-site, will be delivered in tandem
with the emerging development. The planning consent and Section
106 Agreement will include clear conditions as to when certain
elements must come forward relative to numbers of completed /
occupied homes. These will relate to aspects such as provision of the
new school, highways improvements, new or enhanced sewerage
infrastructure, and delivery of public open space and recreation
facilities.

Section 278 and detailed highways design normally occurs in tandem
with Reserved Matters Applications.
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Chapter 3 Understanding the
Local Context
This chapter considers how the site is positioned relative to other
settlements and connections in the region, before analysing aspects
of its more immediate context. The site has both rural and urban
associations and its relationship to the countryside to the south and
the town of Cirencester immediately to the north is studied.
The analysis illustrates how the site relates to existing land use,
features and facilities, with particular attention paid to the routes
that lead alongside and through it, and those that link to the town
centre.
This chapter provides a summary overview on the various aspects
discussed therein. The Environmental Statement and supporting
technical documents, submitted as part of this Outline Planning
Application, should be referred to for further in-depth detail on the
various topics covered within this chapter.

Land South of Chesterton, Cirencester - Design & Access Statement
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3. Understanding the Local Context

3.1 Regional Location
Geography

Situated in east Gloucestershire, Cirencester
is the largest town of the Cotswold District
with a population of nearly 20,000 and is
known as the “capital of the Cotswolds”. The
town lies on the River Churn, a tributary of
the River Thames, which connects with the
Cotswold Water Park, a significant wildlife
and recreational area located to the south
of Cirencester. The town is also the home of
the Royal Agricultural University, the oldest
agricultural college in the english-speaking
world founded in 1845.
Cirencester is easily accessible by road with
routes to Gloucester and the M5 motorway
(A417), Cheltenham (A435), Warwick
(A429), Oxford (A40 via the B4425 road),
Wantage (A417), Swindon and the M4 (A419),
Chippenham (A429), Bristol, Bath (A433), and
Stroud (A419). From Kemble train station,
(located 4.5 miles south-west of the town),
there are regular services to destinations
including Reading, London Paddington,
Swindon, Stroud, Cheltenham and Gloucester.
The site is located at the southwest edge of
Cirencester, with key retail and employment,
education and residential neighbourhood
clusters surrounding the site to the east, west
and north respectively.

Key
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Settlement areas

A roads

Area of
Outstanding
Natural Beauty

Local roads

Motorway

Land South of
Chesterton

Rail and station
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3. Understanding the Local Context

3.2 Existing Connections

Highways

Cirencester is located approximately 15 miles from Cheltenham and 18
miles from Gloucester to the north, 20 miles from Swindon to the south
and 13 miles from Stroud to the west and 11 miles from Tetbury in the
south-west.
The town is well connected to the local and strategic highway networks,
including the A417 / A419, with direct links provided to each of the above
destinations.

Children’s cycling lesson in Cirencester

Cycle network around Cirencester

Key
Strategic road network
Local strategic links
Kemble station
Site Boundary
Bus Service 53
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3.2 Existing Connections
Public Transport

Cirencester is well-connected, with public transport services serving the
town and connecting with destinations including Swindon, Cheltenham
and Kemble. Bus service No. 51a (the Cirencester town service serving
Chesterton) stops on Cranhams Lane and Chesterton Lane to the north
of the site, providing an hourly service on weekdays between the hours
of approximately 0930 to 1500. This also includes certain service No. 51
journeys (Swindon - Cricklade - Cirencester service) during the weekday
morning peak period and evenings. The current service level on a weekday
is considered limited, especially the lack of bus services during weekday
evening peak periods.
To the west of the site, bus services run along Tetbury Road providing links
to Malmesbury (via Kemble and Tetbury) although the frequency of these
services is limited. To the east of the site, bus services run along Somerford
Road and Spratsgate Lane providing links to Malmesbury, Kemble and
Tetbury. A number of bus services operate within a reasonable walking
distance of the site, serving Cirencester and destinations including Swindon,
Cheltenham and Kemble. These services can be accessed from the stops
located within walking distance of the site on the A429 Tetbury Road,
Somerford Road and Cranhams Lane. Gloucestershire County Council has
recently undertaken a consultation on changes to Cotswold bus services,
although the outcome of this is currently unknown.

Key
Route 51
Route 51a
Route 54 / 54a
Route 77
Route 93
Route 852
Route 881
Bus Stops in close
proximity to the site
Site Boundary
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3.2 Existing Connections

Pedestrian and Cycle Connections

A good network of interconnecting pedestrian and cycle routes and
connections exist in and around Cirencester and connect with the wider
region. The open landscape to the south and west of Cirencester has a
network of Public Rights of Way (PROW) (footpaths and bridleways) and
recreational routes as illustrated in the plan opposite. On the site there are
three existing PROW, comprising of two bridleways and one footpath. These
all run in a north-south direction through the site and link in with a footpath
network within the adjoining neighbourhood to the north. These PROW also
link into a farm track and bridleway running along the southern boundary of
the site.
Monarch’s Way, a long distance footpath which links the site to Cirencester
Park, the town centre and the countryside to the west is located adjacent to
the site along Tetbury Road.
There are also a number of cycle routes and public footpath links providing
access between Cirencester and Cotswold Water Park. A number of cycle
routes through the open landscape to the south of Cirencester connect
Cirencester easily with the Cotswold Water Park, Kemble Station and a
number of settlement areas in the local region, including Gloucester and
Swindon. These cycle routes include the Sustrans National Cycle Route 45 and
Route 48, the Cotswold Cycle Guide Route 5 and ‘The Infant Thames’ which
is promoted by the Cotswold Area of Outstanding Natural Beauty.

Key
Sustrans Cycle Route 45 and 48
Cotswold Cycle Route 5
The Infant Thames Cycle Route
Footpath
Bridleway & Footpath
Restricted Byway
Other route with public access
Monarch’s Way Long Distance Route
Site Boundary
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3.2 Existing Connections
Walking routes between the site and Cirencester

A number of existing walking and cycling routes connect the site with
the town centre and surrounding local facilities. The plan opposite and
corresponding photos provide a series of ‘visual walking timelines’ starting
from the town centre and working towards the site. Each route presents a
different journey and experience for users.

1

The on-site Public Rights of Way (PROW), consisting of two bridleways
and one footpath, link with a farm track and bridleway along the southern
boundary of the site. The PROW’s which run in a north-south direction,
connect with the town centre, neighbouring residential areas and facilities
in the local Chesterton area.
The green route, on the plan opposite, can be described as ‘urban in
nature’ and links with facilities including the Chesterton Farm Shop,
Chesterton Cemetery, Deer Park School and the town centre. The route
is approximately 1.5 miles in length and takes approximately 30 minutes*
walking from south to north. The pink route passes through residential
areas along footpaths and a network of laneways that run along the
backs of houses. This route is approximately 1 mile in length and takes
approximately 20 minutes* from south to north. The orange route runs
along residential roads and connects with the town centre, Chesterton
Primary School, Elm Grove Care Home, residential areas and the site.
This route is approximately 1.5 miles in length and takes approximately 35
minutes* between the site and town centre partly due to an undulating
land form that rises towards the town centre.
* Walking times reflect straight line routes at 2.9 miles per hour average
walking speed, and are therefore indicative only.

1

Pedestrian subway under Tetbury Road
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1

1

2
3
2

4

Key
Bridleways

4

Footpath

3

3
4
2

Other route with public
access

1

2

3
4

Site Boundary

3

2

PROW approaching Cranhams Lane to the south

PROW crossing Cranhams Lane towards Chesterton Farm
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4

Chesterton Farm bridleway looking north
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3.2 Existing Connections

1

Ashcroft Road

1

View east along southern bridleway

1

Pedestrian route through Querns Wood towards the Roman
Amphitheatre

2

Cranhams Lane approaching The Maples

2

View west along the bridleway

2

PROW approaching Cranhams Lane from the south

3

PROW entrance point from The Maples into the site

3

View north along the bridleway towards Cranham Lane

3

PROW looking north towards The Maples
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4

On-site PROW along southern edge of the neighbouring property at The Cranhams

4

Pedestrians walking along southern bridleway

4

PROW gate on eastern edge of Chesterton Farm
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3.3 Stategic Framework for Green Infrastructure
The Strategic Framework for Green Infrastructure in Gloucestershire is of
direct relevance to this Outline Planning Application (OPA).
In summary, the Gloucestershire Local Nature Partnership published ‘A
Strategic Framework for Green Infrastructure Delivery in Gloucestershire’
in 2014. The purpose of the Local Nature Partnership Framework is
to guide the protection and delivery of strategically important green
infrastructure.
Alongside this Framework, the Partnership produced the Gloucestershire
Nature Map. This is a ‘biodiversity opportunity map’ which provides the
spatial vision for biodiversity in the county and a strategic approach to
showing the best places to maintain and extend terrestrial habitats at
a county scale. The map identifies a hierarchy of landscapes across the
District, including Priority Landscapes, Strategic Nature Areas and Nature
Improvement Areas.
The site does not lie within a Strategic Nature Area (SNA) or Nature
Improvement Areas nor is it identified as containing any Priority Habitats.
The site does lie within the ‘Cotswold High Wold Plateau’ Priority
Landscape area. A short distance to the north-west, Cirencester Park
(SNA 161) is identified by its ‘woodland mosaic’ Lead Priority Habitat and
approximately 850m to the south, the Cotswold Water Park (SNA 64) and
River Churn (SNA 65) are defined by their ‘coastal and floodplain grazing
marsh’ Lead Priority Habitat.
Further detailed information on the Strategic Framework and the
hierarchies of landscapes across the District is provided in the Green
Infrastructure Strategy document, submitted as part of the OPA.

Key
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Site Boundary

1

Cirencester Park SNA (SNA 161)
Within the Cotswolds High Wolds Plateau Priority Landscape Area (PLA)

2

Shorncote SNA (SNA 64)
Within the Cotswolds Water Park Priority Landscape Area (PLA)

3

River Churn Corridor SNA (SNA 65)
Within the Cotswolds Water Park Priority Landscape Area (PLA)

Strategic Nature Areas from Gloucestershire Nature Map (www.gloucestershirebiodiversity.net)
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3.4 Existing Woodlands, Trees and Hedgerows
The local landscape is characterised by a pattern of small copses,
plantations and shelterbelts, with occasional larger woodlands, as at
Cirencester Park, as illustrated on the plan opposite. There is restricted
public access to woodland within Cirencester Park. The smaller copses are
generally not accessible to the public, although Public Rights of Way follow
boundaries of some copses, such as Chesterton Plantation, allowing views
into them. Agricultural fields are enclosed by hedgerow tree’s.
A summary of existing Green Infrastructure (GI) elements in the vicinity of
the site are illustrated and described on the following pages. More detailed
information is provided in the GI Strategy which is submitted as a separate
document as part of the Outline Planning Application.

Cirencester Park Woodland

Key

Site Boundary
Tree and vegetation canopy extents for
features with a height of 3m and above
Other structural woodland (National
Inventory of Woodland and Trees and
site-based habitat surveys)
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3.5 Existing Ecology and Water Features
Ecological designations in proximity to the site are shown on the plan
opposite. There are no statutorily protected ecological designations within
close proximity of the site; the nearest Site of Special Scientific Interest is
Cotswold Water Park, which is approximately 3 miles to the south.
A number of locally designated Key Wildlife Sites have been identified
including Cirencester Park Woods, River Churn, Siddington Canal,
Siddington Copse and Stratton Football Pitch Dew Pond. Cirencester Park
is also identified on the Gloucestershire Nature Map as a Strategic Nature
Area because of its ‘woodland mosaic’ priority habitat.
Blue infrastructure comprises watercourses, flood zones, ponds, canals
and other water-related features. The nearest watercourse to the site
is the River Churn. Further south are the series of lakes which form the
Cotswold Water Park.
The land generally drains to the south forming a part of the River Churn
catchment area to the south of Cirencester.

Key

Site Boundary
Key Wildlife Sites (Gloucestershire
Centre for Environmental Records)
Strategic Nature Area (Gloucestershire
Nature Map)
Ancient woodland
Main water features
Ponds within 500m of site

Priority Habitat Areas (Natural England)
Deciduous woodland
Traditional Orchard
Other habitat areas
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3.6 Landscape Character and Visual Amenity
There are two areas of countryside in the local landscape
context of the site which have been designated for the
quality of the landscape, as shown on the plan opposite.
The Cotswolds Area of Outstanding Natural Beauty
(AONB) is a nationally designated and protected
landscape recognised for its rich, diverse and high quality
landscape. To the south west of Cirencester, the eastern
boundary of the AONB is defined by Tetbury Road,
which lies immediately west of the site. The distinctive
AONB landscape is characterised by its unifying
limestone geology, towns and villages, dry stone walls,
farmland, ancient broadleaved woodlands, ancient sites,
and historic parks and landscapes - including Cirencester
Park, a Grade 1 registered park and garden, which lies
to the west of Cirencester town centre. The landscape
is important not only for its natural beauty, but also
for opportunities for recreation and access. On a local
level, the landscape surrounding the villages of Kemble
and Ewen to the south of Cirencester, and adjoining the
AONB boundary along the Tetbury Road, is designated
as a ‘Special Landscape Area’ (the Kemble/Ewen SLA)
because of its locally significant and attractive landscape.

The site forms part of a wider tract of undesignated
land which lies outside the AONB, to the north of the
Kemble/Ewen SLA, and to the south of the urban edge
of Cirencester. The landscape to the east of Tetbury
Road is described as the ‘Kemble Dip Slope’ Landscape
Character Area (LCA). The Cirencester Southern Fringe
LCA is located north of the site.

Built Environment

The articulated northern boundary of the site bounds
the south-western urban edge of Cirencester, which
comprises predominantly residential developments, with
Cirencester Business Park and Cirencester Cemetery
to the west, and Somerford Road Allotments and
commercial/industrial development off Wilkinson Road
to the east. Cemeteries and allotments are recognised as
Green Infrastructure assets, with the latter included as
a recreational resource in the Cotswold District Council
Open Space, Sport and Recreation Study.
The ‘Assessment of Landscapes Outside the Cotswold
AONB’ (June 2000) states that in the ‘Cirencester
Southern Fringe’ LCA “existing and further development
requires better integration and screening” - suggesting
that the opportunity exists to better integrate the
southern edge of the settlement with the adjoining rural
areas.

Key
Site Boundary
Landscape Designations
Area of Outstanding Natural Beauty

Landscape Character Areas
Kemble Dip Slope

Special Landscape Areas

Dip Slope Lowland

Heritage Designations
Registered Park and Garden
Cirencester Park (Grade I)

Lower Churn Valley

Scheduled Ancient Monuments

The Ampneys

Grade I Listed Building

Somerford Keynes and South Cerney

Grade II* Listed Building

Poole Keynes and Ewen Lowlands

Cirencester

Grade II Listed Building
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3.7 Existing Recreation and Amenity
There are various green open spaces and recreational resources across
Cirencester including:
•
•
•
•
•

Amenity green space for informal recreation;
Provision for children and young people;
Public parks and gardens (Abbey Grounds and St Michael’s Park);
Allotments; and
Cemeteries and church yards.

Privately owned open space of public value, include:
•
•
•
•

Cirencester Park;
Roman Amphitheatre;
University and school grounds; and
Cotswold Water Park.

The plan on the page opposite shows the areas of open space and walking
distances from these in the vicinity of the site.
Roman Amphitheatre

Children’s play and amenity area on Cranham’s Lane

30

Allotment production
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3.7 Existing Recreation and Amenity
Site Boundary
Open Space, Sport and Recreation Study – Main Report’ (CDC, 2011) Typologies
Amenity Green Space
240m (equivalent to 5 minute walk)
Recommended Local Accessibility Standard for amenity green space (Cotswold District
Council Open Space, Spor t and Recreation Study – Main Repor t, September 2011)
480m (equivalent to 10 minute walk)
Recommended Local Accessibility Standard for allotments, children’s play areas
and facilities for young people (Cotswold District Council Open Space, Spor t and
Recreation Study – Main Repor t, September 2011)
Natural and Semi-Natural Open Space
Restricted Formal Park
Allotments
Children’s Public Playing Area
Grass Pitches
Cemetery
Public Rights of Way
Footpath (Gloucestershire County Council 2014)
Bridleway (Gloucestershire County Council 2014)
Restricted Byway (Gloucestershire County Council 2014)
Other Route with Public Access
Recreational Route (Monarch’s Way)
Cycle Routes
LR1 Cycle Route (Sustrans)
Sustrans National Cycle Route 45 & Route
48 (to Nor th)
Cotswold Cycle Guide Route 5
Cycle Routes from Kemble Station:
Cycle Route 1: The Infant Thames

Refer to Green Infrastructure Strategy document, page 23, for more detailed local accessibility indicators regarding recreation and amenity resources
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Chapter 4 Understanding
Cirencester
This chapter describes the town of Cirencester; its historical
growth as a settlement, and its characteristics today as a busy
market town. A plan focusing on the relationship of the site to
the adjoining southern part of the town, and the town centre, is
included – with existing services, facilities and amenities highlighted.
The chapter then considers the town centre and its designated
Conservation Areas in detail, before a selection of existing
neighbourhoods are analysed in terms of their housing types and
density – demonstrating the wide range of residential development
that has led to the make-up of Cirencester as it exists today. Some
of the villages that lie in the vicinity of the town are also considered,
with analysis of their defining characteristics.
As a result, of understanding Cirencester, the application proposals
for integration between the proposed development and existing
settlement are made on an informed basis, emphasising the
sustainability of the site as a location for new development that can
benefit from (and bring benefits to) the town.
This chapter provides a summary overview on the various aspects
discussed therein. The Environmental Statement and supporting
technical documents, submitted as part of this Outline Planning
Application, should be referred to for further in-depth detail on the
various topics discussed within this chapter.

Land South of Chesterton, Cirencester - Design & Access Statement
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4. Understanding Cirencester

4.1 Settlement Evolution
The recorded history of Cirencester begins shortly after the invasion
of Britain by the Emperor Claudius in AD 43. The area was used for
military purposes, especially the cavalry, and archaeological remains have
been found in Watermoor. The town was previously known as Corinium
Dobunnorum in Roman times and in the 2nd century became the second
largest roman settlement in Britain after London, with an area of 240 acres
and a population of 15,000. Evidence of roman occupation still exists today
in the southwest of the town where a Roman amphitheatre is located in an
area known as the Querns.
From 407 AD the population of Cirencester declined as the Romans left,
and in 577 AD Saxons invaded and captured Cirencester along with Bath
and Gloucester. From this period onwards a number of important events
took place, from the Battle of Hastings in 1066, which led to Norman rule
of the town, to the founding of the Abbey of St. Mary (known today as the
Norman Arch) by Henry 1 in 1117, to the building of the St. John the Baptist
Church in 1120 at Market Place. Each of these events have bared influence
on the town and its urban form to this day.
In the mid-15th century, following dissolution and demolition of Cirencester
Abbey, Queen Elizabeth I granted the former Abbey site to her physician,
Dr. Richard Master. On the site, a country house known as Abbey House
was built by the Master Family who maintained a presence here through
the 17th and 18th centuries and played an active part in the life of the
town.
In the 17th century two private estates developed which encircled the
town. One of these - the Oakley estate was eventually sold in 1695 to Sir
Benjamin Bathurst, whose son was responsible for extensive landscaping of
Cirencester Park. The benefactors of the two estates have combined with
other individuals to improve the town and add to its public amenities since
the nineteenth century.

1

2

Cirencester Park c.1712
Source: Cirencester. A History and Guide; J. Welsdord

The former Cirencester Town Station
Source: Cirencester Through Time; D & L Viner

1890

1900

Cirencester’s town centre is characterised by its
strong historic pattern of streets and a Roman wall.
Cirencester Park was laid out in the early 18th century.
A railway line was opened in 1841 connecting
Cirencester to Kemble, contributing to the rundown
of the canals. Consequently two rail companies set up
services in the area.

From 1900 a station and locomotive works were built
at Watermoor, south east of the town centre. For
many years there was competition between the two
stations, particularly in the excursions they offered.
The town centre developed outwards towards the
railway lines. Small hamlets and farms developed in the
surrounding landscape.

The Royal Agricultural College was founded in 1845.

1
2

Cirencester Park Today
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Old Station Car Park
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4.1 Settlement Evolution
3

4

5

6

Royal Agricultural College
Source: Cirencester. A History and Guide; J. Welsdord

Bowling Green Lane

Swindon Road

Kingshill North Residential

1920

1960

1980

2016

Very little development occurred during the interwar years with small clusters forming around the
outskirts of Cirencester. The Royal Agricultural College
reopened following its closure during First World War.

Housing developed on the outskirts of the town,
including Chesterton estate which emerged in the
1930s. Cirencester Town station and Watermoor
station were closed in 1964 and 1961 respectively due
to the Beeching cuts, or Beeching Axe, which refers
to the reduction of the railway route network which
took place across Great Britain due to increasing
competition from the road network. Considerable
housing development occurred around the approaches
to the town.

An inner ring road was built in 1975 in an attempt
to reduce town-centre congestion. Additionally
light industry developed in the southern half of
Cirencester, at the Love Lane Industrial Estate. Areas
of undeveloped land were in-filled to the south of the
town centre, whilst significant outward expansion of
the town also took place.

4

Recent housing development has represented the
further expansion of Cirencester, including clusters
around Kingshill, London Road and Watermoor.
Pockets of in-fill development have also contributed to
the overall growth of the town. The Royal Agricultural
University (RAU), formally the Royal Agricultural
College, has obtained planning consent for business
park development north of Tetbury Road, annotated in
hatch in the plan below.

6

5

3
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4. Understanding Cirencester

4.2 Cirencester Today

Cirencester is the largest settlement within the Cotswold District and plays
an important role in the local economy, with nearly 40% of the District’s
residents living in Cirencester, Tetbury, Moreton-in-Marsh and Bourtonon-the-Water. Cirencester is easily the most dominant centre with about a
quarter of the District’s population and over 30% of jobs based in
the town.
Cirencester is the primary employment and shopping location in the
District. The town remains true to its roots as a market town; with one of
the oldest charter markets in the country giving the town centre its
distinct character.

POPULATION
Cirencester’s population recorded in the 2011
Census was 19,076, an increase of 3.1% since 2001,
with an increase in the percentage of residents over
the age of 65. There were 36,236 households in the District, a 5.3%
increase over the decade, with an average household size of 2.2 persons
(Gloucestershire and the South-West both 2.3 persons, England & Wales
2.4 persons).
The 2011 Census identified 3,779 residents within the Chesterton Ward,
with an average household size of 2.30 persons per dwelling. The age
of the population is closely aligned with the national average, with the
majority of the population falling within the 25-49 age category.

EDUCATION
Education is one the key areas the economy is likely
to grow, and is one of the main employment sectors
in the District aside from retailing, accommodation
and food services and professional (scientific and technical).
33.7% of residents aged 16 and over had a level 4 qualification and above,
this is a higher proportion than Gloucester (29.9%), the South West
(27.4%) and England and Wales (27.2%).

TOURISM
Cirencester is known as “The Capital of the
Cotswolds”. The historic Roman town attracts
thousands of tourists each year. The town has a
number of attractions from the Roman Amphitheatre, Obelisk, Cirencester
Park, Cirencester Parish Church, Cirencester Antiques and Collectables
Market and the nearby Chedworth Roman Villa. Corinium Museum,
located on Park Street, exhibits collections of archaeological and social
history of Cirencester and the Cotswolds.
Obelisk
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4.2 Cirencester Today
EMPLOYMENT

Across the Cotswold District, 72% of residents aged
between 16 and 72 in Cirencester were economically
active, similar average figures to Gloucester and
the South West, and slightly higher than England
and Wales. The percentage of full time employees
decreased by 3%, and self-employment and part-time
employment increased by 1.8% between 2001 and 2011.
In total 41,529 residents within the Cotswold District aged 16 and over
were recorded in 2011 as being in employment, 51.4% were male, 47.1%
female. 69% of these residents were in full time employment, which is a
decrease of 4.6% from 2001 figures.
The wholesale and retail trade is the largest industry of employment
nationally, as well as the largest employer in the District (15.8%) in 2011.
The next largest group were 9.7% in education and 9.3% in human health
and social work activities.

Cirencester’s Charter Market

RETAIL
The main shopping area centres around the Market
Place, Dyer Street, Cricklade Street and Castle
Street. Bishops Walk also provides a small covered
shopping area.
There are many independent stores within the town together with
established chains of womenswear. The redevelopment of the Post Office
area has brought further outlets into the area. Black Jack Street provides a
further area of shops and cafes.
Cirencester’s Charter Market is held in the market place weekly. The
market is one of the oldest charter markets in the country and forms a
vital part in providing vitality to the town centre. Stalls include those selling
plants, outdoor furniture, wicker baskets, food and household goods.

Black Jack Street
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4.2 Cirencester Today

There are community projects within Cirencester that currently exist and
provide a valuable contribution to the town, for example the New Brewery
Arts Centre. There are also various improvement and regeneration
projects being undertaken within the town to improve community facilities.

AMPHITHEATRE, FOUR ACRES, OBELISK AND
SCOUT HUT
Local people have called for key green spaces within Cirencester to be
enhanced, better managed and have greater access and connectivity
for and with the community. An initiative was launched – ‘Our Future
Cirencester’ Community Plan, to undertake a holistic review of open
spaces across the town and produce a visionary Green Spaces Strategy.
The Town Council are now the sole guardian of the Amphitheatre and
surrounding landscape, with a 10 year masterplan.

CHESTERTON COMMUNITY PROJECT, TWO
ACRES, THISTLE PATCH
This project started in 2007 as a forerunner to the Neighbourhood
Partnership initiative. The project has successfully organised litter picks,
canvassing local opinion via public meetings and questionnaires, organising
events for local children and the provision of a teen shelter and goal
posts. The project has also created a community garden incorporating
seating and toddler play.
Two Acres Thistle Patch

TOWN CENTRE REGENERATION
Discussions on the scheme commenced in the late 1960s. In 2007,
Cotswold District Council held a Vision for Cirencester event where
support for improvements to the Market Plan was maintained. Action
Cirencester, a local lobby group, also undertook a design led initiative in
support of improving the market place.
Cirencester Town Council took the lead following Market and Coastal
Towns Initiative funding from the Government to develop and publish
a Community Plan ‘Our Future Cirencester’. Through this community
led process the Market Place improvement scheme was included as one
of the 16 major projects for delivery. The Town Council has agreed to
submit a planning application and to hold two further public consultations
for the scheme.
Cirencester’s Charter Market
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4.2 Cirencester Today

ROYAL AGRICULTURAL UNIVERSITY
The Royal Agricultural University, formally the Royal Agricultural College
(RAC), was the first agricultural college in the English speaking world.
In 2013, the Privy Council awarded the College full University Status, in
recognition of its provision as a higher education institution. The Royal
Agricultural University (RAU) will continue to lead the development of
teaching and research in agriculture, agri-business, equine, food, and land &
property management.
With currently 1,200 full time or equivalent full time students, mostly
based on campus in Cirencester the RAU has a major impact on the
local economy and infrastructure. Planned strategic growth will see
the RAU expand its student numbers to 2,000 full time equivalent by
2019. In this next phase of its development, the University will seek key
strategic business partners to locate on part of its 9 hectare Corinium
Campus development site to enable and enhance the achievement of its
core objectives. This will further enhance employment opportunities and
economic and social benefits for Cirencester and its environs.
Royal Agricultural University

NEW BREWERY ARTS CENTRE
The New Brewery Arts Centre is the centre of Contemporary Craft in
the Cotswolds. Twelve creative businesses are based on site producing
examples of contemporary crafts and selling work within the café and shop.
Events, short courses, art classes and craft workshops are held within the
centre for members of the public, local organisations and schools.
In June 2015 planning permission was granted for a change of use of the
building to a Youth Hostel.

Brewery Arts Centre
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4.3 Local Amenities and Facilities
Cirencester is an important provider of amenities and facilities for the local
and surrounding settlement areas. The town centre is within a reasonable
walking distance and easy cycle distance of the site.

A strong network of community groups are present in the areas of education,
sport, youth and community support, heritage and interest groups.

Employment and Retail

The town can be described as having a good profile of leisure facilities, made
up of recreation grounds, open spaces and indoor and outdoor facilities and
social groups.

Cirencester is a key provider of the district’s employment with over a third
of all employment based within the town.
Love Lane Business Park, located south east of the town and adjacent to
the north east edge of the site is situated off the A419 dual carriageway.
A key employment area for Cirencester, this Park accommodates over
150 businesses of various sizes and sectors from light industrial, retail and
creative industries to trade supplies. The Cirencester Office Park is located
adjacent to the north west of the site, off Tetbury Road.
Cirencester has a wealth of retail offerings and is ranked in the top 200
retail centres in the UK. Within the town itself a unique range of craft,
food and retail offerings are available as well as a mix of shops to cater for
people’s needs. Market Place, Dyer Street, Cricklade Street and Castle
Street are the retail heart of the town with weekly markets taking place.
The Cirencester Charter Market and the Cotswold Craft Market take place
twice weekly in the town. There is also a small covered shopping area at
Bishops Walk.

Leisure

The largest leisure provisions across the town include the Cotswold Leisure
Centre located off Tetbury Road, the Cirencester open air swimming pool
located off Cecily Hill, Cirencester tennis club located at Cirencester Park and
Corinium Stadium off Kingshill Lane.
Restricted and public park provision across the town include Cirencester
Park, St. Michael’s Park, the Abbey Grounds and the Roman Amphitheatre.
A number of smaller open spaces and green spaces exist around the town,
including some adjacent to the site.
A strong network of social and leisure clubs in Cirencester include the cricket
club, polo club, bike polo, the aircraft club, karate and judo club and rugby club
amongst others.

Education

In close proximity to the site are primary, secondary and tertiary level
facilities which serve Cirencester and the wider surrounding area. To
the west of the site, off Stroud Road, is the renowned Royal Agricultural
University. Further north on Fosse Campus are Cirencester College and
the Deer Park Secondary School.
Chesterton Primary School and Siddington Church of England School are
respectively located to the north and south east of the site. Kingshill School
is located to the north east edge of the town and is one of the largest
secondary schools in the area.

Community facilities and services

Cirencester can be described as having a strong base of community
facilities and services across the town with a library, places of worship, a
cemetery, community gardens and allotments, a museum, sport centres
and a network of public green spaces. Healthcare provision in the town is
offered by the Cirencester Hospital as well as a range of medical clinics and
dental surgeries.
Roman Amphitheatre
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4.3 Local Amenities and Facilities
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* NB: Walking times reflect straight line routes at 2.9 miles per hour average walking speed, and are therefore indicative only.
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4.4 Cirencester Conservation Areas
The distinctive and historic character of Cirencester is maintained by the
four designated conservation areas, defined by Cotswold District Council. A
summary of these four areas is provided below:

Cirencester Park

This conservation area lies at the north-west edge of Cirencester town centre
and sits in gently undulating topography with a subtle rise from east to west,
noticeably at Cecily Hill. This area forms an important part of the historic
setting of the town.
A major part of the conservation area lies within Cirencester Park which
extends to an area of 405 hectares (1,000 acres). The Park, laid out in the
early 18th century, consists of extensive woodland, park and private pleasure
grounds and a number of buildings, including the mansion and lodges.
Within the Cirencester Park conservation area are five character areas; Cecily
Hill, The Barton, The Broad Ride, The Mansion and The Kennels. A summary
of the Cecily Hill character area is provided in Section 4.5 of this chapter.

Gloucester Street and River Walk

This conservation area lies at the northern end of Cirencester town and lies
on fairly flat land which rises very slightly from south to north.
Today, the medieval character of Gloucester Street is conveyed through
the intimate street pattern and network of interconnecting spaces which
extend off the main street to the rear of buildings. This primarily residential
neighbourhood area has the benefit of recreational facilities nearby, including
the river walk, an outdoor swimming pool behind Cecily Hill and allotments
located off Barton Lane.
Within the Cirencester town centre conservation area are two character
areas; Gloucester Street and River Walk. An overview of the Gloucester
Street character area is provided in Section 4.5 of this chapter.

Cirencester Town Centre

This conservation area lies at the heart of Cirencester and includes the
majority of the medieval town, specifically Market Place, Abbey Grounds, and
the principle streets in the historic core. The area sits on fairly flat land with
very slight changes in level evident.

42

The conservation area represents one of the oldest part of Cirencester
with the town’s medieval character remaining largely intact to this day. This
area contains a vibrant mix of retail, commercial, residential properties,
community and religious uses.
The resurfacing of urban spaces to enable greater concentration and
circulation of pedestrians, particularly around Market Place, is perhaps the
most evident major intervention to the medieval character of the area.
The principle medieval streets within the conservation area have remained
somewhat intact in their layout.
Within the Cirencester town centre conservation area are six character
areas; The Mead, Town Core, Western Fringes, Abbey Grounds, The
Forum and Sheep Street. An overview of The Mead and Western Fringes
character areas are provided in Section 4.5 of this chapter.

Cirencester South

This conservation area lies on fairly flat land which lowers slightly at its
most southerly point. The character area represents the expansion of the
town southwards which occurred from the eighteenth century onwards.
The area is defined by mostly straight roads laid out in an informal and
irregular grid pattern with, for the most part, dense development lining the
roads. Permeability within the area is strong, with public and semi-private
pathways linking main vehicular routes to informal recreation areas.
The area is primarily a residential neighbourhood with a variety of tenure
present. Significant buildings in the area include four schools, three
churches, two medical surgeries, two funeral parlours, four public houses,
and community halls. A handful of commercial / light industrial uses and
some small shops exist, whilst the playing fields and allotments provide a
semi-rural recreational offering for the area.
Within the Cirencester South conservation area are seven character areas;
Ashcroft, St. Michael’s, The Avenue, Victoria Road, Purley Road, Beeches
and City Bank and Watermoor South. An overview of the Purley Road and
Ashcroft character areas is provided in Section 4.5 of this chapter.
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4.4 Cirencester Conservation Areas
Key
Site Boundary
Built extents of Cirencester and surrounds
Existing green infrastructure/open space
Wider landscape
Existing water bodies and water courses
Cirencester Park conservation area
Gloucester Street & River Walk conservation
area
Cirencester Town Centre conservation area
Cirencester South conservation area
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4.5 Cirencester Character Study Areas
Studies have been carried out on selected character study areas, all of which
are located in the four character areas of Cirencester. These study areas have
been chosen to provide examples of contrasting characters of residential
neighbourhoods, concentrating on the nature of the street scene and
immediate environs. The studies generally focus around a street or residential
block within a distinctive neighbourhood and demonstrate characteristics
of the wider area. These studies have been directly informed by Cotswold
District Council’s (CDC) Conservation Area Character Appraisal and
Management Plans. The character study areas are;
1.
2.
3.
4.
5.
6.

2
1

Cecily Hill
Gloucester Street
The Mead
Western Fringes
Ashcroft
Purley Road

3

4
Key
Site Boundary

6

Built extents of
Cirencester and
surrounds

5

Aspects of the built environment that can contribute to the character of an
area range from elements including use, density, plot size and building heights
to more detailed aspects of architectural style, materials and landscaping. The
six local character study areas have been analysed and summarised under the
following categories:

Existing green
infrastructure/
open space
Wider landscape
Existing water bodies
and water courses

Urban Form - this considers high level elements such as use, street layout,
size and the structure of urban blocks.

Cirencester Park
conservation area

Buildings and Plots - this considers the next level of configuration and
includes building types, number of storeys, size and the layout of plots.

Gloucester Street &
River Walk conservation
area

Public Realm - the provision of open space and its integration into the built

environment is analysed. Elements including street trees and the nature of
carriageways and pavements are also analysed.

Cirencester Town
Centre conservation
area

Parking - the impact of parking along with the profile of parking types; on-

Cirencester South
conservation area

street, on-plot or in garage format are analysed.

1

Cecily Hill

and boundary treatments are analysed.

2

Gloucester Street

This analysis is provided against the backdrop of CDC objectives as set out
in its Strategic Site Vision (see page 11 of this document) for Land South of
Chesterton along with objectives set out in the emerging Cotswold Design
Code (see page 14-15 of this document).

3

The Mead

4

Western Fringes

5

Ashcroft

6

Purley Road

Details and materials - finer aspects of the area including building materials
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4. Understanding Cirencester

4.5 Cirencester Character Study Areas
1 - CECILY HILL
Located in the Cirencester Park conservation area, Cecily
Hill is a wide, funnel shaped avenue leading to Cirencester
Park. This street has some residential typologies typical of the
Cotswold vernacular; grand and imposing residences.

Urban Form
•
•
Location Plan

Residential buildings on Cecily Hill

24 dwellings per hectare

A broad linear space which represents a transition
between the historic urban grain of the town to the east
and Cirencester Park to the west
Blocks sizes of approximately 20m on the north side and
40-50m on the south side.

Buildings and Plots
•
•
•
•

Consistent building heights of 2 and 3 storeys
Semi-detached dwellings with a small row of terraced
buildings
Continuous street frontage with buildings set back from
the street between 5 to 14 metres from the street
allowing good levels of natural surveillance
Plots are narrow on the south side and of a generous
proportion on the north side.

Public Realm
•
•
•
•

Focal building

Private green

Car parking

Trees / other green

There are no street trees but some low scale planting on
building facades on the north side
Mature and colourful gardens dominate the south side
Defined footpaths on both side of the road
Mature trees of Cirencester Park define the west end of
the street.

Parking
•

On-street metered visitor parking.

Details and Materials
•
•
•

Use of limestone on building frontages, garden walls
Occasional use of brick and ashlar stone for chimney
stacks
Chimney stacks are diagonally set and appear in pairs or
threes and provide a strong vertical emphasis.

Relevance to Design

Cecily Hill exhibits a number of characteristics which
are relevant for low density housing areas. It provides an
appropriate range of dwelling types, dwelling sizes and plot
sizes.

Positive Aspects
•
•
•
•

Wide fronted units give a strong street scene
Variations in building types: semi-detached and terraces
Mature front gardens provide softness to streetscape
Lack of need for private parking due to proximity to
town centre.

Points to consider at Land South of Chesterton
•
•
•

Ensure visual clutter does not dominate the streetscene
Reduce priority given to parking on-street
Introduce street trees to provide visual variety.

Area of Study

Land South of Chesterton, Cirencester - Design & Access Statement
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4. Understanding Cirencester

4.5 Cirencester Character Study Areas
2 - GLOUCESTER STREET
Located in the Gloucester Street and River Walk
conservation area, Gloucester Street is a gently curving and
intimate street where a planned suburb of the town has
evolved since medieval times.

Parking

Urban Form

•

•
•
•
•

An intimately scaled space set along a narrow spine road
Continuous building frontage with the occasional narrow
front or side garden
Occasional change in roof line
Long narrow plots vary from approximately 30 - 40
metres in length.

Buildings and Plots
•
•
•
•
•

Buildings vary between 2 and 3 storeys in height
Primarily terrace buildings with some semi-detached
homes
Strong natural surveillance with a good sense of
enclosure
Narrow, long plots punctured at intervals by pedestrian
routes
Buildings are at right angle to the street.

Public Realm
•
•
•
•
•
•
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Corridor mews or places are located to the rear of
properties
Glimpsed views into and out of semi-public mews and
rear gardens add variety to the streetscape
No street tree planting
Some low scale planting is present on the front of
properties
A defined continuous narrow footpath on both sides of
the street
Gardens are located to rear of properties.

•
•

On-street parking along entire length of the street
Occasional off-street car parking areas.

Details and Materials
•
•
•
•

Dominant use of limestone for building frontages, flank
walls and chimney stacks
Brick is used on taller rear chimney stacks and side and
rear elevations
Generally rustic and simple proportions with moulded
windows and door surrounds
Small hipped or gabled roof dormers are present
Predominately limestone slate roofs with some welsh
slate and clay tile.

Location Plan

Residential buildings on Gloucester Street

39 dwellings per hectare

Relevance to Design

This study area provides a number of useful design reference
points for higher density development. It provides an
appropriate profile for plot sizes and residential typologies
suited to an area of higher density.

Positive Aspects
•
•
•

Streets defined by continuous and active frontages
Good level of natural surveillance
A clearly defined pedestrian realm with continuous
footpaths.

Points to consider at Land South of Chesterton
•
•
•

Introduce street planting to enable more variety, colour
and to soften the streetscape
Dominance of on-street car parking
Consider building elevation and material treatment as key
in defining the relationship between street and skyline.
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Focal building

Private green

Car parking

Trees / other green

Area of Study

4. Understanding Cirencester

4.5 Cirencester Character Study Areas
3 - THE MEAD
Located in the Cirencester Town Centre conservation area
the Mead is a small residential cluster of family type houses
dating from the 1930’s.

Urban Form
•
•

Location Plan

A residential development arranged off a narrow
cul-de-sac street
Plots vary from approximately 20- 50 metres in depth
and have wide street frontages.

Buildings and Plots

Residential at The Mead

12.5 dwellings per hectare

•
•
•

Buildings are 2 storeys in height and detached
Active street frontage, with buildings set back between 5
and 7 metres from the street allowing natural surveillance
Building projections create a varied street scene.

Public Realm
•
•
•
•
•

A leafy character, with mature trees and low rise planting
in front gardens
Low boundary walls
Continuous footpath on both sides of the street
Planted cul-de-sac roundabout on the western end
Glimpses between houses of the Castle and Parish
church.

Parking
•
•
•

Details and Materials
•
•
•

The Mead is a useful study area for low to medium density
areas, particularly for family type housing. varying plot sizes
and on-plot car parking arrangements.

Positive Aspects
•
•
•
•

Car parking

Trees / other green

Wide fronted plots around the planted cul-de-sac
Good level of natural surveillance
Front gardens provide a soft streetscape
Parking provisions are largely on-plot, therefore
minimising impact on streetscape.

Points to consider at Land South of Chesterton
•

•

Private green

Dwellings are predominately of roughcast render with
clay tile and some timber framing
Tall brick chimney stacks and timber doors and windows
Garden walls are predominately of Cotswold limestone.

Relevance to Design

•

Focal building

Mainly on-plot parking with garages
On-street visitor parking is present
Row of flat roofed garages in south east corner.

The flat roofed garages creates visually displeasing
streetscape
Use of modern building materials dilutes architectural
qualities
On-street parking should be reduced to enhance overall
streetscene and pedestrian realm.

Area of Study
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4. Understanding Cirencester

4.5 Cirencester Character Study Areas
4 - WESTERN FRINGES
Located in the Cirencester Town Centre conservation
area 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.

Urban Form
•
•
•

A mixed use 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
apartment blocks.

Buildings and Plots
•
•
•

Streets are tightly defined by mostly 2 to 4 storey
buildings set in long, narrow medieval plots
Buildings are front and side facing to the street
Some internal courtyards with apartments overlooking
the central areas.

Public Realm
•
•
•
•
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A rich and varied roofscape with tall chimney stacks,
gabled frontages interspersed with pitched roofs behind
parapets and pediments
Some small scale low planting exists near the intersection
of Dollar Street and Thomas Street
Almost continuous building frontages are broken on
occasion by laneways to rear courtyards
There is good permeability in the area allowing
pedestrian movement throughout.

Parking
•

Parking is largely contained on-plot and in parking
courtyards.

Details and Materials
•
•
•

Rich and varied architectural detailing provides for strong
visual stimulus and a varied urban scene
Use of timber on shop fronts, doors and windows with
cast and wrought iron a common feature
More modern buildings use a smooth ashlar limestone
finish or smooth render.

Location Plan

Residential at the Western Fringes

Relevance to Design

62 dwellings per hectare

The Western Fringes is a useful study area, particularly for
higher density and mixed uses.

Positive Aspects
•

A good palette of material buildings and styles, creating a
strong visual sense.

Points to consider at Land South of Chesterton
•
•
•
•
•

Significant loss of rear gardens and boundary walls to
provide car parking
Unattractive backland sites which turn their back to the
street
Poorly proportioned later 20th century buildings with
horizontal emphasis
Extract vents from food outlets are visually intrusive
Poor relationship between the floorscape of the street
and older buildings.
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Focal building

Private green

Car parking

Trees / other green

Area of Study

4. Understanding Cirencester

4.5 Cirencester Character Study Areas
5 - ASHCROFT
Located in the Cirencester South conservation area, the
Ashcroft area is predominately a residential area dating
from the late nineteenth century incorporating a mix of
uses, including churches, local shops, a surgery, nursery and
pharmacy.

Urban Form
•
•

Location Plan

Residential along St. Peters Road

A formally arranged rectangular block
No shared public realm but surveillance is offered by
continuous street frontage

•
•
•
•

2 and 3 storey terraces and semi-detached dwellings
A back-to-back building arrangement with dwellings set in
long, narrow plots
Buildings are set back approximately 5 metres from the
road
Narrow front garden with low roadside walls.

Public Realm
•
•
•
•

Private green

Car parking

Trees / other green

•

A harmonious and cohesive character exists with
repetition of almost identical features such as timber
doors and sash windows
Footpaths and pedestrian crossings with raised kerbs
provides a sense of pedestrian safety and priority
No street planting present but low rise front garden
planting exists
Some gaps exist between terraces and pairs of semidetached buildings; allowing glimpses into rear gardens.

On street parallel parking with minimal on-plot parking.

Details and Materials
•
•
•
•

Buildings and Plots
55 dwellings per hectare

Focal building

Parking

Red brick and limestone with contrasting dressings are
common on building elevations
Brick and stone chimney stacks are predominant
Two storey single bay windows with pitched roof
dormers and paired doorways dominate the building
fronts
A variety in boundary treatments exists from low brick
walls to iron railings with gates and pillars and neatly cut
box hedging.

Relevance to Design

Ashcroft is a useful design reference due to the array of
materials, building types, plot sizes and formal building
arrangement present.

Positive Aspects
•
•
•
•

A clearly defined and connected street
Continuous and active frontage
Good level of natural surveillance
Pedestrian and cycle movement encouraged through
safety measures.

Points to consider at Land South of Chesterton
•
•
•

Provide street planting to create a sense of character and
enable visual variety
Ensure the palette of materials is sympathetic to the area
Ensure active buildings / inspiring detailing exists at street
corners.

Area of Study
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4. Understanding Cirencester

4.5 Cirencester Character Study Areas
6 - PURLEY ROAD
Located in the Cirencester South conservation area,
Purley Road is an early twentieth century linear housing
development which stretches from London Road towards the
recreation ground north of City Bank, on the east side of the
town.

Parking

Urban Form

•

•
•

A linear residential development fronting onto Purley
Road
Plots vary from approximately 25-35 metres in depth and
are narrow.

Buildings and Plots
•
•
•

Two storey buildings arranged in a series of terraced and
semi-detached groups set at right angles to the street
Active and continuous street frontage, with buildings set
back approximately 4 metres from the street allowing
natural surveillance
Narrow gaps between properties with pathways
connecting with neighbouring areas.

Public Realm
•
•
•
•

Views of the development are most prominent to and
from the neighbouring recreation grounds and open
space adjacent to the River Churn to the east.
A series of pathways run between properties creating a
sense of connectivity
Trees are prominent around the edge of the
development
A variety of roadside boundary features on front gardens
create a sense of character.

•
•

Details and Materials
•
•
•
•
•

Significant use of brick and pebbledash for front
elevations
Brick and cement is used for side elevations
Welsh slate roofs and two-tone brick chimneys with clay
pots are dominant
Bay windows feature commonly, often in pairs with some
being of double height
Small pitched roof door canopies with some original
timber trellis canopies and garden gates
Cast iron downpipes are prominent.

Location Plan

Residential buildings on Purley Road

33 dwellings per hectare

Relevance to Design

Purley Road is almost entirely residential, with the exception
of a small light industrial garage unit on the south west corner.
Access to public open space from Purley Road is prevented
by fencing and therefore poorly integrated.

Positive Aspects
•
•

Good level of natural surveillance
Front gardens provide a soft streetscape

Points to consider at Land South of Chesterton
•
•
•
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Primarily on-street parallel parking with some on-plot
parking
Row of flat roofed garages on south end of the street.

The flat roofed garages creates a visually displeasing
streetscape
On-street parking should be reduced to enhance overall
streetscene and pedestrian realm
Permeability between homes and open space should
be enabled to allow ease of access for all between their
homes and local amenities.
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Focal building

Private green

Car parking

Trees / other green

Area of Study

4. Understanding Cirencester

4.6 Residential Neighbourhoods Analysis
A number of studies have been carried out on residential neighbourhoods
around the wider Cirencester area. These studies describe some of the
existing range of housing typologies and streets which exist in Cirencester
and Chesterton. They also explore the varying density of residential
development around Cirencester, expressed as “dwelling per hectare”.

6

4

8
1

2

9

Key

Site Boundary
Built extents of Cirencester and
surrounds

5

Existing green infrastructure/
open space

3
7

Wider landscape
Existing water bodies and water
courses

11
10
12
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1

Dollar Street

2

Ashcroft Road

3

Kingshill Meadows

4

Kingshill North

5

St. Michael’s Road

6

Bowling Green Lane

7

Bowly Road

8

Mill Place

9

Partridge Way

10

Alexander Drive

11

Oaklands

12

Berkeley Drive
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4. Understanding Cirencester

4.6 Residential Neighbourhoods Analysis
62 dwellings per hectare

1. Dollar Street

2. Ashcroft Road

Houses are arranged along narrow, winding streets. There is no shared
public realm but internal courtyards and rear gardens are present.
Irregular plot configuration with a mix of terraces and blocks exist here.

Residential properties, primarily two and three storey terraces and
semi-detached, are arranged within a rectangular block. There is no
shared public realm but surveillance is offered by continuous street
frontage.

Characterised as a mostly residential area within a medieval part of the
town, some small shops, independent businesses and commercial uses
are interspersed throughout an area enclosed by Coxwell Street, Dollar
Street and Thomas Street.
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40 dwellings per hectare

55 dwellings per hectare
Predominately a residential area dating from the late nineteenth century
Ashcroft Road is a mixed use area incorporating a church, local shops,
offices, a surgery, nursery and a pharmacy.
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3. Kingshill Meadows

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.

4. Understanding Cirencester

4.6 Residential Neighbourhoods Analysis
35 dwellings per hectare

39 dwellings per hectare

4. Kingshill North

A recent development to the north east of Cirencester, comprised of
a mix of detached, semi detached and short terraced houses. 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.

5. St. Michael’s Road

Houses lie adjacent to Bristol Road and are arranged in a combination
of short and long terraces to create shared open courtyard spaces. The
relationship of the houses with Bristol Road and the courtyards has in
some instances led to a confusion of fronts and backs.
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32-35 dwellings per hectare

6. Bowling Green Lane

Bowling Green Lane is a residential area forming part of the late
C20th town expansion of Cirencester off Abbey Way directly north of
Cirencester. A mix of semi-detached and terraced houses follow the
street in a geometric arrangement. Houses on corners are rotated and
benefit from a larger setback from the street. Building heights are two
storey and front onto Bowling Green Road.
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4.6 Residential Neighbourhoods Analysis
32-35 dwellings per hectare

7. Bowly Road

A large development area located south of Cirencester town and
north of the site. This area of development forms part of a significant
expansion of Cirencester during the 1960’s onwards. Bowly Road
consists of semi-detached 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.
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27-29 dwellings per hectare

32 dwellings per hectare

8. Mill Place

A recent development comprised of semi-detached 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 onto a
shared open space.
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9. Partridge Way

Arranged along curving streets, this area of development consists of two
storey detached houses which front onto the street. Houses are setback
and a variation in their orientation leads to an organic arrangement and
a varied street scene.
Detached houses front on to more organically arranged streets. The
setback of the houses and the angle of their rotation varies for each
house thereby creating a varied streetscene.

4. Understanding Cirencester

4.6 Residential Neighbourhoods Analysis
10. Alexander Drive

A residential area located adjacent to the site at the north east.
Comprised of semi-detached and detached houses, a strong street
frontage arrangement exists with some side on at corners. 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 exist through the area. A number of cul-desacs provide access to houses off the main streets. Building heights are
two storeys throughout.

4 dwellings per hectare

10 dwellings per hectare

25 dwellings per hectare

11. Oaklands

A clustered residential development located north of Somerford
Road allotments, this low density arrangement comprises of detached
dwellings with private drives.
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12. Berkeley Drive

A residential development accessed off Somerford Road, this area
comprises of large detached houses with generous front and back
gardens and private drives. Two storey buildings front a cul-de-sac road
serving the development.
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4.7 Cirencester and its Surrounds
A broad analysis of the morphology of
selected villages close to Cirencester has been
undertaken. Areas within selected villages have
been studied and are summarised as follows:

1 - Siddington

Located approximately 1 mile south-east of
Cirencester, Siddington is a small village comprising
a local shop and post office, a church, village hall,
a school and residential. An expansive area of
allotments is located in the heart of the village.
In the central part of the village the residential
morphology can be described as having a central
green space with housing facing inwards creating
an intimate courtyard with a sense of enclosure.
There is a variety in setbacks and pedestrian links
permeate through the village. Houses are typically
two storeys and semi-detached.

2

2 - Ampney Crucis

Located approximately 3 miles east of Cirencester,
Ampney Crucis is a village with a population of
less than 1,000. There is a network of social clubs
within the village including a Pétanque Club and a
primary school. The morphology of the village can
be described as linear with residential facing the
main road serving the village. Residential plots are
large with front and rear gardens and are primarily
detached along the main road whilst new dwellings
are semi-detached and located off the main road.
Key junctions are often marked by triangular greens
including a tree, bench or memorial.

5
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4
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6

Site Boundary
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Siddington
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Ampney Crucis
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South Cerney
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Kemble
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Meysey Hampton
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Down Ampney
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3

Aerial view of Siddington

Land South of Chesterton, Cirencester - Design & Access Statement

Siddington residential

Aerial view of Ampney Crucis

Ampney Crucis residential
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4.7 Cirencester and its Surrounds
3 - South Cerney

Located approximately 3 miles south east of
Cirencester, South Cerney is a Saxon village with a
population today of over 3,000. Located within the
Cotswold Water Park the village has an active social
and recreational dimension and has experienced
growth over the past number of years. The village is
formed in a linear arrangement with key spaces and
buildings addressing the central streets. Residential
properties vary from newer one and two storey
semi-detached homes to older detached properties
sitting in large plots. Buildings front directly onto the
street and are setback from the road.

Aerial view of South Cerney

South Cerney residential

4 - Kemble

Kemble is located approximately 4.5 miles south
west of Cirencester and has rail connections
to Reading, London, Swindon, Cheltenham and
Gloucester. A range of local facilities including a
shop and post office, a pub and a primary school
are located in the village. Residential typologies
in the village include pairs of semi-detached two
storey dwellings and older buildings which tend to
be two storey detached houses set in large plots. It
is common for buildings to turn their gable end to
address the street. This creates spatial variety and
interest along the street scene, while also providing
some active frontage.

Aerial view of Kemble

Kemble residential

5 - Meysey Hampton

Located approximately 7 miles east of Cirencester
Meysey Hampton is a small village comprised of
a range of residential typologies including semidetached and detached one and two storey
dwellings. The relationship between buildings and
the street varies, with some properties fronting the
street directly, set back behind front gardens and
others side facing. Within the village a public open
space addresses the road junction and is activated
by a pub. This building creates a landmark in the
village whilst enjoying a relationship with the central
green.

Aerial view of Meysey Hampton

Meysey Hampton residential
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6 - Down Ampney

The village is located approximately 8 miles south
east of Cirencester. A range of local facilities are
located here including a school, a multi-use games
area, a tennis club, a village hall, a small village shop,
and a church. The arrangement of the village is set
along the main road and is linear. Two storey pairs
of terraces and large detached dwellings are located
at the north end of the village. Older buildings are
positioned at the southern end and are positioned
on large plots fronting the main road. Front gardens
have low walls to encourage visual interaction with
the shared space. Pedestrian only access to front
of residential properties exists. Low stone walls
provide a sense of enclosure and encourage natural
surveillance and interaction.

Aerial view of Down Ampney

Down Ampney residential
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Chapter 5 Understanding the Site
This chapter turns the focus of the Design and Access Statement
directly onto the site and its immediate context. Its existing
characteristics are described and analysed in detail, with a summary
overview provided of all the site characteristics.
A general description of the site in its current condition is followed
by explanation of its topographical, ecological and landscape
features. Aspects of archaeology and heritage are covered, before
analysis of existing above and below ground infrastructure that will
remain in situ during construction of development and through its
occupation.
The chapter then summarises the opportunities and constraints
presented by the site. Opportunities include those to fundamentally
integrate the development with its context, principally Cirencester
itself, through linking to, and enhancing established routes. Existing
features of the site, particularly patterns of mature landscape and
structures of heritage value at Chesterton Farm, have influenced the
pattern of proposed housing, employment and community uses, and
will help to characterise the new neighbourhood.
Constraints include those imposed by the existing above and below
ground infrastructure, notably a gas pipeline running beneath
western and southern areas of the site, and overhead power lines
passing above the south-eastern area by Spratsgate Lane. The
configuration of development has been suitably influenced by the
sensitivity of its interface with existing residential neighbourhoods
immediately to the northeast.
The designated heritage assets and Scheduled Ancient Monument
has significantly influenced the form and/or extent of proposed
development in these areas.
This chapter provides a summary overview on the various aspects
discussed therein. The Environmental Statement and supporting
technical documents, submitted as part of this Outline Planning
Application, should be referred to for further in-depth detail on the
various topics discussed in this chapter.
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5. Understanding the Site

5.1 Site Description

The site extends to 120.4 hectares (297.5 acres) and largely comprises
open agricultural fields under cultivation and open grassland. To the west,
the site is bordered by Tetbury Road and to the east by Spratsgate Lane
and Wilkinson Road. The northern boundary of the site is defined by
existing residential uses off Cranhams Lane. The south, south-west and
south-east boundaries are open to the countryside.

2

7

1

With a gently undulating land form combined with physical on-site features,
the main body of the site can be broken into three parcels. The first parcel
is located on the land immediately to the east of Tetbury Road and extends
to the high hedgerow which lines the access track to Chesterton Farm. The
second parcel lies to the east of the Farm track and extends to the minor
ridgeline east of The Cranhams - marked by a belt of trees which extend
from the urban edge in a north-south direction. The third parcel extends
east of the minor ridgeline and edges Spratsgate Lane. Two small parcels of
land, within the application boundary, include land east of Spratsgate Lane
and north of Wilkinson Road.

6
3

4

An important physical on-site feature is the Chesterton Farm complex
- which contains two Grade II listed buildings. The Steadings, located
off Tetbury Road to the west, is a compact group of “non-designated”
agricultural buildings and are of no more than local interest and do not
warrant retention.
Water features on the site include a number of ditches, none of which
are designated as a main river and two ponds; one located to the west of
Chesterton Farm and one to the east of The Cranhams, which is located
within existing planting. Another pond, located outside the site boundary
is located at The Cranhams. There are a number of trees and hedgerows
located within the site, the majority of which are identified as ecologically
important. The site is subject to a Tree Protection Order, meaning all trees
on site are subject to protection orders.

5

8

1

2

9

3

There are Public Rights of Way crossing north-south through the site. High
voltage (132KV) overhead power lines cross the eastern side of the site
with associated pylons, along with a high pressure gas pipeline running west
-east and further underground services.
Chapter two of the accompanying Environmental Statement document,
submitted as part of this Outline Planning Application, provides more
detailed information regarding site description.

Key

60

Site Boundary

Tetbury Road
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The Steadings

Existing trees in western area of the site

5. Understanding the Site

5.1 Site Description

4

Chesterton Farm Buildings

7

Northern edge boundary with residential dwellings at Drift Way in the foreground

5

6

Northern site boundary facing The Maples residential area

8

Field boundary looking north west towards Tetbury Road

9

Ditch and on-site Scheduled Ancient Monument looking towards Chesterton Farm
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Public Rights of Way on eastern edge of the on-ste Scheduled Ancient Monument
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5. Understanding the Site

5.1 Site Description

The surrounding area of the site is largely defined by three distinct land
uses and character:
•
•
•

3

Education and employment to the west,
Residential areas and areas of open space (including allotments and play
areas) to the north; and
Employment to the east.

2

5

1

There are different boundary conditions along the perimeter of the site
including dense trees and hedgerows, fences and low planting. These will
need to be considered and responded to within the illustrative masterplan
to retain the amenity of existing uses – such as existing residential
properties, as well as ensuring new dwellings are not negatively affected
by existing uses such as noise impacts from Love Lane Industrial Estate /
Tetbury Road.

4

6

8
9

7

1

Key

3

Site Boundary
College Farm Buildings
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Entrance to the Royal Agricultural University

Cirencester Office Park

5. Understanding the Site

5.1 Site Description

4

Chesterton Cemetery

7

The Cranhams

5

6

Entrance into Chesterton Farm / bridleway from Cranhams Lane

8

Chesterton Community Garden, Chesterton

9

Love Lane Industrial Estate

Somerford Road Allotments
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5.2 Topography

A topographical survey of the site has been carried out. The survey’s
contour’s indicate that ground in the western portion of the site generally
falls from the western boundary where levels are at 125m Above
Ordnance Datum (AOD), to a location approximately two thirds of the
way along the southern boundary with an elevation of approximately 115m
AOD.
Ground in the eastern portion of the site, adjacent to the embankment of
the former railway, falls towards a low point located approximately 200m
to the west of Spratsgate Lane. The low point is indicated as having an
elevation of approximately 115.0m AOD.

125m
AOD

Chapter seven of the Environmental Statement provides more detailed
information regarding ground conditions on the site, including topography.
125m
AOD

122.5m
AOD
120m
AOD

120m
AOD

125m
AOD

122.5m
AOD
117.5m
AOD
122.5m
AOD
115m
AOD

Key

Site Boundary
2.5 metre contours Above
Ordnance Datum (AOD)
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5. Understanding the Site

5.3 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 and provide
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.
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 has been carried out. The findings of which
are set out within two ‘Arboricultural Assessments’; 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 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.

Key

Site Boundary
Existing ponds
Special Landscape Area
Cotswolds Area of Outstanding Natural Beauty
(AONB)
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)
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)
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5.4 Green Infrastructure Features
Woodlands, Trees and Hedgerows

The tree stock on-site is largely confined to field boundary hedgerows and
the site perimeter. The majority of the species are native or naturalised,
with Maple and Ash dominating the species distribution, followed closely
by Hawthorn, Lime and Elm. There has been significant tree belt planting
along field boundaries within the last ten years, which provides screening
of the site. The amenity value of the trees was reflected by Cotswold
District Council (CDC) in 2014 when a Tree Protection Order was placed
on all trees and woodland within the site.
A detailed tree survey has assessed the quality of the trees on-site and
found that the majority of the stock (61%) is of moderate quality (category
B, with an estimated remaining life expectancy of at least 20 years).
Approximately 19 items (11%) of high quality were also identified (category
A, life expectancy of over 40 years), principally mature oak and lime, and
including two veteran trees.
The baseline tree assessment identified that the proposals retain as many
of the trees as possible, and in particular the higher quality trees (classified
as category A and B trees in the survey).
The network of field boundary hedgerows contributes to the network of
habitats on-site, and connects a number of mature trees that have ‘grown
out’ of the hedgerows. Whilst most were found to be species poor, it
was also identified that a number of these hedgerows were of value to
navigating and foraging bats.

Water Features

Ecology

The baseline assessment has identified that there are no designated sites,
habitats or species present within the vicinity of the site that pose an ‘in
principle’ constraint to the proposed development. It also confirms that no
statutorily protected nature conservation sites would be materially affected by
the proposals.
The majority of the site comprises arable and intensively grazed improved
grassland of little intrinsic ecological value. A number of more valuable
habitats are located on the field boundaries, namely hedgerows and areas of
woodland.
A number of protected or notable species have been identified within the
site including: badgers, bats, barn owls, brown hare, common lizards and
slow worm. Whilst it is recognised that there are some constraints posed by
bats and great crested newts, the baseline studies confirmed that there is no
reason to expect that the site could not be developed in a way that would
maintain its ecological interest and provide additional ecological value through
the provision of new/extended habitats and features.
Linear vegetated features which function as wildlife corridors are shown on
the plan opposite.
Chapter nine of the Environmental Statement provides more detailed
information regarding existing ecology and biodiversity across the site. The
Green Infrastructure Strategy (chapter four) should also be referred to for
further detailed information on the above mentioned features.

In keeping with the character of the Kemble Dip Slope Landscape
Character Area, which describes infrequent and inconspicuous small
watercourses in the landscape, there are no permanently flowing
watercourses or streams within the site. There are two field ditches
draining the site that are seasonally wet. There are also two small ponds
located within the site, and two a short distance off-site, one in a field to
the south-west and one to the south west of The Cranhams house. The
locations of these water features are illustrated on the plan opposite.

Existing Grasslands

Ecological surveys undertaken as part of the Environmental Statement
found that existing grassland within the site is predominantly restricted to
small pasture fields associated with Chesterton Farm, and four isolated
pastures to the east of Somerford Road and Spratsgate Lane (see plan
in Section 5.4 of this document). These fields are all improved pasture.
The ecological survey assessed the value of the improved pastures to be
negligible, and the semi-improved pastures and field margins to be of low
ecological value.
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On-site boundary trees and hedgerows
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5.4 Green Infrastructure Features
Key
Site Boundary
Heritage
Registered Park and Garden
Cirencester Park (Grade I)

Woodlands and Trees
Tree and vegetation canopy extents for
features with a height of 3m and above

Scheduled Ancient Monuments

Other Structural Woodland (National
Inventory of Woodland and Trees and sitebased habitat surveys)

Grade II* Listed Building
Grade II Listed Building
Ecological and Water Features
Key Wildlife Sites (Gloucestershire
Centre for Environmental
Records)
Strategic Nature Area
(Gloucestershire Nature Map)
Ancient Woodland
Main Water Features
Ponds Within 500m of site
Deciduous Woodland (Priority
Habitat Areas - Natural England)
Other Habitats (Priority Habitat
Areas - Natural England)
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Access and Recreation
Amenity Green Space
Natural and Semi-Natural Open Space
Restricted Formal Park (Cirencester Park
noted as Public Formal Park on Open Space
Strategy Map 4.2)
Allotments
Children’s Public Playing Area
Grass Pitches
Cemetery
Public Rights of Way
Other Route with Public Access
Cycle Routes
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5.5 Landscape Character and Visual Amenity
The site lies within the Kemble Dip Slope Landscape Character Area.
Baseline studies found that the site shares key characteristics of the local
landscape including: medium to large scale arable fields, tree plantation
belts, trees, field boundary hedgerows, farmstead and Cotswold stone
walling.
However, the close proximity of the existing urban edge of Cirencester
which bounds the site, and the prominent pylons and overhead electricity
cables in the eastern part of the site, detract from the intactness of the
rural landscape.
The visual envelope of the site is contained by the existing urban edge to
the north, whilst trees and hedgerows bounding highways filter views into
the site from public highways to the west and south. Long distant views
from the surrounding rural landscape are limited by undulating topography
and the embankment of the former railway line, and the overlying pattern
of copses, trees and over mature-hedgerows. Plantation belts contain the
site along its southern and western boundaries - and limit visibility into the
site from the rural landscape to the south and along Tetbury Road.
The baseline assessment of local views towards the site has identified
sensitive receptors where visual amenity is to be considered, including the
Cotswolds Area of Outstanding Natural Beauty (including Monarch’s Way),
Kemble/Ewen Special Landscape Area, and the network of Public Rights of
Way (PROW) within and to the south of the site.
The baseline studies identify three coherent visual parcels across the site
area that are defined by topography and vegetation. These comprise:
•

Land to the west of Chesterton Farm - this land is over 120m Above
Ordnance Datum and is visually separated from land to the east by the
hedges and planting belt associated with the farm track and bridleway,
which runs north-south across the site to the west of the farm. This
area is visually contained with few opportunities for views beyond
the site boundaries although there is some intervisibility with the
settlement edge, including the Chesterton Cemetery, to the north;

•

The central area including Chesterton Farm buildings and land
adjacent to The Cranhams - this land broadly comprises a catchment
or valley head between the higher land to the west and the broad
localised watershed, or ridge, and associated hedge and planting
belt, to the east of The Cranhams. This area too is generally
visually contained although there are opportunities for views to the
agricultural land to the south of The Cranhams, through the gap in the
planting belt along the southern site boundary. There are also glimpsed
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views from within this area, including from the PROW, to Chesterton
Farm and The Cranhams; and
•

The eastern site area - this land broadly comprises another catchment
or valley head between the ridge east of The Cranhams and the
disused railway, with its associated planting, that runs along another
localised ridge at the eastern site boundary. This area too is generally
visually contained, although there are opportunities for views to the
agricultural land to the south of The Cranhams, through the gap in the
planting belt along the southern site boundary. This area is a little less
cohesive than those to the west due to its visual and physical division
by the hedge-lined Wilkinson Road. Overhead cables, carried on
pylons, cross this area from the eastern boundary south west to the
southern boundary and are a prominent feature in the landscape.

Intervisibility with the Built Environment
The site lies adjacent to the existing south-western settlement edge of
Cirencester. The nearest villages are Upper Siddington and Siddington
to the south-east, with Ewen and Kemble somewhat further away to the
south west. The baseline assessment identified inter-visibility between
the site and these villages is entirely screened by intervening trees and
hedgerows. To the west of the site are a number of historic buildings
within the grounds of the Royal Agricultural University. There are scattered
farmsteads in the rural landscape, including Chesterton Farm within the
site, and North Furzen Leaze Farm to the south.
Chapter ten of the Environmental Statement provides more detailed
information regarding landscape and visual amenity. The Green
Infrastructure Strategy (chapter four) should also be referred to for further
detailed information on the above mentioned features.

Southern boundary bridleway looking south towards Siddington
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5.6 Summary of Green Infrastructure Features
Key

Site Boundary
Woodland and Trees
Treeline / scattered tree

Other Landscape Features
Dry Stone Wall

Broad-leaved semi-natural
woodland

Fence

Broad-leaved plantation
Plantation mixed woodland
Coniferous plantation woodland
Category A trees
(from the BS5837 Survey)
Category B trees
(from the BS5837 Survey)
Veteran Trees
(from the BS5837 Survey)
Ecology and Water Features
Intact species-poor Hedgerow
Defunct Species-poor Hedgerow
Intact Species-poor Hedgerow
and Trees
Dense Continuous Scrub
A

Arable Grassland

I

Improved Grassland
Thames Water Attenuation Basin
Water course
Dry Ditch
Pond
Pond - Great Crested Newt
Breeding Pond
Badgers: Active Setts
Bats: Locations most Impor tant for
Navigating and Foraging Bats
Bats: Confirmed Roosts in Building

Existing Farm Buildings
Access and Recreation
Public Rights of Way
Footpath (Gloucestershire County Council
2014)
Bridleway (Gloucestershire County Council
2014)
Restricted Byway (Gloucestershire County
Council 2014)
Other Route with Public Access
Recreational Route (Monarch’s Way)
Cycle Routes
LR1 Cycle Route (Sustrans)
Sustrans National Cycle Route 45
Cycle Routes from Kemble Station:
Cycle Route 1: The Infant Thames
Heritage
Scheduled Ancient Monument
Listed Buildings on and adjacent to site (all
Grade II)
Landscape and Visual Matters
Visual Envelope and Character
Zone West
Visual Envelope and Character
Zone Central
Visual Envelope and Character
Zone East
Oppor tunities for Views to Listed Building
Frontage
View Cone from Listed Building

Bats: Trees with High and Medium
Bat Potential
Reptiles Recorded
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5.7 Archaeology and Heritage
Since 2011 an extensive and systematic programme of archaeological
investigations, as well as a geophysical survey, has been carried out to
determine all archaeological and heritage assets of importance, both below
and above ground, within and around the site. This work has been completed
in consultation with Cotswold District Council’s specialist advisor and Historic
England where appropriate.
The investigations which comprised an initial desktop study - with the results
tested and augmented by a comprehensive geophysical (magnetometer)
survey and three phases of trial trench evaluation; identified a number of
‘designated heritage assets’ situated in the vicinity of the site. These findings
are shown overleaf.
Localised areas of late prehistoric activity concentrated in the west and
Roman settlement remains in the east were found and provided important
information regarding the date, nature and state of preservation of the
heritage assets throughout the masterplan process.
The site contains two Grade II listed buildings (the Barn and Chesterton
Farmhouse) at Chesterton Farm, both of which receive statutory protection
and are discussed in further detail on the page 72.
The site also includes the northern 4.5 hectares of a Scheduled Ancient
Monument (SAM) (SM 464) which extends beyond the site towards the
south and measures 21 hectares in entirety. The SAM lies at approximately
120 metres Above Ordnance Datum and comprises a low ridge at the east,
with the ground falling away to the west. Within the SAM area located on site,
prehistoric through to roman features have been identified. However, it has
also been assessed that due to the agricultural status of the site and impact
from annual ploughing for arable cultivation on site, the state of preservation
of archaeological remains are poor. Based on this finding, English Heritage
has concluded that the SAM area located on site could be enhanced by
development, as its physical preservation would be improved by taking it out
of cultivation.
Representing the physical remains of medieval and later arable cultivation are
areas of ridge and furrow earthworks - located south of The Cranhams and
beyond Wilkinson Road in the east end of the site. These areas are of no
greater importance than low or local importance, given that they are relatively
common landscape features.
A more detailed Archaeological Evaluation report, submitted as part of this
Outline Planning Application, provides further detail on the findings observed
from on-site archaeological survey work. The Environmental Statement should
also be referred to for further detail.
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Ditch located within the on-site SAM

Land South of Chesterton, Cirencester - Design & Access Statement

5. Understanding the Site

5.7 Archaeology and Heritage

Key
Site Boundary
Type of Anomly 				 Interpretation
Dipolar Isolated				Ferrous Material
Dipolar Linear					Service Pipe
Magnetic Disturbance		 Ferrous Material
Linear Trend						Field Drain
Linear Trend						Ridge and Furrow
Linear Trend						Agricultural
Magnetic Enhancement
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5. Understanding the Site

5.8 Built Heritage

There are a number of heritage features within and adjacent to the site. A
summary of these is as follows:

Chesterton Farm

Situated at the heart of the site, Chesterton Farm comprises a compact
arrangement of standing buildings accessed along a track from the north off
Cranhams Lane. The farmhouse and barn are both Grade II listed buildings
and are therefore afforded statutory protection.

It was recognised that the setting could be maintained through:
•

•

Appropriate scale and adequate ‘stand-off’ of new development;
preserving, respecting and allowing appreciation of the
interrelationships and spaces between the farmhouse, the kitchen
garden and the retained farm buildings;

Retention of an open aspect to the south-east of the farmhouse, focussed
on the paddock here, with wider connections to the farmland to the
south. This open setting aims to retain an agricultural character. This
would allow views to and from the main frontage of the farmhouse
(including from the public rights of way to the southeast) in an open area
with an agricultural character.

Having originated in the late 18th century only part of the original barn
and farm house have survived. However, the farm complex as a whole
has evidential value in the way it provides the ability to trace the changes
of farming practices in the area through the layout and architecture of the
farmstead. The buildings themselves exhibit varying degrees of aesthetic
value.
In addition to retaining the listed buildings and their features of special
architectural or historic interest, careful consideration has been given to
their setting. The demolition of unsightly and unsympathetic later 20th
century agricultural buildings and sheds from within and around the margins
of the courtyard would represent an enhancement to the setting of the
farmstead as a whole.
The setting of the farm complex has been an important consideration
during the design evolution and masterplan development process for
the site. In enhancing the significance of the structures and maintaining a
sense that the farm remains a prominent feature within the site, the farm
complex is envisaged to be reused for community and mixed uses - all of
which are integrated into the heart of the development.

1847 Historical map of Chesterton Farm Complex
Source: Gloucestershire Records Office, D674b P24.

Chesterton Farm Complex today

Key
Grade II Listed Buildings (to be retained)
Curtilage Building (to be retained)
Other C20th agricultural buildings
Chesterton Farmhouse
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5.8 Built Heritage

The Steadings

Also located on the site is a compact group of “non-designated” agricultural
style buildings known as The Steadings. Currently accessed from Tetbury
Road the current buildings at The Steadings originated as the Veterinary
Hospital associated with the Royal Agricultural University. The more recent
utilisation of The Steadings as a transport depot has completely altered the
main building to the extent that its historical associations and legibility as
a former veterinary hospital can no longer be understood or appreciated.
The buildings around it have also been altered, and they exhibit little
architectural merit or historical interest. The buildings are of no more than
local interest and do not warrant retention.

The Cranhams

Located outside but in close proximity to the boundary of the site is The
Cranhams - a Grade II listed building. Aside from this standing building a
number of below and above ground features are present.
The Cranhams is said to have been built in 1838 with some later additions
made in the 19th century. The house is accommodated over three storeys
with a south facing orientation towards the open countryside. Dense
vegetation and trees define the garden boundary and extents of The
Cranhams site.

Baseline assessment of The Cranhams recognises that in order to ensure
that the contribution made by its setting is, where possible, maintained the
proposals should allow for:
•

•

Reinforcement of planting along the northern and eastern boundaries
of the private garden and paddocks curtilage to ensure a visual screen
and sense of spatial/physical separation from the adjacent proposed
development; and
Retention of a view cone allowing for views from the upper storeys of
the private house to the farmland to the southwest.

Other Features

Aside from the standing buildings, remnant ridge and furrow earthworks
and below-ground archaeological remains, the site includes non-designated
features of historic landscape value - most notably the drystone walls
that define the individual field parcels. These should be retained and
re-used wherever possible to assist in the maintenance of local character
and distinctiveness through the development process. The majority of
the hedgerows within the site appear on historic maps dating from 1777
and could therefore be considered “important” under the Hedgerow
Regulations of 1997.
Tetbury Road, which bounds the site, runs along the line of an important
Roman road, the Fosse Way.
Chapter eleven of the Environmental Statement provides more detailed
information regarding archeology and listed buildings on the site.

Chesterton Farm building

The Steadings

The Cranhams
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5.9 Other Key Site Features
Surface Water Drainage, Flood Risk and Ground Investigations

The site is located within Flood Zone 1- land at the lowest risk of flooding
- as defined by the Environmental Agency’s river and sea flood mapping.
The site therefore has a low probability of flooding from rivers (less than 1
in 1000 annual probability (<0.1%)). Due to the ‘low - risk classification the
site can be developed safely without increasing flood risk.
Geological mapping indicates that the geology is Forest Marble Formation,
Limestone and Mudstone. Further ground investigations have confirmed
these ground conditions as comprising limestone with occasional pockets
of more cohesive material above. Environment Agency mapping indicates
that the site is located on a principal aquifer associated with the underlying
limestone strata. This therefore means the site is unsuitable for use as a
cemetery.
Environmental Management Systems carried out intrusive ground
investigations and contamination testing on the site. These investigations
indicate that the disposal of surface water runoff through infiltration
techniques is feasible and therefore confirms there are no issues preventing
development on the site.
All developments present opportunities to incorporate Sustainable
Drainage Systems (SuDS), which might include infiltration drainage
(infiltration or soakaway is the temporary storage of water to allow it to
naturally soak away into the ground) or attenuation of flows (attenuation is
the process of water retention on-site and slowly releasing it in a controlled
discharge to a surface water or combined drain or watercourse). SuDS are
designed to mimic the natural hydrology of the undeveloped land. A SuDS
strategy has been prepared for the site and is designed to accommodate
surface water runoff from all events up to and including 1 in 100 year flood
events, including appropriate allowance for climate change.

Foul Water Drainage

Sewer records obtained from Thames Water Utilities Limited indicate the
presence of adopted foul and surface water networks on the site.
The plan opposite illustrates two surface water sewers and a Thames
Water Balancing Pond, of which the latter is located outside the site
boundary. A 375mm diameter sewer conveys flows from Thames
Water’s Balancing Pond to the head of Ditch 1. A 525mm diameter sewer
conveys flows from the eastern part of the residential development along
Cranhams Lane and discharges to Ditch 1. A 225mm / 300mm diameter
foul water rising main and gravity sewer are located within the north-east
corner of the site.
Thames Water has confirmed that the existing treatment works at South
Cerney has already been upgraded so that it can accommodate the flows
of waste water from the proposed development on the site. They have
been commissioned to develop a design solution which will provide a new
pipeline to convey wastewater from the new development directly to the
treatment works (see plan below). Work with Thames Water to identify
the best route for the new sewer, which will run within land owned by the
Bathurst Estate and along public highways, is ongoing. With a new sewer
in place there is the potential for some of the flows of wastewater from
existing houses in Chesterton to be transferred from the existing sewer
network to the new sewer. If it were to happen this would reduce the
flows in the existing sewer network and the associated risk of flooding that
has been experienced in parts of Cirencester. Thames Water has been
commissioned to design a new pipeline to convey flows from the proposed
development directly to the sewage treatment works in South Cerney.
Further detail of such is provided in the Foul Water and Utilities Report
and the Environmental Statement, submitted as part of this OPA.

Gas

Two below ground gas pipelines run through the site and extends beyond
the site boundary. On the east side of the site an intermediate gas main
runs in a north-east to south-east direction towards Spratsgate Lane and
extends beyond the site boundary. Where this line meets with Spratsgate
Lane a below ground National Grid high pressure gas pipeline runs along
the end of the site in a west direction towards Tetbury Road to the south
of The Steadings.
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 plan
opposite illustrates the easements, as required by the Health and Safety
Executives ‘Planning Advice for Developments near Hazardous Installations
Land Use Planning Methodology Guidance’ (PADHI) document. The
guidance document stipulates that certain uses can be delivered within
appropriate exclusion zones, depending on their use.

High Voltage Power Lines

There are two overhead powerlines crossing the site. These high voltage
power lines (132Kv), with associated pylons, run in a north east to south
west direction, crossing over Spratsgate Lane. Running in parallel, these
lines exit the site and extend to the open countryside to the east. The
plan opposite illustrates the safety setback requirements for power lines,
as provided by the National Grid “Sense of Place: Design Guidelines for
Development Near High Voltage Overhead Lines” guidance document.
These setbacks or exclusion zones provide appropriate safety distances for
swing and sag stand off from the power lines.

A Flood Risk Assessment and Surface Water Drainage Strategy, submitted
as part of the Outline Planning Application (OPA), outlines the detailed
approach for surface water drainage and flood risk management at the
site. The Environmental Statement should also be referred to further
information.
Key
Site Boundary
Proposed sewer
alignment
South Cerney Sewage
Treatment Works
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On-site gas pipeline marker

On-site pylon
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5.9 Other Key Site Features
Key
Site Boundary
National Grid high pressure gas pipeline
Inner exclusion zone (PADHI)
Middle exclusion zone (PADHI)
Outer exclusion zone (PADHI)
Intermediate gas main with easement
Inner exclusion zone (PADHI)
Middle exclusion zone (PADHI)
Outer exclusion zone (PADHI)
Thames Water surface water sewer
Existing foul drainage with easement
Existing watercourse
Easement to watercourse
Water features located within and adjacent to the site
Overhead Powerlines
HSE safety distance setback
Existing overhead powerlines (low voltage) to be grounded /
removed as part of the development
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5.10 Site Opportunities
Opportunities as identified on the plan opposite are existing characteristics of
the site and its immediate context that can provide a positive contribution to
the development. A summary of these is provided below:

•
•

•
•
•
•
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Kemble
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Tetbury
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Existing bridleways and
footpaths provide links back into
Chesterton and Cirencester

Potential to reuse
listed buildings
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View towards the countryside

Spratsgate Lane

Key
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		Bridleway

Existing listed building

Existing trees

Potential access points

		Footpath

Existing woodland

Existing hedgerows

Proximity to RAU

		Cycle route

Existing field boundary planting

Views

Land South of Chesterton, Cirencester - Design & Access Statement

Existing
Allotments

m
120

m

•

Potential connection
and synergy
between RAU
and the proposed
development

oad
dR
r for

•

RAU
Consented
Scheme

S o me

•

The site benefits from various connections into Chesterton that currently
exist and have the capacity to be improved, integrating the proposed
development into existing residential areas and onwards into Cirencester
town centre;
The southern edge of the site benefits from views out to the countryside
and presents the opportunity to create an attractive edge to Cirencester;
The opportunity exists to retain and enhance existing public rights of way
and bridleways through the site;
Existing trees and hedgerows provide structured landscape features which
can influence and enhance proposed informal open space and indicate
routes for new drainage features;
In respect of access opportunities, the site is contiguous with Tetbury
Road to the west and Spratsgate Lane to the east. The land east of
Spratsgate Lane can be accessed from Wilkinson Road;
Kemble train station lies approximately 3.5 miles from the site;
Cirencester Water Park lies approximately 6 miles from the site;
Cirencester Park lies approximately 1.5 miles from the site;
The Royal Agricultural University (RAU) has planning consent for business
uses to the northwest of the site beyond Tetbury Road; and
Listed buildings at Chesterton Farm present opportunities for conversion
refurbishment, and integration into the new neighbourhood.

To
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D
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D
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Love Lane
Industrial Estate
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5.11 Site Constraints
To
Town Centre

The plan opposite sets out identified constraints across the site and its
immediate context that will impose limitations on the extent or type of
appropriate development. A summary of these is provided below:
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A network of above and below ground utilities including high voltage
power lines, sewer pipes and two gas pipelines (of differing pressures)
are located within the site;
An undulating topography rising from 117 metres Above Ordnance
Datum (AOD) at the south east to 125m AOD at the north west;
The existing settlement edge along the northern edge of the site
comprises a significant number of residential properties;
Neighbouring land uses include the Love Lane Industrial Estate,
allotments, a cemetery, education and open space;
Potential noise issues from the neighbouring Love Lane Industrial Estate;
Grade II listed buildings on-site comprise the Chesterton farmhouse and
barn;
The Grade II listed house at the Cranhams is situated on a plot adjoining
the site boundary;
A Scheduled Ancient Monument (SAM) is located partially within the site,
and extends to the south;
Existing vegetation and planting on-site needs to be assessed and, where
appropriate, integrated into design approaches for the site;
Existing water bodies, including watercourses and ponds are present
within the site;
Certain existing ecological habitats within and near the site will need
to be maintained and, where appropriate, any adverse impacts of
development mitigated; and
Consideration should be given to distant views from the Royal
Agricultural University and the Area of Outstanding Natural Beauty.

Key

		Below ground sewer

Existing listed building

Existing hedgerows

Easement for pipeline

		Ditches

Existing field boundary planting

Existing pumping station with exclusion zone

		Existing pond

Existing trees

Below ground gas pipeline

Existing overhead powerlines and
indicative development exclusion zone
Scheduled Ancient Monument
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Chapter 6 Design Process and
Masterplan Framework
This chapter explains how the design proposals for the site have
been developed through a process of stakeholder and community
engagement, leading to the preparation of a Masterplan Framework.
An important stage in this process was the Community Planning
Weekend held in May 2014, and some of the output of that event
is included here in the Design and Access Statement (DAS). Also
included is a summary of the Masterplan Framework plan which
sets key principles for the form, extent and type of development
proposed for the site, and represents a precursor to the Outline
Planning Application (OPA). It forms the basis for the Illustrative
Masterplan that is set out in Chapter 7, and for the Parameter Plans
that are submitted as part of the OPA (and are included in Chapter
10 of this DAS for reference purposes).
A full Statement of Community Involvement is submitted as part
of the OPA, and should be read alongside the DAS. This chapter
therefore focuses on how the proposed masterplan itself evolved
through the engagement process, rather than the process itself.

Land South of Chesterton, Cirencester - Design & Access Statement
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6. Design Process and Masterplan Framework

6.1 Community Engagement
Community
Animation

April-May 2014
To encourage a good level of participation
at the proposed Community Planning
events and to explain the project
objectives for the site, a ‘Community
Animation’ programme was carried out
mid 2014.
This was an opportunity to introduce
people to the Community Planning
process, to begin to understand the local
issues, and encourage their participation
in the proposed events. A series of
visits were made to carry out pre-event
informal conversations with people
encountered in the street or in shops and
cáfes in Cirencester, as well as meetings
with formal groups.
As part of this stage of the process,
meetings were held with a number of
groups and organisations, of which a full
list is provided in a supporting Statement
of Community Involvement Report,
submitted as part of this Outline Planning
Application (OPA).

COMMUNITY
PLANNING
WEEKEND

May 2014

Report
Back

May 2014

Over 300 people came to the two
day Community Planning Weekend to
discuss the proposed creation of a new
neighbourhood to the south-west of
Cirencester. The event was an opportunity
for the community to discuss the proposal;
share local knowledge; participate in
planning the new neighbourhood; and for
the Bathurst Development Limited (BDL)
team to hear local views and reflect on
the feedback.
Ideas to emerge included:
• Creating high quality open spaces and
green routes;
• Providing a range of well-designed
affordable and open market homes;
• Providing community facilities at an
early stage;
• Addressing issues of traffic and
congestion in Cirencester;
• Establishing a series of forum events
to enable the community to continue
to participate in the development
of the plans.

Following the public workshop days, the
design team analysed and summarised
the outcomes and drew up a Concept
Masterplan for the new neighbourhood at
Land South of Chesterton. A broadsheet
was handed out at the event which
presented the Concept Masterplan and a
summary of the key themes discussed over
the course of the Community Planning
Weekend.
The design proposals illustrated by the
Concept Masterplan reflected particular
responses to inputs received during the
Community Planning Weekend. Further
details of the influence of the consultation
on the design are set out in the SCI.

Community
Forum

Learning
Journey

June 2014

August 2014

The Community Forum was organised
to ensure that there was continuing
dialogue between the design team
and the Cirencester community as the
masterplanning process evolved. It was
a well-attended event, with people
attending a meeting which was then
followed by a hands-on-planning session.
Feedback included concerns regarding
sewage, flooding, the existence of a high
pressure gas line across the site, scale and
density, and traffic. The project team have
sought to address these issues over the
last 18 months in preparation of the OPA.

A ‘Learning Journey’ tour took place on
August 15th which visited three schemes
considered to have aspects comparable
to the proposals for the site; Fairford Leys
and Berryfields, both in Aylesbury, and
Fairfield Park near Letchworth. The trip
was attended by a mix of residents, with
involvement from Local Councillors. Two
planning officers from Aylesbury Vale
District Council gave a guided tour of the
two schemes in Aylesbury. Feedback and
reactions from attendees regarding the
developments were varied in terms of
their views on architectural style, level of
activity, community facilities, sense of place
and quality of development.

Refer to page 84-85 of this document and
the Statement of Community Involvement
for more detail on the Community
Planning Weekend.

Concept Masterplan presented during the
Community Planning Weekend
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6. Design Process and Masterplan Framework

6.1 Community Engagement

Community
Forum

October 2014
A second Community Forum was held on
22nd October 2014 in the Bingham House
Gallery in Cirencester. A presentation of
the feedback received from attendees
of the Learning Journey event was made
and participants had the opportunity to
view an exhibition, before presentations
focusing on the technical work which had
been under taken to inform the developing
proposals was made by the consultant
team.
There were updates on planning;
landscape, archaeology, ecology, utilities
and services, and movement and transport
- including a demonstration of the traffic
modelling tool being developed to analyse
existing and future traffic movement
across Cirencester.

Movement
& Transport
Day

November 2014
Following repeated reference to highways
issues at the previous community events,
the local community was invited to
participate in a day long exercise exploring
aspects of movement around the town on foot, by bicycle and by car. A series of
workshops were run, assessing different
aspects of movement and transport,
supported by a bus tour for the whole
group and smaller walking / cycling trips to
identified points of interest or concern in
and around the town.
The event assisted in increased
understanding of existing transport issues
in and around Cirencester to inform the
Transport Assessment process.

Community
Update
Exhibition

Masterplan
Framework
Consultation

July 2015
An exhibition was held to give an update
on technical work, ongoing for three years,
which informed the proposals for the site.
The exhibition was an opportunity to
show the public the emerging proposals,
receive feedback and input and answer
queries.
Emerging transport mitigation proposals
were presented including off-site
improvements and site access proposals.
An emerging masterplan was presented
detailing land uses and illustrative aerial
views. Approximately 160 people attended
the exhibition and engaged in various
discussions with the BDL team.
Refer to page 86 of this document and the
Statement of Community Involvement for
more detail on the Community Update
exhibition.

PreApplication
Exhibition

November 2015

October 2015
In line with Cotswold District Council’s
(CDC) draft Local Plan requirements, a
Masterplan Framework Document (MPF)
was produced for the site. The MPF was
consulted on and submitted to CDC prior
to this OPA being submitted for the site.
The MPF provided a comprehensive vision
for the development as a whole, setting
out key design principles to facilitate high
standards of design. It also demonstrated
community participation undertaken in
developing the vision. An online public
consultation was held for three weeks to
enable members to view and comment
on the document, prior to submission to
CDC in December.

Held at the Bingham House Gallery in
Cirencester over two days (November
20th and 21st), local community members
were invited to attend an exhibition which
outlined the proposals for the site prior to
submittal of the OPA to CDC.
Team members were on hand to answer
questions and feedback forms were
available for people to submit fur ther
comments.
Refer to the Statement of Community
Involvement for more detail on the PreApplication Exhibtion.

Refer to page 87-91 of this document and
the Statement of Community Involvement
for more detail on the MPF document.

Land at Chesterton, Cirencester

Masterplan Framework
October 2015

Transport Update – 22 October 2014

Masterplan Update
July 2015

CONSULTATION DRAFT

Bathurst Development Limited

Transpor t Update Presentation

Movement and Transpor t Day, November 2014

Masterplan Update Brochure

Consultation Draft MPF Front Cover
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6. Design Process and Masterplan Framework

6.2 Stakeholder Engagement
Stakeholder
Involvement

Meetings have been held throughout the design process with statutory
consultees and other stakeholder groups to give them an overview of the
emerging proposals, discuss options and keep them informed of any progress
regarding technical development of strategies relating to transport, drainage
and archaeology, heritage and masterplanning. Meetings have been held with
the following bodies:

Stakeholder
Briefing
Workshop

Cotswold
District
Council

March 2014

Monthly meetings
2015

Prior to the Community Planning Weekend a workshop was held with key
stakeholders to inform them of the upcoming event and planning background
to the proposed allocation and development of the site.

Monthly meetings were held with CDC throughout 2015 to discuss detailed
design issues and results of technical assessments. Topics covered included:
•

The masterplan;

•

Ecology and archaeology;

•

Landscaping and green infrastructure;

•

Drainage;

•

Cotswold District Council (CDC)

The workshop included a guided walk around the town centre and to the
Amphitheatre site, and group-working around plans of varying scale - where
issues, opportunities and ideas relevant to the site were debated. Key
discussion points included:

•

Gloucestershire County Council (GCC)

Sports and recreation;

Cirencester Town Council

How to publicise to and engage the widest possible section of the
community in developing the Vision;

•

•

•

•

Utilities and contamination;

•

Historic England

Access and transport; and

Highways England

Analysis of the existing community infrastructure;

•

•

•

The Environmental Statement.

Local Bus Operator

•

Environment Agency

Provision of community hubs within the development with a range of
community uses;

•

•

•

•

Gloucestershire Farming and Wildlife Advisory Group (FWAG)

•

Gloucestershire Wildlife Trust

•

Thames Water

•

National Grid

•

Wales and West Utilities

•

Scottish and Southern Energy

•

Health & Safety Executive

•

British Telecom.
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•

Provision of a mix of housing to create a balanced community;

•

Opportunities to improve road infrastructure and provide alternatives
to the car including bus, cycling and walking;

•

The opportunity to provide improved bus services linking through the
site;

•

Provision of a high quality gateway to Cirencester along the Tetbury
Road;

•

The opportunity to deliver high quality green infrastructure,
incorporating allotments, leisure space and ecology; and

•

The opportunity to provide green pedestrian and cycling routes
linking to existing neighbourhoods, the town centre and the
countryside.

Land South of Chesterton, Cirencester - Design & Access Statement

Planning officers attended the meetings to discuss proposals in detail and input
into the development of the masterplan and technical work.
In addition, a pre-application pack of information was submitted to CDC for
comment in July 2015. This provided CDC with some background information
to the site and information regarding the detail that would be submitted as
part of the OPA e.g. the contents list of the Design and Access Statement.

6. Design Process and Masterplan Framework

6.2 Stakeholder Engagement

Gloucestershire
County
Council

Cirencester
Town
Council

Monthly meetings
2015

July - October 2015

i-Transport held monthly meetings from May 2015 with GCC to discuss
detailed access issues, as well as agreeing an approach to the Transport
Assessment relating to scope and structure. In addition discussions included:
•

Site access for all modes of transport

•

Off-site vehicular improvements – reviewing options and GCC’s
preferred approach

•

Off-site pedestrian and vehicular improvements

•

Public transport

•

The Masterplan

•

A Travel Plan

Detailed discussions were held with CDC, GCC and Historic England to
discuss the bus/pedestrian/cycle link across the Scheduled Ancient Monument.
Proposed sections and plans of the crossing were discussed, along with
suggested materials and key considerations relating to views from listed
buildings.
In addition meetings were held with the local bus operator, to discuss the bus
strategy for the site.

A presentation was made to Cirencester Town Council (CTC) in July 2015
to provide an update on the development proposals for the site. The project
team gave a short presentation followed by a Q&A session. The meeting
raised a number of issues regarding the site, including:
•

Traffic Impacts and external transport improvements

•

Public transport

•

Density

•

Layout and design

•

Employment provisions

•

Open space

•

Services and infrastructure

•

Future activity

Stakeholder Workshop March 2014

Cirencester Town Council expressed a desire to continue to work with the
project team, and a series of follow-up workshops were undertaken covering
transport, planning and the masterplan. Discussions are ongoing with CTC
giving an update on the Outline Planning Application submission.

Stakeholder Walk-about March 2014

Land South of Chesterton, Cirencester - Design & Access Statement
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6. Design Process and Masterplan Framework

6.3 Design Process

The masterplan has evolved throughout the community planning process
and can be described through four stages of evolution. A summary of these
stages is provided below:

Stage 1: Community Planning Weekend - Concept Masterplan

CONCEPTUAL MASTERPLAN

Stage 1: Community Planning Weekend Concept Masterplan
This stage involved information gathering from the public and culminated
in the creation of a preliminary Concept Masterplan, which was generated
at the Community Planning Weekend and presented to the public at the
Report Back session held in May 2014 (see plan opposite).

CONCEPTUAL MASTERPLAN KEY
1. New employment use and potential hotel
on Tetbury Road
2. Conversion of former steading / depot to
accommodate interim community uses /
space for young people
3. New access from Tetbury Road serving
Land at Chesterton and proposed R.A.U.
Corinium Campus Business Park

Stage 2: Masterplan evolution following technical assessments
The masterplan steadily evolved in light of ongoing technical analysis and
dialogue with the local authority, stakeholders and community. This stage is
described in further detail on page 86 of this document.
Stage 3: Masterplan Framework
This stage sets out the Masterplan Framework, illustrating a vision for the
development as a whole, setting out key design principles for the form,
extent and type of development.

4. Potential extension to existing cemetery

1
3
2

6. Secondary access from Tetbury Road
7. Surface water attenuation ponds

14

8. Tree-lined avenues serving new
neighbourhood

6

9. Community and retail uses around new square

8
10
14

Stage 4: Illustrative Masterplan
This stage records and details the final masterplan which is the culmination
of the three previous stages. This is described in further detail in Chapter 7
and 8 of this Design and Access Statement.

5. Landscape swathe and public route
between new neighbourhoods

4

10. New primary school

5
9

21
14

7

12

13

12. Allotments, growing projects and related
training

20

14

11

11. Chesterton Farm complex converted to
accommodate community uses, local retail
and reinstated orchard

13. Sports and recreation

16
14

15

18
7

17
7

14. Residential neighbourhoods

19

21

15. Heritage Meadow including Scheduled
Ancient Monument (SAM) interpretation
display and trail
16. The Cranhams
17. Public Open Space
18. Safeguarded land for potential future rail halt
19. New access from Somerford Road
20. Enhanced planting / allotments / landscape
to northern site boundary
21. New employment uses on Somerford
Road / Spratsgate Lane / Wilkinson Road

Extracts from the Broadsheet distributed at the Repor t Back, May 2014
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Concept Masterplan as presented at the Repor t Back, May 2014
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6.3 Design Process

Community Planning Weekend May 2014

Community Planning Weekend - Hands on Planning, May 2014

Illustrative sections from the Community Planning Weekend
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the southern edge of Cirencester, connecting to the countryside
to the south through routes and views.

A new neighbourhood centre

6. Design Process and Masterplan Framework

The development will feature a mixed use neighbourhood
centre at its hear t, incorporating the retained Chester ton Farm
buildings. This centre will reinforce links into Chester ton by
providing facilities for the new and existing community such
as convenience retail, community uses and healthcare. This
area would itself adjoin the proposed primary school, fur ther
bringing activity and patronage into the centre of the scheme.

6.3 Design Process

Stage 2: Masterplan evolution following technical assessments
The masterplan steadily evolved in light of ongoing technical analysis and
dialogue with the local authority, stakeholders and the community. The main
changes made to the layout over this time were:
CHESTE

RTON, CIR

Housing

A broad range of housing types will be delivered at Chester ton,
from 1-/2-bedroom apar tments through to larger 4-/5-bed
homes. The Local Plan requires that up to 50 % of the new
homes provided at the site will be provided as affordable
housing, which will include shared ownership and social rented
accommodation. We are also exploring the potential for student
housing on Tetbury Road and for housing for the elderly within
the central par t of the neighbourhood.

1 New primary access from Tetbury Road
8 Primary school
2 New secondary access from Tetbury Road 9 Spor ts pitches
E3 NPotential
C E S200
T unit
E Rstudent accommodation 10 Multi-purpose community hall
scheme
11 GP Surgery, nursery
4 Entrance boulevard
12 Conver ted farm buildings including farm
5 Attenuation basins (SuDS)

chester toncirencester.co.uk
Housing numbers and types
As the approach to housing density / types and the proposed provision
shop
6 Enhanced cycle / pedestrian routes to
of open space was refined, so was the proposed number ofI L
homes.
L U SThe
T R AT I V E M A S T E R P L Atown
N centre
13 Spor ts Hall and Health & Fitness
concept masterplan provided up to 2,350 dwellings (reduced from the
Mixed-use neighbourhood centre including
7
14 The Cranhams
Community Planning Weekend where 2,500 dwellings were
proposed),
ILLUSTRATIVE MASTERPLAN
retail
including the potential for student accommodation and housing
for Masterplan
the represents an initial idea of how the
The Illustrative
Towards
development might be laid out. It is work in progress and has already
elderly included within this figure.
been adapted in response to technical work and suggestions from
stakeholders and the local community at engagement events. It will be
further developed and refined over the coming months.

Cirencester

Royal Agricultural University

Neighbourhood centre location
To ensure that the complex of buildings at Chesterton Farm
becomes
an
LAND
USES
The plan gives an indication of the mix of uses within Chesterton, as well
integral part of the new neighbourhood, the proposed community
and
as the various density ofretail
development parcels – expressed as dwellings
hectare.
uses are shown further south, allowing the farm buildings toperplay
a key role in
defining the character of this area.

r
tbu
e
T

The listed buildings of Chesterton Farm, along with associated

structures and spaces, will be retained and integrated to serve
School location
a new role at the heart of the development. The farm buildings
hub for community uses such as a GP surgery
To ensure that the new primary school brings life and activity could
intoprovide
thea heart
and potential expansion of the existing farm shop. The sensitive
restoration
conversion of the wonderful existing buildings will
of the new neighbourhood it is shown further south, facing across
a and
square
provide an established focus to the new neighbourhood whilst also
towards community uses and the converted Chesterton Farmconnecting
buildings.
to the wider open spaces to the south and east.

2

16
17
18
19
20
21

Allotments
New roundabout
Scheduled Ancient Monument
Housing for the elderly
Bus / Cycle / Pedestrian through route only
Employment

KEY

Ches
ter

Bris

tol

ton L
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3

Chesterton

d
oa
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4
6
5

6

Sports and recreation
A green link will be created between key historic assets; the
Chesterton Farm
Detailed analysis of the appropriate provision of new sports facilities
forcomplex
the (including Grade II listed buildings), The
Cranhams (Grade II listed) and the Scheduled Ancient Monument
(SAM).
This
will
retain
neighbourhood has been ongoing. The new masterplan indicates
a sports openness to the listed buildings while also
providing an opportunity to signpost the SAM.
hall, health & fitness centre, and 2 new pitches and 3 tennis courts, all located
immediately south of the neighbourhood centre, beside the school
– neighbourhood
reached centre
Mixed use
A mixed use square is located at the heart of the proposed
directly along the route of what is currently the Chesterton Farm
access
/
neighbourhood, incorporating
the existing listed buildings and
connecting with Chesterton and the wider area. This centre would
bridleway.
provide a range of facilities for the new and existing community

Towards
Kemble

7
8

9

13

14

16

5

New secondary access from

3

Potential 200 unit student a

4

Entrance boulevard

5

Attenuation basins (SuDS)

6

Enhanced cycle / pedestrian

5

21

*

Mixed-use neighbourhood c
Primary school

9

Sports pitches

10

Multi-purpose community h

11

GP Surgery, nursery

12

Converted farm buildings in

13

Sports Hall and Health & Fit

14

The Cranhams

15

Entrance avenue from Some

16

Allotments

17

New roundabout and acces

18

Scheduled Ancient Monume

19

Housing for the elderly

20

Bus / Cycle / Pedestrian thro

21

Employment

MASTERPLAN EVOLUTIO

Since the Illustrative Masterplan for
2014 it has been steadily evolving in
dialogue with the local authority, st
changes made to the layout over th

21

• Housing numbers and typ

As the approach to housing density
open space has been refined, so ha
total is now for up to 2350 dwellin
accommodation and housing for th

Towards
Siddington

• Neighbourhood centre lo

To ensure that the complex of buil
an integral part of the new neighbo
and retail uses are shown further s
buildings (12) to play a key role in d

Concept Masterplan

• School location

22

Masterplan Update
Surface water attenuation
Residential development
Technical analysis has led to the development of a surface water
drainage
Lower Density
Medium Density
strategy for the development, including the provision of large areas
given
Higher Density
over to planted attenuation basins as part of the accessible public
open
A total of up to 2,350 residential units is proposed, including
student accommodation and housing for older people. A variety of
spaces.

Chesterton at Cirencester - Masterplan Update July 2015
7

To ensure that the new primary sc
heart of the new neighbourhood it
across a square towards communit
Farm buildings.

Detailed analysis of the appropriate
the neighbourhood has been ongo
a sports hall, health&fitness centre,
immediately south of the neighbou
– reached directly along the route
Farm access.

Bathurst Development Limited

traditional and modern design approaches
will be employed.
Extract
fromThis
Masterplan Update produced as par t of the Community
will include a broad range of housing types ranging from 1-bed/2
apartments to 5-bed houses. Higher density areas of housing will
be located at the proposed neighbourhood centre where there
will be a greater intensity of use and retail facilities. Medium (e.g.
30 dwellings per hectare) and lower density (e.g. 25 dwellings per
Land
South
of adjoining
Chesterton, Cirencester - Design & Access Statement
hectare) areas suited to larger, family
housing
are located
green open spaces and existing hedgerows and trees.

5

• Sports and recreation

July 2015

Sports and recreation

2

Shared Surface

17

20

Spratsgate Lane integrating with Love Lane Industrial Estate,
as well as an element of mixed use development within the
neighbourhood centre.
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21

15

18

Tetbury Road access
A second roundabout providing access to the south-western area of the
Student accommodation
Chesterton site is now shown.
There is the potential for a 200 unit student accommodation

Enlarged areas of open space
To respect the setting of the listed buildings at Chesterton Farm
and The
Employment
Employment
be located to the north-west of the
Cranhams a large swathe of green space now extends from the
east uses
of will
the
development, alongside the existing offices on Tetbury Road.
Further employment will be located along Somerford Road and
farmhouse round to the south of The Cranhams land.

Revised to retain
existing tree
planting

19

12

Existing
Existing
Allotments
Allotments
16

10
11

including a local retail centre and employment. This area would itself
adjoin the proposed primary school, further bringing activity and
patronage into the centre of the scheme.

complex to be accommodated at the main entrance from Tetbury
Road. This would provide an opportunity for a gateway feature into
the development and reduce pressure on housing in Cirencester.

New primary access from T

8

6

Historic environment

Roa
d

1

7

ad
Ro
ord
erf
Som

Reuse and integration of Chesterton Farm

Spratsgate Lane

Site boundary

21

1

15 Entrance avenue from Somerford Road /

Update Exhibition July 2015

• Tetbury Road access

A roundabout providing access to t
Chesterton site is now shown (2).

• Enlarged areas of open sp
To respect the setting of the listed
Cranhams a large swathe of green
the farmhouse round to the south

• Surface water attenuatio
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6.4 Masterplan Framework Approach
Stage 3: Masterplan Framework plan
As highlighted in Chapter 2, Item 3 of Policy SP6 requires the production of
a Masterplan Framework (MPF) document. This was produced in December
2015 following the production of a Consultation Draft MPF in October 2015.
This document provided a comprehensive vision for development at the
site, setting out key design principles designed to facilitate a high standard of
design at Chesterton. The MPF also demonstrated the comprehensive level of
community participation and engagement undertaken in developing a vision
for the site. Whilst not deemed a planning policy document, Cotswold District
Council (CDC) will treat the MPF as a material consideration towards the
determination of subsequent planning applications for the site, including this
Outline Planning Application.
Building upon the design and landscape principles and the design concept, the
Masterplan Framework sets out the form, extent and type of development for
the site.

Masterplan Framework
December 2015

The key design changes to the Masterplan Framework plan applied since stage
2 are:
•
•
•
•

Introduction of residential development to the east of Somerford Road
(previously indicated as employment);
Relocation of employment formerly to the east of Somerford Road to the
north west of the site adjacent to existing offices;
Relocation of allotments to ensure they are at the heart of the new
development to which they serve;
Increasing the number of existing trees and hedgerows have been
integrated into the development where possible.

The following pages set out extracts of the MPF, a series of plans set out
the framework for a configuration of key routes, spaces and land uses within
a network of multi-functional green infrastructure, and emphasise the
multiple points at which the site connects with its surrounds. The Masterplan
Framework, on page 91, is a composite of these 6 plans and forms the basis for
the Illustrative Masterplan which is described in Chapter 7.

Front Cover of MPF Document, December 2015
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6.4 Masterplan Framework Approach
LAND USES

Key

Ches t

t
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e r to n

Residential

L ane

Mixed use / retail

ad

ha

ane

Employment
Student Accommodation
Community uses &
Chester ton Farm

ad

an
Cr

L
ms

Primary School

Ro

A location for new student accommodation is indicated at the Tetbury Road end of the
site, whilst housing for the elderly is shown as part of the neighbourhood centre.

Site Boundary

Somer ford

The proposed framework incorporates a mix of uses including residential, shops,
employment, community uses, sports uses and a school. Where appropriate, these
uses have been located to reflect and complement surrounding uses. A mixed use
neighbourhood centre is located at the heart of the masterplan, incorporating existing
listed buildings on-site and connecting into Chesterton and the wider area. This centre
will reinforce links into Chesterton whilst also responding to the opportunities of the
site and its location by providing a new point of community focus and activity.

A significant proportion of the overall site area (some 30%) will form open space,
landscape and planting - multi-functional Green Infrastructure as the setting to new
development. Of this, some 20 hectares is envisaged as Public Open Space.

Homes for the elderly
Neighbourhood Centre
Public Open Space/landscape/
planting
Spor ts provision and recreation
Alignment of existing pylons

MOVEMENT FRAMEWORK

Vehicular access to the main part of the site will be provided from two new junctions
on Tetbury Road and a new access from Spratsgate Lane. The primary roads within
the site will provide direct access to the residential neighbourhoods through a wellconnected network of secondary and tertiary streets.
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There will be no car access from Cranhams Lane (Chesterton) to the north. Instead,
the existing accesses and Public Rights of Way connecting the site with Cranhams
Lane will form part of the core pedestrian and cycle routes connecting the site with
Chesterton and Cirencester Town Centre.

Extract of MPF Document, page 48, December 2015
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A network of pedestrian and cycle routes will be provided across the site. The new
neighbourhood will be designed to create a pedestrian and cycle friendly environment,
connecting to the surrounding infrastructure and enhancing existing routes. This
permeable layout will encourage walking, cycling and the use of public transport.
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There will be no through-route for car traffic within the development, enforced by a
bus gate situated broadly to the south of The Cranhams that would permit pedestrian,
cycle, mobility scooter and bus movements only.
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Key
Site Boundary
Primary Street
Secondary Street
Site Access
Bus / pedestrian /
cycle through route
only
Bus Route
Alignment of
existing pylons

6. Design Process and Masterplan Framework

6.4 Masterplan Framework Approach
PUBLIC TRANSPORT, PEDESTRIAN AND CYCLE CONNECTIONS
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Sustrans National Cycle
Route 45

e r to n

Somer ford

Existing Public Rights of Way
/ Bridleway

M on

u
tb

R
ry

A bus service will follow a route directly through the site with a number of bus stops
located within the development. Bus stops will provide shelter and will be located
within a convenient walking distance of homes and employment. They will be designed
as an integral part of the streetscape.

Bus route

A network of pedestrian and cycle routes will be provided across the site to create a
legible block structure and connect the site with the wider network. It is important
that these routes are safe, secure and convenient. Streets and paths will be naturally
overlooked and well lit to encourage use. The proposed development will be designed
to provide barrier-free access for all, with particular regard to the needs of the
disabled and those in mobility scooters. Particular consideration must be given to the
requirements of the Equality Act 2010.

Alignment of existing pylons

GREEN INFRASTRUCTURE

The existing Green Infrastructure has strongly influenced the framework for
development. Existing trees and hedgerows will be retained where appropriate and
possible, and form green corridors through the development. A larger green swathe
meanders through the southern part of the proposed framework connecting the green
corridors to wider areas of public open space - creating opportunities for informal
recreation and play in a network of multi-functional open space.
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Public Open space
(including play and SuDS)
Two swathes of green space
including play and SuDS
Allotments
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Existing trees and hedgerows
for retention where possible
and appropriate

By preserving and enhancing existing clusters of trees within the site and along its
edges the new neighbourhood will be set within an established landscape framework,
providing an attractive south-western edge to Cirencester.
The framework of landscaping allows for a network of Sustainable Urban Drainage
Systems conveyance and storage features – in both informal open spaces and alongside
primary routes where appropriate.
Public open space will be designed to provide complementary areas for use by people
of all ages.

Spor ts and recreation
Alignment of existing pylons
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6.4 Masterplan Framework Approach
SPORTS, PLAY AND RECREATION

Key

Key to the open space network within the site is the provision of spaces for
children and young people. Through discussions with Cotswold District Council
(CDC) and analysis of their detailed assessment of existing facilities within
Cirencester and calculated need, a strategy for play and recreational uses has been
developed and will be set out in the Outline Planning Application.
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Play Areas
1 x Neighbourhood Equipped
Area for Play (NEAP)
An area of open space
specif ically designated, laid
out and equipped mainly for
older children but with play
opportunities for younger
children as well.
2 x Local Equipped Area for
Play (LEAP)
An area of open space
specif ically designated and
laid out with features including
equipment for children who are
beginning to go out and play
independently close to where
they live.
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Opportunities for play will be embedded within the masterplan through a series
of destinations joined by a network of footpaths and cycleways. A mixture of play
areas will be provided from doorstep play within homezone areas to larger play
areas situated within the heart of the development. A mixture of equipped and
unequipped areas will ensure children have the opportunity to play creatively.

Site Boundary

It is evident that this scheme will create a additional demand for sport and
recreation facilities; therefore various facilities are envisaged as part of the
development including junior football pitches (‘mini-soccer’) and tennis courts.
They will be located near to community uses and within the wider Green
Infrastructure network, while also respecting the setting of the listed buildings.

RESIDENTIAL NEIGHBOURHOODS

Varying housing densities will be provided across the site as shown in the adjacent
diagram. The highest density of development is envisaged along key routes and
destinations within the masterplan, such as the neighbourhood centre and public
transport routes. Lower densities of development are indicated around the edges
of the development in response to the context of the site – existing low density
development to the north and countryside to the south.
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Extract of MPF Document, page 51, December 2015
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The Masterplan Framework envisages a total of up to 2,350 dwellings on the
Strategic Site at Chesterton. This comprises housing of varying types, including
apartments, terraced / semi-detached / detached homes, homes for the elderly
and student accommodation.
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The height of buildings will be limited to reflect the existing context of the site.
Housing will be limited to two and three storeys allowing for a rich mix of dwelling
types. The scale and massing of the built form will reflect the uses and variation
in development form, therefore creating an easily understood hierarchy of streets
and spaces. Taller buildings will be located within the neighbourhood centre and
at entrances / nodes throughout the development to create points of interest and
navigation.

Key

Medium density housing
Higher density, including
Neighbourhood Centre mixed use, residential and
homes for the elderly
Alignment of existing pylons

6. Design Process and Masterplan Framework

6.4 Masterplan Framework Approach
MASTERPLAN FRAMEWORK PLAN

PROPOSEDMASTERPLAN
FRAMEWORK

A composite plan for the Strategic Site at Chesterton and connecting
infrastructure is shown opposite. This summarises the design principles
in an overarching framework for the Site. An Illustrative Masterplan will
form part of the Outline Planning Application, giving a more detailed
plan. This will be accompanied by Parameter Plans setting the extent
and type of development, for approval by CDC.
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New primary access from
Tetbury Road

2

New secondary access from
Tetbury Road

3

Entrance boulevard

4

Area of public open space
with water attenuation
features. Pedestrian and
cycle routes connect new
residential areas
Enhanced cycle / pedestrian
routes to town centre
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Mixed-use neighbourhood
centre including retail

7

Primary school

8

Sports pitches

9

Community uses such as GP,
Nursery, Community Hall,
including the converted farm
buildings
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The Cranhams

11

Existing trees and hedgerows
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Heritage Meadow - Scheduled
Ancient Monument
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Site access and movement proposals are also shown, indicating a
hierarchy of roads as well as footpath, cycleway and public transport
links.
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Allotments
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A framework of green routes has been created around which built
form is organised in identifiable clusters. These Green Infrastructure
routes integrate existing trees and hedgerows to create recreational
and wildlife corridors. A variety of publicly accessible open spaces and
leisure opportunities are included for use by the new and existing
residents of Cirencester.
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Land uses
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Movement

Green Infrastructure, Sports
and Recreation

Site Boundary

Primary Street

Existing Trees and Hedgerows

Residential

Secondary Street

Mixed Use

Site Access

Enhanced planting/new planting/
public open space and routes

Primary School

Bus / Pedestrian / Cycle
through route only

Employment
Student Accommodation

Proposed Pedestrian / Cycle
Routes

Community uses &
Chester ton Farm

Existing Footpaths

Homes for the elderly
Neighbourhood Centre
Public Open Space
Indoor and Outdoor Spor ts
provision

Existing Public Rights of Way
/ Bridleway
Sustrans National Cycle
Route 45

Public Open space
(including play and SuDS)
Spor ts, Play and Recreation
On-Site Allotments / Orchard
NEAP Play Area
LEAP Play Areas
Alignment of existing pylons

Off Road Cycle Route
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Land South of Chesterton, Cirencester - Design & Access Statement

91

Chapter 7 Illustrative Masterplan
This chapter presents the proposed Illustrative Masterplan for the
site (Stage 4 of the design evolution process - refer to page 84). It
begins by setting out a series of ten key Design Principles proposed
as fundamental to the success of the development. These are
accompanied by a set of nine further principles specific to landscape
and open space (considered in more detail as part of the Green
Infrastructure Strategy that is submitted as part of the Outline
Planning Application and that should be read alongside this DAS).
These Design Principles then lead on to proposed Design Concepts:
the principles of connection and layout that underpin the Illustrative
Masterplan. These are consistent with Cotswold District Council’s
Vision for the site (see page 11), with the submitted Masterplan
Framework (see pages 87-91), and with Bathurst Development
Limited’s objectives for the creation of sensitive and sustainable
growth of the town of Cirencester (see page 4-5).
The chapter then presents the Illustrative Masterplan. Whilst this
masterplan is not in itself submitted to Cotswold District Council
for approval, it represents an important and carefully considered
illustration of how development could be laid out in accordance
with the principles the Outline Planning Application seeks to set
(and in accordance with the Parameter Plans – see page pages 182184). Via a series of annotated plans and accompanying descriptions,
it describes the proposed configuration of key routes, spaces, and
land uses within a network of multi-functional Green Infrastructure
(GI) and highlights the multiple points at which the proposed
development connects to its surroundings. Aspects of housing mix,
employment types, development frontages, density and scale are all
considered by further explanation of the Illustrative Masterplan. GI
proposals are then described via detailed illustration of various key
GI elements as set out by the masterplan. The chapter concludes by
considering aspects of sustainable design, health, safety and security.
The Environmental Statement, GI Strategy and Sustainability
Statement should be individually referred to for further details on
the various elements presented in this chapter.

Land
Land
South
at Chesterton,
of Chesterton,
Cirencester
Cirencester
- Design
- Design
& Access
& Access
Statement
Statement

93

7. Illustrative Masterplan

The 10 Design Principles below provide a framework for the development of the design concept for Land South of Chesterton - an
integrated and sustainable new neighbourhood set in a landscape setting. The schematic cross-section runs from the A429 Tetbury
Road on the west to Somerford Road / Spratsgate Lane / Wilkinson Road on the east. A series of proposed landscape design
principles is set out on pages 96-97.

7.1 Design Principles
1. GENERAL

2. PROVIDING A MIX OF USES

An inclusive and integrated new
neighbourhood that provides a range
of facilities for new and existing
residents of the Chesterton area will be
created. A mix of homes, community
and employment uses within a multifunctional open space network will
support an active, integrated community,
in a place with its own identity that is
nonetheless clearly a part of Cirencester.

A mix of uses will be provided across the
site to provide for the needs of new and
existing residents in the Chesterton area.
Centrally located local retail, community
and sport facilities within walking distance
of new and existing homes will promote
social interaction, the integration of
communities, and a healthy and active
lifestyle for all. A range of employment
uses will offer economic opportunities
whilst increasing the availability of
employment in a location close to the
homes of existing and future residents.

3. CREATING A CONNECTED
AND WALKABLE
NEIGHBOURHOOD
The new neighbourhood will be well
connected to, and integrated with,
Chesterton, Cirencester and beyond.
Modal choice beyond the private car will
be made available through the provision
of a bus link through the site and
dedicated pedestrian and cycle routes.
The masterplan will provide a basis for
a pedestrian-friendly environment that
is also safe and comfortable for those in
wheelchairs, on bicycles and on mobility
scooters. New routes will be provided
and link with existing walking and cycling
routes, offering appealing alternatives to
travel by car.

4. INTEGRATING NEW AND
EXISTING LANDSCAPE

5. CREATING A NEW
COMMUNITY HEART

The new neighbourhood will provide
public open spaces, both informal and
formal, play and recreation areas, and
opportunities for residents to grow
their own food. Wildlife will benefit
from the creation of new habitats within
the site, enhancing biodiversity. Where
practicable, important trees, groups of
trees, and hedgerows will be retained
- alongside significant new structural
landscape planting, ensuring that new
buildings benefit from a green setting
appropriate to their location at the
interface between town and countryside.
See pages 94-95 for more detail on
Landscape Design Principles.

At the heart of the site will be a mixeduse multi-functional neighbourhood
centre. It will be of an appropriate scale,
density and mix and will incorporate
existing heritage and landscape
features. A proposed primary school,
community hall and health centre will
all be located in this focal point of
the new neighbourhood. This centre
will reinforce links into Chesterton
by providing facilities for the new and
existing community, bringing activity and
patronage into the centre of the scheme.

CHESTERTON
FARM
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7.1 Design Principles
6. PROVIDING A MIX OF HOMES
FOR ALL

7. SUSTAINABLE DESIGN

8. CHARACTER AND IDENTITY

A range of homes of different types, sizes
and tenures to support a well-balanced
community will be provided. Homes for
the elderly, family housing and student
accommodation will be integrated into
the development, which will also offer
opportunities for young people and firsttime buyers to occupy their own home.
Different forms of home rental and
ownership will be on offer, ensuring that
the new neighbourhood serves the varied
housing needs of those across the district.
An appropriate proportion of homes will
be designed to ensure flexibility to adapt
to the changing needs of occupants as
their personal circumstances change over
time.

The new neighbourhood will be designed
to reduce its potential impact on the
environment and its consumption of
energy and resources, ensuring its long
term sustainability. This sustainable design
approach will be manifested in social,
economic and environmental dimensions:
how new residents and employees
interact and use the development,
how they travel to and through it, and
how they access facilities and services
it provides and connects to will all be
considered in sustainability terms. The
masterplan will facilitate a layout of
buildings and spaces that can benefit
from solar gain and natural light, with
opportunities for thermally efficient
buildings and on-site energy generation
to be fully explored as part of detailed
design.

Buildings and spaces will have a distinct
character and will complement their
surrounding context. The best of on-site
heritage and landscape features will be
retained and incorporated into the new
neighbourhood and will influence the
character, identity and setting of uses
around them. The masterplan will be the
basis for a place of variety, where primary
routes and spaces are easily identified
and used, and where lively areas of mixed
use and community activity contrast with
quieter residential areas enjoying a direct
relationship with their landscape setting.

9. BRINGING BENEFITS
TO CIRENCESTER AND
CHESTERTON
The new neighbourhood will bring
a range of social, economic and
environmental benefits to both
Chesterton and Cirencester. On-site
facilities will support the new and
existing community of Chesterton, but
will be provided to be complementary
to existing facilities and services in the
town and not to compete with them.
New residents and employees will assist
in maintaining the viability and economic
sustainability of Cirencester’s town
centre activities by increasing footfall and
spend. The development will also deliver
significant investment in the road network
and improvement in the capacity of the
highway network.

Land South of Chesterton, Cirencester - Design & Access Statement

10. DELIVERABILITY AND 		
MANAGEMENT
The masterplan will be carefully
developed as the basis for a phased
sequence of construction that can deliver
new homes and employment uses in a
way that allows coherent growth of the
new neighbourhood. Buildings will be
designed in a robust and maintainable
manner to ensure their longevity. Long
term management opportunities will
be investigated to ensure the new
community and uses within can be
sustained over time and allow for change
and adaptability. Opportunities for
residents to become actively involved in
the management and maintenance of the
development will be explored
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7.2 Landscape Design Principles
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The 9 Landscape Design Principles below establish a strategy for retention of the best natural and physical assets within the site along
with the creation of new landscaped open space. The approach to Green Infrastructure goes beyond the site itself so as to enable
wider integration of networks including heritage, habitats, ecology, movement and visual amenity. These objectives are expanded
upon further on pages 116-117, and in the Green Infrastructure Strategy, submitted as part of the Outline Planning Application.

1. GENERAL

2. HISTORIC ENVIRONMENT

3. ECOLOGY

4. ACCESS AND RECREATION

5. WOODLAND, TREES AND
HEDGEROWS

The new neighbourhood will provide
public open spaces, both informal and
formal, play and recreation areas, and
opportunities for residents to grow
their own food. Wildlife will benefit
from the creation of new habitats
within the site, enhancing biodiversity.
Where practicable, important trees,
groups of trees, and hedgerows will
be retained - alongside significant new
structural landscape planting, ensuring
that new buildings benefit from a green
setting appropriate to their location
at the interface between town and
countryside.

The setting of heritage assets, namely
the listed buildings at Chesterton Farm
and the Scheduled Ancient Monument
SAM), will be maintained so as to
better reveal their historical significance.
A strong physical and spatial interrelationship will be created between
the assets and new neighbourhood
by sensitively allowing them to play
defining roles in the masterplan with
the farm buildings serving as a point of
focus for community activity. Proposals
will ensure the preservation of below
ground remains within the SAM where
it lies within the site.

Habitats of local value will be retained
and enhanced alongside the provision of
new habitats - all of which are set within
a functionally connected landscape.
Existing habitats include mature and
veteran trees, and hedgerows. New
pond / wetland areas will be created,
offering habitats for breeding Great
Crested Newts. Other habitat creation
will support bat foraging, common
lizards, slow worms and brown hares.

A variety of recreational and informal
routes are provided from east to west
and north to south and interconnect
to areas of play, pocket parks, formal
recreation - encouraging outdoor
recreation and healthy lifestyle
opportunities. Green corridors will
incorporate footpaths to encourage
their use as routes, linking to the
established wider network of public
routes through the town and out into
the surrounding countryside.

The provision of new planting and
retention of substantial areas of existing
planting is an important principle of
the masterplan. Retained and managed
woodland belts will enable visual
screening within the wider landscape.
Where hedgerows are removed
there will be new hedgerow planting
in appropriate locations to ensure an
overall net gain. New tree planting will
feature locally native species.
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7.2 Landscape Design Principles
6. WATER AND FIELD
ATTENUATION

7. LANDSCAPE CHARACTER AND
VISUAL AMENITY

8. URBAN DESIGN AND THE
BUILT ENVIRONMENT

9. MANAGEMENT

A Sustainable Drainage Strategy will
form an integral part of the green
infrastructure network. This multifunctional water attenuation features
will contribute towards visual amenity,
create and accommodate new habitats
and manage water drainage across the
site. Routes for conveyance of surface
water will be located within Green
Infrastructure corridors to maximise
their benefits.

Important landscape features will be
retained and positively incorporated
into the new development. Landscape
character and visual amenity will be
created through planting which will
also soften the interface between built
form and open space. Planting and
materials characteristic of the area will
be used to enhance the three different
landscape character areas across the
site (see page 116).

Ensuring a balance between the
natural and physical environment
the new neighbourhood will be set
within the landscape and arranged
with appropriate offsets, active edges,
carefully orientated buildings and a
strong interconnected public realm.
Built form will address the public
realm to provide natural surveillance,
enhance safety, and encourage its
wider use.

A Green Infrastructure Management
scheme will consider how community
and local authority led management
bodies, funding opportunities and
governance structures can be utilised
to encourage and facilitate a sense of
community ownership of the green
infrastructure and also to ensure its
long term success. The involvement of
local people in the management and
maintenance of landscape and public
realm is to be encouraged.
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7. Illustrative Masterplan

7.3 Design Concept
Chapter 4 of this document summarised the constraints and opportunities
presented by the site at Land South of Chesterton. Some of these aspects
will constrain the location, type and form of development whilst others
will positively influence its character and identity. The design concept for
the site responds to Cotswold District Council’s vision and objectives and
also the aspirations that emerged during the process of community and
stakeholder engagement. The plans opposite are design concepts for the
site which underpin the structure of the proposed development – in the
context of Chesterton and Cirencester.

Cirencester
Park

AN INTERFACE BETWEEN TOWN AND COUNTRYSIDE

Land South of Chesterton is envisaged as a new neighbourhood for
Cirencester. The intention is to create a new interface between the existing
settlement edge of Chesterton and the open countryside to the south.
This interface will bring community, landscape, infrastructural, heritage
and ecological benefits to the local and wider area whilst creating a new
neighbourhood set sensitively within a carefully designed multi-functional
Green Infrastructure network. The interface with wider countryside to
the south will feature substantial areas of new, accessible open space and
parkland.

Cirencester

Countryside
An interface between town and countryside
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7.3 Design Concept
AN INTEGRATED NEW NEIGHBOURHOOD

A new integrated residential neighbourhood is envisaged for the site. The
character of this neighbourhood will respond to its position on the southern
edge of Cirencester, connecting to the countryside to the south whilst stitching
into the existing settlement areas of Chesterton and Cirencester.
Land South of Chesterton has the opportunity to enable and facilitate
the enhancement of existing routes and the provision of new links and
connections to the urban and rural interfaces between which the site sits. This
will facilitate an integrated and permeable new neighbourhood at Chesterton.

Cirencester
Park

Cirencester
Town Centre

Cirencester
Deer Park College
School
Roman
Amphitheatre

Royal
Agricultrual
University

Chesterton
Cemetery
Chesterton

Somerford
Road
Allotments
To Kemble and
Tetbury

An integrated new neighbourhood in a landscape setting
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7.3 Design Concept
Design Concept 1
Responding to an existing network of trees and hedgerows
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• Maximising access to a mix of new retail uses and community 			
		facilities;
• Positioning a new primary school at the centre of the neighbourhood;
• Providing a range of facilities for the new and existing community
		
including local shops, GP surgery, sports facilities and 				
		employment;
• Integrating retained / converted buildings at Chesterton Farm into 		
		
the heart of the development;
• Connecting to the north - south green link from Cranhams Lane to
		
the benefit of existing and new residents; and
• Providing homes for the elderly in the centre of the new 				
		
neighbourhood near to local amenities.
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Design Concept 2
Creating a new Neighbourhood Centre
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• Preserving and incorporating the best existing landscape features;
• Retaining green ecology corridors;
• Allowing the existing field pattern to inform the development 			
		framework; and
• Removing poor quality or short life expectancy hedgerow trees.
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7.3 Design Concept
Design Concept 3
Establishing a Green Link between Heritage Assets
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Retaining key views to and from listed buildings;
Preserving the significance of the Scheduled Ancient Monument (SAM)
through the creation of a publicly accessible ‘Heritage Meadow’;
Maintaining a sense of openness between Chesterton Farm, the SAM 		
and the Cranhams; and
Creating newly accessible public open space to increase 					
opportunities for appreciation and understanding of heritage assets.

Heritage
Meadow
Scheduled Ancient
Monument
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Design Concept 4
Integrating a Multi-Functional Landscape and Drainage Network

Heritage
Meadow

Existing
allotments

• Providing a network of green spaces and routes;
• Creating an integrated sustainable drainage system;
• Creating a well overlooked central open space and connecting to a 			
		
variety of play spaces;
• Providing a series of functional landscapes such as allotments, sports 		
		
uses and a ‘Heritage Meadow’;
• Ensuring green spaces act as shared places between the existing and
		new neighbourhoods;
• Establishing active frontages onto green spaces to provide activity
		
and surveillance; and
• Providing routes through new accessible spaces to integrate into the
		
wider network of footpaths, bridleways and cycle routes.

Scheduled Ancient
Monument
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7.3 Design Concept
Design Concept 5
Ensuring Permeability and Access For All

t
Te

bu

r

o
yR

e r to n

L ane

ad

e

ad

an

L an

Ro

Cr

s
ha m

Somer ford

• Creating a clear hierarchy of routes to ensure a well connected and
		
permeable new neighbourhood;
• Creating new vehicular access points serving the main area of the site;
		
two from Tetbury Road and one from Spratsgate Lane;
• Avoiding the creation of a ‘rat-run’ through the site;
• Providing a bus / pedestrian / cycle / mobility-scooter only route 		
		
running south of The Cranhams to ensure a public transport through		route; and
• Enhancing non-vehicular links into the site from the adjoining
		
neighbourhood of Chesterton.

Ches t

Existing
allotments

Scheduled Ancient
Monument

Design Concept 6
Defining Appropriate Developable Areas
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• Establishing an active network of residential streets, squares and
		
homezones in residential areas;
• Ensuring a clearly defined framework of public and private 				
		environments;
• Delivering variety in housing density and a mix of dwelling types and
		
tenures, ranging from apartments to large detached houses;
• Providing a sense of place and character through the form of
		
development and its relationship to landscape and open space; and
• Provision of employment uses on land west of Spratsgate Lane; 		
		
north and south of Wilkinson Road and east of Tetbury Road, thus 		
		
neighbouring the existing Love Lane Industrial Estate and office 		
		
development along Tetbury Road with new development areas.
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7.3 Design Concept
Key

Higher density housing
Medium - low density housing
Employment
Student Accommodation
Neighbourhood Centre
Mixed use / education /
community uses
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Existing cycle / pedestrian
routes

Bus / cycle / pedestrian through
route only
Heritage Meadow linking
heritage assets
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4

6

7

Wider extents of SAM

Existing
Allotments

3

1

New primary access from
Tetbury Road

2

New secondary access from
Tetbury Road

3

Area of public open space with
public footpaths

4

Indoor and outdoor sports
provision

5

Existing trees and hedgerows

6

New access from Spratsgate
Lane

7

Publicly accessible ‘Heritage
Meadow’ - Scheduled Ancient
Monument

Concept Masterplan
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7.4 Illustrative Masterplan
This Outline Planning Application (OPA) is supported by an Illustrative
Masterplan which demonstrates how the development could be set out
in accordance with the design and landscape principles in Section 7.1 and
7.2. The masterplan indicates a new neighbourhood including up to 2,350
new homes, complemented with a mix of uses to serve new residents
along with existing residents of the wider Chesterton area. The Illustrative
Masterplan is described as stage 4 of the design evolution process that
emerged from community and stakeholder engagement (page 84).

Approach to Landscape

The form of the Illustrative Masterplan has been strongly shaped by the
landscape and physical features located within the site. Fundamental to the
design is the integration of the best assets and physical features into the
green infrastructure – within which the built form sits. The best of existing
trees and hedgerows are retained and enhanced through provision of
new planting. Along the northern boundary, houses front onto an open
space buffer. This arrangement delivers a sensitive set-back from existing
residential development whilst also providing new pedestrian and cycle
routes.
To the southern part of the site, a substantial multi-functional landscaped
green space is provided. This is seen is as a public amenity to include
informal open space which offers a range of green elements including
allotments, an orchard and play spaces. A network of water attenuation
and drainage features are included. An informal area of open space, or
‘Heritage Meadow’, is located on the on-site Scheduled Ancient Monument
(SAM). This Meadow will serve to preserve and maintain a sense of space
between The Cranhams, located outside the site, and the retained heritage
setting of Chesterton Farm.

Amount and Layout

The proposed distribution of land to be occupied by built development
across the site - its layout - is a result of over two years of capacity testing,
along with outcomes from the extensive process of community and
stakeholder engagement and masterplan development work.

Proposed building uses are in accordance with Cotswold District Council’s
(CDC) expectations for this site, as discussed in Chapter 2. The proposed
type and amount of residential provision is a response to the site’s context
and existing assets, and the principle that a new neighbourhood centre
should be located at the heart of the site. Therefore the highest residential
density areas are located at the neighbourhood centre, at Chesterton
Farm, where a mix of local retail, community services and facilities, homes
for the elderly and a primary school are located. To ensure an appropriate
and diverse mix of dwelling types for all needs, the proposal also
accommodates medium and lower density areas providing a range of house
types and sizes.
The proposed amount of non-residential use, partly defined by CDC’s
objectives for the site, will support new residents and employees along
with existing residents of the wider Chesterton area.
A mixed use neighbourhood centre is located at the heart of the site
alongside the retained Chesterton Farm complex. Positioned off a central
square, where the primary road meets with Chesterton Farm bridleway,
the neighbourhood centre includes a 3 form - entry primary school, a
multi-purpose community hall, GP surgery, a nursery and local retail.
Housing for the elderly is also located here. Sports, health and fitness
facilities are located south of the centre and will provide indoor and
outdoor facilities including football pitches and tennis courts. Equipped
areas of play, allotments, an orchard and a network of walking routes are
also within easy walking distance of the neighbourhood centre and connect
with new homes across the site.
Employment uses and student accommodation are integrated into the
masterplan. Office type employment and student accommodation are
located off the primary road east of Tetbury Road whilst to the east
industrial / storage type employment is shown off Spratsgate Lane and
office type employment is indicated west of Spratsgate Lane within the
main part of the site.

Primary access to the site is achieved via a new roundabout from Tetbury
Road to the west. Secondary access is proposed via two new smaller
roundabouts, one from Tetbury Road to the south west and one from
Spratsgate Lane to the east. The existing public footpath and bridleway
network, linking the site with neighbouring residential areas and the
town centre to the north, will be retained and enhanced to provide safe,
continuous and integrated pedestrian and cycle access. Two new pedestrian
/ cycle access points will be provided connecting to Tetbury Road and to
Somerford Road.
Within the site, pedestrian and cycle movement is facilitated by a
comprehensive formal and informal footpath network which interconnects
with the wider area and links with existing paths. A dedicated bus, cycle,
pedestrian and mobility scooter only route is provided along the southern
end of The Cranhams. This route will link with the new site access points
and connect with existing bus services to and from Cirencester.
The following pages explain the Illustrative Masterplan in further detail,
addressing elements such as land use, building heights and density,
frontages, surface water and foul water drainage. The OPA does not seek
to fix the detail of the Illustrative Masterplan at this stage, but the proposals
illustrated are in accordance with the submitted parameter plans (refer to
Chapter 10 of this document) and therefore show one possible form of
development within the parameters that are set.
The Environmental Statement should be referred to for further detailed
information on the various elements presented in this chapter.

Overall
Total Site Area
Total Open Space

The framework for identified developable areas has also been strongly
influenced by existing on-site heritage assets, hedgerows and trees and the
establishment of a network of green corridors and spaces across the site.
Having set out this framework for appropriate development - locations
for built form - the amount proposed was then defined by testing and
establishing appropriate intensity of use, through building use, type and
scale.
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Access and Movement

Developable area (including residential
dwellings, employment, roads, primary
school, community facilities, incidental open
spaces and mixed uses)
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120.4 hectares /
297.5 acres
40.9 hectares /
101.1 acres
79.5 hectares /
196.4 acres

Key
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4
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8
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2
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9
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3

Potential 100 unit student
accommodation scheme

10
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7.5 Land Use

This plan indicates the location and extent of the various proposed land uses.
The main land use is residential which is supported by other uses including
employment, education, sports and a mixed use neighbourhood centre
where a range of community uses, local retail and homes for the elderly are
proposed.
The proposed mix of uses, beyond residential, will provide for the needs of the
new residents, including education needs, local retail needs, community and
healthcare needs and sports and recreation needs. These proposed uses will
also be within reach of existing Chesterton residents.

Key
Site Boundary
Residential
Mixed use
Employment
Primary School
Community uses
Homes for the elderly
Student accommodation
Sports Hall and Health and Fitness
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7.6 Schedule of Accommodation
The tables below provide an overview of the amount of each of the proposed
uses, as set out in Section 1.1 of this document which summarises the
development proposal.
The first table outlines the indicative dwelling mix for the site and ranges from
1 bed apartments to 5 bed detached and semi-detached homes. This dwelling
mix has informed the Illustrative Masterplan and the proposed housing
densities described in section 7.10. The second table outlines the indicative
amount of each of the proposed mixed uses, all of which have also informed
the Illustrative Masterplan.

Dwelling type indicative mix *

Mixed / Community Uses **
Population
Residential
2.4 population / dwelling

Dwelling Type
1 bed apartment
2 bed apartment
2 bed house - terraced/semi
2 bed house - detached
3 bed apartment
3 bed house - terraced/semi
3 bed house - detached
4 bed house - terraced/semi
4 bed house - detached
5 bed house - terraced/semi
5 bed house - detached
Total

11%
6%
22%
0%
1%
43%
1%
11%
3%
1%
1%
100%

Total Population
Total Number of Dwellings
(includes 60 homes for the elderly, 100 units of
student accommodation and affordable housing*)

Homes for the Elderly
2.0 population / dwelling

Healthcare
Use Class: D1
3-Form Entry Primary School and Early Years
Community Hall
Local Convenience Retail
Use Class: A1, A2, A3, A4, A5
Sports Hall / Health and Fitness
Employment Uses **
B1 Business
B2 / B8 Industrial / Storage or Distribution

5,256

120
5,376

sqm

sqft

Up to 500
(Gross Floor Area)
Up to 30,000
(Site Area)
Up to 500
(Gross Floor Area)
Up to 2,000
(Gross Floor Area)
Up to 1,000
(Gross Floor Area)

Up to 5,382
(Gross Floor Area)
Up to 32,2917
(Site Area)
Up to 5,382
(Gross Floor Area)
Up to 21,528 (Gross
Floor Area)
Up to 8,073 (Gross
Floor Area)

Up to 30,658
(Gross Floor Area)
Up to 13,006
(Gross Floor Area)

Up to 330,000
(Gross Floor Area)
Up to 139,995
(Gross Floor Area)

** All areas are indicative only and are provided as further explanation of the Illustrative Masterplan.

Up to 2,350

* Due to recent national affordable housing policy changes, the percentage and mix of affordable housing tenures provided on Land
South of Chesterton will be established during the planning application process, and will be subject to viability. The mix of dwelling
types is indicative only and is provided as further explanation of the Illustrative Masterplan.
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7.7 Open Space Requirements
Expected population

An expected population is calculated to inform the provision of open space
and an assumed average of 2.4 people per unit has been used. Included within
the proposed 2,350 dwellings are 60 homes for the elderly. Given that these
units are anticipated to have a lower occupancy rate and the anticipated
arising demand for play and sports requirements would be lower, a revised
occupancy rate of 2.0 people per unit has been used for this accomodation
type. In addition it is assumed the required play and sports requirements for
the 100 units of student accommodation would be provided by the associated
University, therefore these units have been excluded from the open space
calculations.

Population

Residential Units
Homes for the
Elderly
Total

Number of
units
2,190
60

People Per Unit

Population

2.4
2.0

5,256
120

2,250

5,376

NB: Excludes 100 units of student accomodation

Open Space, Sport and Recreation Requirements

Cotswold District Council’s (CDC) Open Space, Sport and Recreation Study
– Main Report 2011 requires certain areas and types of open space per 1,000
population. For 5,376 people the requirement is for a total of 19.27 hectares of
open space, as set out in the table below.

CDC Sports and Recreation Requirements 2011

Formal Parks
Country Parks
Natural and Semi Natural
Open Space
Amenity Green Space
Children’s Play
Facilities for Young People
Allotments
Total

108

Hectares per 1000
population
0.48
N/A
2.00

Requirement
(hectares)
2.58
0.00
10.75

0.23
0.075
0.04
0.76

1.24
0.40
0.22
4.09
19.27 hectares

Revised Open Space, Sport and Recreation Requirement

The 2011 guidance also sets out requirements for sports provision: 3.28ha of
outdoor sports facilities per 1,000 population, 0.26ha of Sports Halls per 1,000
population, and 9.17sqm of Swimming Pools per 1,000 population. Application
of these guidelines would generate a requirement of 19.03ha of sports facilities
and 49.3sqm for swimming pool(s).
Following discussions with CDC the sports and recreation requirements have
been updated to reflect current need, the two revisions are outlined below:

Allotments

CDC have reviewed the allotment requirements in discussion with the
National Allotment Society (NAS) resulting in a revised requirement of 20
plots per 1000 households. For 2,250 dwellings this equates to 45 plots. CDC
recommended the use of half size plots (138.17sqm) which generates 0.62
hectares of allotments.

Sports facilities

An independent consultant has been commissioned by CDC to undertake a
sport and recreation facilities assessment for the District. In advance of this
report a needs assessment was carried out for Cirencester to evaluate the
current quantity, quality and accessibility of sports and recreational provision.
This established the following requirements for Land South of Chesterton, to
meet the needs of the new population:

Revised Sports and
Recreation Requirements
Youth Football (5v5) pitch

Dimensions*

Youth Football (7v7) pitch
3 x Tennis Courts

55m x 37m (excluding run off)*
36.5m x 54.9m (including run
off)*
TBC (Fields in Trust design
recommendations will apply)
TBC (Fields in Trust design
recommendations will apply)

1 x NEAP (play area)
2 x LEAP (play area)

37m x 27m (excluding run off)*

* Dimensions provided by CDC. Further guidance also used to inform
Illustrative Masterplan, including FA Guidance 2012 and Sport England
Guidance 2015.
In addition, the assessment sets out the requirement for a Sports Hall
(750sqm) and Health & Fitness (250sqm) which will be provided on-site. 		
Contributions will be made to off-site provision sports provision, including
adult and youth football pitches, as part of a Section 106 agreement.
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Revised Recreation Requirement

Following the submission of the Outline Planning Application and consultation
with statutory consultees, Cotswold District Council have reviewed the
required play provision for Land South of Chesterton. The followiong play
provision is required to be delivered in line with the Fields in Trust standards:

Revised Recreation
Requirements
1 x NEAP (play area)
5 x LEAP (play area)
5 x Design for Play / LLAP
16 x LAP / Doorstop Play

7. Illustrative Masterplan

7.8 Open Space Provision
Open Space, Sport and Recreation Provision

The following table provides a summary of the open space indicated across
the Illustrative Masterplan. The overall area of open space shown totals 36.4
ha. The open land under the powerlines (3.9ha) has not been included within
this area.

Open Space Provision*
Formal Parks
(Including existing trees and hedgerows,
1 x LAP, 1 x LLAP and 1 x LEAP and
excluding allotments)
Natural and Semi Natural Open Space
(including existing trees and hedgerows,
grassland and proposed planting, 3 x LAP,
1 x LLAP, 2 x LEAP and 1 x NEAP)
Amenity Green Space
(buffer planting and informal recreation
spaces, 2 x LAP and 3 x LLAP. In addition
further amenity green space / incidental
green space will be provided within
residential parcels as is indicated within
the Illustrative Masterplan and the Green
Infrastructure Parameter Plan)
Existing bridleways, footpaths and tracks
Allotments
(located within Formal Park and east of
Chesterton Farm)
Scheduled Ancient Monument
(including existing footpaths and tracks and
the proposed bus crossing)
Outdoor Sports Provision
(2 mini soccer pitches, 3 x tennis courts
and associated parking)
SUB TOTAL
Key
Site Boundary

Amenity Green Space

LAP

Formal Park

Allotments

LEAP

Natural and Semi Natural Open Space

Outdoor Sports Pitches

NEAP

Scheduled Ancient Monument

LLAP

Additional Open Space not
included within provision
Open Space under the overhead
powerlines
TOTAL

Hectares
6.7

14.7

8.3

1.1
0.7
4.5
1.0
37.0
Hectares
3.9
40.9

* 10 x LAPs and 2 x LEAPs are provided within the residential area and are
therefore not included within this calculation
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7.9 Play Provision

Local Area for Play (LAP) or Doorstop Play Spaces
The following spread illustrates how an appropriate level of play space could
be provided within the illustrative masterplan. This has been informed by
Fields in Trust standards. The Green Infrastructure Parameter Plan sets out
indicative locations for the equipped areas for play.
The below plan illustrates the location of the proposed play areas within
the illustrative masterplan, along with their associated catchment areas. The
following sketches are illustrative examples of what these play spaces could
look like.

Key
16 x LAPs (60m catchment)
5 x LLAPs (240m catchment)
5 x LEAPs (240m catchment)
1 x NEAP (600m catchment)

“A small area of open space specifically designated and primarily laid out for very
young children to play close to where they live...The LAP requires no play equipment
as such, relying more on demonstrative features indicating that play is positively
encouraged.”
Fields in Trust Planning and Design for Outdoor Sport and Play Guidance 2009
Key characteristics and features:
Intended primarily for children up to age 6;
Within 1 minute walking distance of home;
Recommended min. activity zone of 100sq.m;
A landscape buffer zone of min. 5m between activity zone and nearest
dwelling;
•
Primarily consists of playable landscape features but some low key play
equipment may also be incorporated; and
•
Best positioned beside a well used pedestrian route and accessible
without the need to cross busy roads.
•
•
•
•
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7.9 Play Provision

Local Equipped Area for Play (LEAP)

Local Landscaped Area for Play (LLAP)

Neighbourhood Equipped Area for Play (NEAP)

“An area of open space specifically designated and laid out with features including
equipment for children who are beginning to go out and play independently close to
where they live.”
Fields in Trust Planning and Design for Outdoor Sport and Play Guidance 2009

“Designed to provide a suitable mix of areas for physical activity and areas for
relatively calm relaxation and social interaction...The local landscaped area for play
is an open space for shared use and enjoyment by all sections of the community.”
Fields in Trust Planning and Design for Outdoor Sport and Play Guidance 2009

Key characteristics and features:
•
An area of open space specifically designated and laid out with features
and equipment for children who are beginning to go out and play
independently but close to home;
•
Within 5 minutes walking distance of home;
•
Recommended min. activity zone of 400sq.m;
•
A landscape buffer zone of min. 10m between activity zone and nearest
dwelling (20m where facing a habitable room);
•
A stimulating and challenging play experience including play equipment,
naturally landscaped areas and adequate space for informal kick about and/
or ‘chase’ type games;
•
A recommended minimum of 6 play experiences;
•
Ancillary features such as seating, litter bins and possibly fencing
incorporated; and
•
Best positioned beside a well used pedestrian route and accessible
without the need to cross busy roads.

Key characteristics and features:
•
Intended for use by children and young people alike;
•
Within 5 minute walking distance of home;
•
Recommended min. activity zone of 900sq.m;
•
A landscape buffer zone of min. 5m between activity zone and nearest
dwelling;
•
Primarily consists of playable landscape features that are imaginatively
designed and contoured, using as far as possible natural materials such as
logs or boulders which create an attractive setting for play. Planting should
be varied to provide a mix of scent, colour and texture; and
•
Best positioned beside a well used pedestrian route and accessible
without the need to cross busy roads.

“An area of open space specifically designated, laid out and equipped mainly for
older children but with play opportunities for younger children as well...the NEAP
can provide a greater variety of opportunity for both active and passive play. It
can provide play equipment, and a hard surfaced area for ball games, or wheeled
activities ...It may provide other facilities such as a ramp for skateboarding, a
rebound wall, and a shelter for meeting and socialising.”
Fields in Trust Planning and Design for Outdoor Sport and Play Guidance 2009
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Key characteristics and features:
Intended primarily for older children of relative independence, who have
freedom to range further from home;
•
Within 15 minutes walking distance of home;
•
Recommended min. activity zone of 1000sq.m (incl. a hard surfaced area
of at least 465sq.m);
•
A landscape buffer zone of min. 30m between activity zone and nearest
dwelling (a greater distance may be required for purpose-built skateboard
facilities);
•
A stimulating and challenging play experience including play equipment,
naturally landscaped areas and adequate space for informal kick about and/
or ‘chase’ type games;
•
A recommended minimum of 9 play experiences;
•
Ancillary features such as seating, litter bins, cycle parking and possibly
fencing incorporated; and
•
Best positioned beside a well used pedestrian route.
•
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7.10 Key Frontages

The illustrative layout has been designed to ensure that all routes through
spaces within the scheme are faced by building frontage. This is to create a
safe and pleasant environment whereby natural surveillance from the main
habitable rooms in properties is achieved, and entrances to buildings are
clearly visible from the public realm.
The plan indicates key areas where continuous active frontage is encouraged
to define the streets and give a sense of the hierarchy of the spaces. In
addition the dotted lines show where frontage onto public open space will
encourage their use and a sense of ownership by those facing properties.
Permeability, particularly for pedestrians, is promoted as a result.

Key
Site Boundary
Continuous frontage
Frontage onto open space
and route

112

Land South of Chesterton, Cirencester - Design & Access Statement

7. Illustrative Masterplan

7.11 Density

There is a range of proposed residential densities across the site, as indicated
by the Illustrative Masterplan.
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 the site 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
Site Boundary
Neighbourhood Centre - average 55 dwellings per hectare (dph)
Western Entrance - average 55 dph
Residential Densities (average density 34 dph)
36 - 45 dph
31 - 35 dph
20 - 30 dph

Land South of Chesterton, Cirencester - Design & Access Statement

113

7. Illustrative Masterplan

7.12 Heights

This diagram illustrates how the limits on building heights, stipulated by
the parameter plan on page 183 have been applied across the Illustrative
Masterplan.
Residential building heights range from 2 to 3.5 storeys with taller buildings
located along the primary route and around key focal points - such as the
neighbourhood centre. Buildings of 2-2.5 storeys are located near existing
residential dwellings in Chesterton, and fronting onto public open space.
Recognising the Area of Outstanding Natural Beauty to the west and potential
views into the site, buildings are restricted to up to 3 storeys along Tetbury
Road. Please refer to the Landscape and Visual Impact Assessment Report,
submitted as part of the application, for further appraisal.

Residential

Residential

Community buildings/
education/sports

Employment (B2/B8)

Residential

Employment (B1)

Residential

Employment (B1)

Employment (B2/B8)

Key
Site Boundary
Residential - 11m max ridge height from existing ground level +/- 2m
(approx. 2 - 2.5 storeys)
Residential - 13.5m max ridge height from existing ground level +/- 2m
(approx. 3 storeys)
Residential - 14.5m max ridge height from existing ground level +/- 2m
(approx. 3.5 storeys)
Employment (B1)- 12m max ridge height from existing ground level +/- 2m
Employment (B1)- 16m max ridge height from existing ground level +/- 2m
Employment (B2/B8)- 14m max ridge height from existing ground level +/- 2m
Employment (B2/B8)- 16m max ridge height from existing ground level +/- 2m
Community buildings/education/sports - Up to 12m max ridge height from existing
ground level +/- 2m
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7.13 Surface Water Drainage
There are a number of existing ditches and watercourses within the site to
which surface water runoff generated from the proposed neighbourhood
could discharge. None of these existing watercourses is designated as a main
river by the Environment Agency.
Proposed Sustainable Urban Drainage Systems (SuDS) have been integrated
within the masterplan. SuDS aim to drain surface water runoff from the
development by mimicking the existing flow regime of the undeveloped
greenfield site, ensuring that development proposals do not increase the risk
of flooding downstream.
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. SuDS designs
within the masterplan 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. Attenuation basins are
located at lower areas of the site designed as part of the Green Infrastructure
and open space network. The majority of these basins will be dry and will be
planted / grassed areas enhancing biodiversity.
Any discharge to the local watercourse will be restricted to the natural
undeveloped greenfield runoff rate. SuDS are designed to accommodate
surface water runoff generated from all rainfall events up to and including the
1 in 100 year, including an increase of 30% in rainfall intensity as allowance for
the potential effects of climate change.
The plan opposite indicates the potential location of the attenuation basins
along with indicative connectivity between the features such as swales and
pipes. Swales are shown along the primary road from Tetbury Road – as
shown in the street sections in Chapter 9.
The Green Infrastructure Strategy document, submitted as part of the
Outline Planning Application, provides more detailed information regarding
the approach to and management of water attenuation features. The
Environmental Statement should be referred to for further details on surface
water drainage proposals.
Key
Site Boundary
SuDS
Existing Ditch
Indicative connections between attenuation features
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7.14 Foul Water Drainage
Currently there are a number of existing public foul sewers running through
the site. They are located in the eastern end connecting to existing residential
dwellings in Chesterton and Chesterton Farm.
The foul drainage strategy will be to install a new foul drainage network within
the proposed development. Thames Water has been commissioned to design
a new pipeline to convey flows from the proposed development directly
to the sewage treatment works in South Cerney, thus avoiding the need to
connect to the existing sewage system. Initial designs are complete and the
route of the new pipeline is located within land owned by the Bathurst Estate
and 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 (Reserved Matters Application).
Due to level differences across the site, it will be necessary to pump up to the
network. Three separate pumping station locations have been identified within
the site, as illustrated on the plan opposite. All of the stations will comprise
manholes for the pumping equipment and will be in an enclosed compound
with access for a maintenance vehicle. 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. The foul drainage
network, including the pumping stations and the pumping mains will be offered
for adoption to Thames Water and will be designed and built in accordance
with their specifications. Please refer to the Environmental Statement,
submitted as part of the application, for further detail.
Key
Site Boundary
Proposed sewer
alignment
South Cerney Sewage
Treatment Works
Proposed Adopted Foul
Water Sewer
Proposed Foul Pumping
Main
Indicative size and
location of foul pumping
station
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7. Illustrative Masterplan

7.15 Response to Existing Constraints
The Masterplan has been developed in
consultation with the Health and Safety
Executive, National Grid, Scottish and
Southern Energy, Thames Water and British
Telecom. The plan opposite illustrates the
location of constraints within the site and
how the Illustrative Masterplan responds
appropriately to these constraints.

Key

Overhead powerlines

In developing the Illustrative Masterplan the
National Grid’s guidance document - ‘Sense
of Place’ has been reviewed and the design
developed to ensure the impacts associated
with the high voltage overhead lines are
diminished through design. Key design
principles include:
•
•

National Grid gas pipeline
Inner exclusion zone
Middle exclusion zone
Outer exclusion zone

•
•
•
•

Prioritising the public realm
Encouraging development intensity and
enclosure
Orientation of streets and blocks
Understanding the effects of
topography
Breaking down linearity
Utilising land close to overhead power
lines
Effective screening by landscape design
Promoting richness

Existing intermediate gas main with
easement (to be rerouted as part of the
development)

•
•

Inner exclusion zone

Underground high pressure gas
pipeline

Middle exclusion zone
Outer exclusion zone
Existing foul drainage with easement (to be
rerouted as part of the development)
Thames Water surface water sewer
Existing watercourse
Easement to watercourse
Water features located within and adjacent
to the site
Overhead Powerlines
HSE safety distance
Existing overhead powerlines (low voltage)
to be grounded / removed as part of the
development
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The national easements have been
accommodated within the Masterplan,
with no proposed residential development
located over the pipelines.

Intermediate gas pipeline

Existing gas pipeline has been retained and
may be diverted where necessary.

Foul drainage

Existing drainage pipes have been retained
and may be diverted where necessary, with
permission to be obtained from Thames
Water.

Existing ditches

There are a number of existing ditches and
watercourses within the site which have
been retained and an easement provided. In
some cases culverts are proposed to enable
road crossings.

117

7. Illustrative Masterplan

7.16 Green Infrastructure Objectives

A Green Infrastructure Partner Workshop was held by Cotswold District Council in November 2014.
From this a set of potential Green Infrastructure objectives were developed for the site. The Green
Infrastructure (GI) Strategy document, submitted as part the Outline Planning Application, provides
explanatory text for each of the objectives. A summary of the objectives, categorised under 9 headings
is provided on these two pages.

1. General

2. Historic Environment

G1 A network of interconnected green and blue spaces which accommodate a range of formal and

H1 Ensure the physical preservation and setting of on-site listed buildings at Chesterton Farm and

informal functions will link with the wider countryside and adjoining settlements;
G2 The design, amount and disposition of GI on the site will be guided by the appropriate national
and local standards, guidance and best practice, unless amended / updated;
G3 In the absence of a national standard for GI provision on strategic developments, the TCPA Good
Practice Guidance will be used as guidance. It provides a useful benchmark on the quantum of
proposed development which should be allocated to GI including public open space;
G4 Key structural elements of the GI network will be implemented in advance of built development
to ensure that their function is realised prior to the loss of existing features and occupation by
new residents.

H2
H3
H4
H5

ensure the Farm complex is integrated into the heart of the development;
Ensure the physical preservation of below-ground remains within the Scheduled Ancient 		
Monument;
Ensure the setting of heritage assets is maintained so as to ‘better reveal’ their historical 		
significance and seek to ensure a strong physical and spatial inter-relationship is created between
the assets and new neighbourhood;
Retain and enhance the historic agricultural landscape fabric of the site through the retention, 		
where possible, and restoration of historic hedgerows and walls;
Explore opportunities to promote awareness and pedestrian and cycle connections between onsite heritage assets and features including the Roman Amphitheatre, Cirencester Park and the
Royal Agricultural University.

3. Ecology

4. Access and Recreation

E1 Retain, where possible, habitats of local value to people and wildlife; primarily, mature and 		

A1 Retain existing Public Rights of Ways;
A2 Provide enhanced east - west linkages through the site to existing roads. Provide enhanced north

E2

A3 Create a network of green routes within the site for informal / recreational walking and cycling to

E3
E4
E5
E6
E7
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veteran trees, hedgerows, ponds and bat roosting sites. Ensure retained habitats are functionally
connected with open space and features;
Create a minimum of three new pond / wetland areas no more than 500m from the existing 		
pond at The Cranhams to provide enhanced opportunities for breeding great crested newts - all
of which are set within a functionally connected green and blue landscape.
Provide additional bat foraging and roosting opportunities through habitat creation and 		
enhancement;
Ensure a net gain in habitats to support common lizard, slow worms and brown hare through
the creation and management of further areas of species-rich grassland habitat and woodlandgrassland transition zones;
Retain badger setts in situ, where possible, and maintain connectivity between the setts and 		
suitable foraging habitats;
Provide nest boxes within existing or new woodland habitat along the southern boundary to 		
encourage barn owl nesting;
Provide adequate on-site open space for recreation to mitigate potential indirect recreational 		
impacts on off-site habitats and designations.

- south connections between Chesterton, the site and the open countryside to the south;

A4
A5
A6
A7

encourage healthy lifestyles and ‘active travel’ to proposed uses;
Promote connections between on-site green routes and off-site non-vehicular routes and 		
destinations, including Monarch’s Way, PROW’s and the existing cycle network;
Incorporate accessible footpaths within green corridors, where possible, to enhance their function
and amenity, and to increase opportunities for contact between people and nature;
Provide new multifunctional informal and formal open space, which incorporates water 		
attenuation and management features and habitats in accordance with Cotswold District Council’s
Open Space, Sport and Recreation Strategy;
Secure the multifunctional benefits of open spaces and access through a Green Infrastructure
Management Scheme, which ensures maintenance of public access and sufficient flexibility to 		
accommodate changes to the network arising from local aspirations and patterns
of use.
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7.16 Green Infrastructure Objectives
5. Woodland, Trees and Hedgerows

6. Water and Field Attenuation

T1 All protected trees should be retained where possible. Where tree loss is unavoidable, it should

W1 Create a Sustainable Drainage Strategy (SuDS) scheme that 			

T2
T3
T4
T5
T6

be mitigated through the provision of new tree planting.
Any development must be kept as far as possible from the two veteran items (G62 and T107 in
the Arboricultural Assessment) with a 15m root protection area (RPA) that should be allowed to
develop into a semi-natural habitat. Gardens should not be included within the RPA;
Retain, protect and appropriately manage existing woodland planting belts, where practical, 		
along the site boundary and manage as necessary to retain the visual screening and connectivity
with the surrounding landscape;
Retain, protect and appropriately manage existing hedgerows, wherever possible and ensure an
overall net gain is delivered;
Provide a hierarchy of new tree planting, of locally native species and of a sufficient potential size
in the longer term to make a meaningful contribution to the streetscape;
Ensure the ongoing viability and safety of tree stock on-site, to include cyclic arboricultural 		
inspections.

provides above-ground, multifunctional water management features
to manage the quality and quantity of surface water run-off. These 		
features to be located and designed as an integral part of the wider
green infrastructure creating new habitats, incorporating public access
and contributing to visual amenity;
W2 Ensure that the existing and proposed minor ponds, ditches and SuDS
across the site are functionally located within the GI corridors.

9. Management

U1 Ensure that the southern edge of the development responds sensitively to the rural interface and

M1 A Green Infrastructure Management Scheme, with local community,
developer, local authority and Town Council and stakeholder input, 		

U2
U3
U4
U5
U6
U7

L1 Important or valued landscape features 		

L2
L3

8. Urban Design and the Built Environment
strategic tree belts. Opportunities for an indented settlement edge, occasional ‘pockets’ of houses
facing the countryside and variety in roof orientation and heights should be considered;
Respect the amenity of existing neighbouring land uses at the north-eastern edge of the site 		
through appropriate offset, planting, and orientation of new buildings all of which front an 		
activated green edge;
Central open spaces and routes to be addressed by built form to create a well-surveyed public
realm and clear definition in relation to both private and semi-private open space;
Consider opportunities for non-publicly accessible open space, streets, and private gardens to
form part of the wider biodiversity resource and connections between habitats;
Consider opportunities for sustainable building features;
Respect local distinctiveness in the use of appropriate materials;
The land under the overhead power lines is to be used for informal open space, SuDS access,
employment uses and associated wetland and marginal habitat and/or parking.

7. Landscape Character and Visual
Amenity

will ensure the management and monitoring of the GI network;
M2 To explore a range of appropriate management bodies,
governance structures and funding streams to ensure the long term
success of the GI assets delivered through the development;
M3 The long-term success of the GI network is more likely if local
people are involved in its management, both in making decisions
about how it should be managed and in actually carrying out
management work themselves. Information on the GI of the site,
including details on how to become involved, could be provided
to new residents and occupiers, as well as to the existing residents of
Cirencester.
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L4

L5
L6

such as hedgerows, trees, woodland, 		
ponds, and stone walls to be retained, and
appropriately and positively incorporated;
New planting to be characteristic of the 		
‘Kemble Dip Slope’ landscape character 		
area;
Create a sympathetic interface with the 		
open agricultural land to the south with 		
the ambition of softening views of
the built development. Particular 			
consideration to be given to views from 		
the Cotswolds AONB; Kemble / Ewen 		
Special Landscape Area; the A429; 			
Spratsgate Lane; and Somerford Road;
Create vantage points with views to 		
existing heritage features, to maintain 		
visual connectivity between different 		
parts of the development and with 			
the countryside to the south;
Use the three coherent visual parcels 		
across the site as the basis for GI 			
character areas within the site;
Create community orchards and 			
allotments to reflect the agricultural
heritage of the site and create the 			
opportunity for local people to grow their
own food.
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7.17 Proposed Green Infrastructure
The strategy for Green Infrastructure (GI) across the site comprises an overarching
open space scheme which will provide for the new neighbourhood as well as
existing residents in the Chesterton area. It brings together the identification,
protection, creation, and management of green and blue features on-site and
incorporates them within a linked network of multi-functional open spaces. It also
links this network with the wider area.

Fosse Way
Corridor

The development of the green landscape and network of features on-site has
carefully considered the locations of on and off-site landscape features. This has
informed the identification of primary and secondary key open space areas or
corridors. These corridors have been located in order to protect existing features
and to create connectivity between them and GI features in the local context.

Neighbourhood
Buffer

The proposed network of GI on-site has been located and designed:
•
•

Rural
Links

To retain and reflect existing landscape features of acknowledged value; and
To form the focus for on-site GI objectives.

The proposed primary and secondary green corridor network is set on the plan
opposite. These provide key multi-functional landscape benefits and deliver the
majority of the on-site GI objectives.
The primary green corridors identified for the site are Chesterton Ride,
Chesterton Farm Meadow and Spratsgate Woods - each of which is summarised
over the following pages.
A network of secondary green corridors is set within and between the primary
corridors and provides a smaller contribution to the delivery of on-site GI
objectives; however, these are of great importance in providing a number of key
ecological, access, hydrological and landscape connections within and through the
site.
The Green Infrastructure Strategy, accompanying the Outline Planning Application,
provides further detail on these green corridors.

Southern Link

Chesterton Ride
Chesterton Farm
Meadow

Key

Spratsgate Woods

Site Boundary
Primary Green Corridors
Secondary Green Corridors
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7. Illustrative Masterplan

7.18 Primary Green Corridors
Chesterton Ride

This character area responds to constraints arising from the underground
gas main and provides a key east-west public open space link and
community features.
The adjacent plan provides an illustrative landscape scheme for the open
space area. The character of the area focuses on the accommodation
of new community facilities within an attractive framework of sinuous
landforms, public routes and structural planting. Flood attenuation features
mimic the serpentine character of the remnant canal, to the south east
of the site and sculptured grass mounds provide opportunities for visual
connectivity across and beyond the open space. A central mound could
provide for views to the tower of the Royal Agricultural University and a
feature terminating the view along a new street line.
A multifunctional network of open space catering for informal recreation,
food production, children’s play, flood management and access is provided
here. A Neighbourhood Equipped Area for Play for 8 year olds and over
will be provided on the edge of the central community area around
Chesterton Farm, and near the sports facilities. This will provide play
experiences for older children. A Local Equipped Area for Play (LEAP) for
4 to 8 year olds will be provided separately within the Park. This play area
will be designed to focus on ‘natural’ play, an approach advocated by the
Forestry Commission and Play England.
A network of surfaced footpaths, finished with hoggin/crushed Cotswold
stone, will be provided through the open space connecting the facilities
with housing and providing routes for informal recreation.
The allotments will be located along the edge of the open space and will
be enclosed by Cotswold stone walling, in keeping with existing allotments
within Cirencester.
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Existing trees, coppice and hedgerows will be retained where possible.
New native planting will be ‘formal’, following linear features and routes,
with the potential for grid planting of trees. Grassland within the area will
be a mixture of regularly mown short amenity grassland to increase variety
and biodiversity. The flood attenuation area will primarily comprise grass
basins which will be dry for most of the year.
The Green Infrastructure Strategy, submitted as part of the Outline
Planning Application, provides detailed information on Chesterton Ride.
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7.18 Primary Green Corridors
Chesterton Farm Meadow

The Farm Meadows will provide the focus for a network of open and
accessible ‘fields’ within the central part of the site. The land will be
arranged and managed in a fashion which reflects the adjoining rural
hinterland - low clipped hedges and stone walls encompassing small to
medium scale hay meadows.
The plan opposite provides an illustrative landscape scheme, including
the principal elevation of Chesterton Farm. The approach focuses on
the preservation of rural character and views which contribute to the
significance of the listed buildings at Chesterton Farm and The Cranhams
(to the north and adjacent to the site). It also encompasses the on-site
Scheduled Ancient Monument (SAM). The area provides the opportunity
for informal recreation, visual links to the countryside, the enhancement of
heritage assets and the preservation of the historical field pattern, made
up of low hedgerows, walling and a drainage ditch. Minimal new structural
planting is proposed to retain a sense of openness within the area - with
the ambition of filtering views of new housing and community facilities and
of demarcating open space.
At the western edge of the open space native planting will be introduced
to screen the sports facilities in views towards the farm. New hedgerows
(primarily adjoining the SAM) will be of native species laid out in a
traditional manner to soften views of housing.
Within the setting of Chesterton Farm a potential community food
growing area (allotments or an orchard) is proposed (the ‘Kitchen
Garden’). In order to maximise the landscape and heritage potential,
flood attenuation features will be located outside the SAM and immediate
frontage to Chesterton Farm. These features will be dry basins, containing
grassland which will be dry for the majority of the year.
New footpaths through the fields will provide access across the open space
and connectivity with the existing bridleways and a footpath in the west,
centre and east of the Farm Meadows. New routes will generally follow
field boundaries and will be surfaced with hoggin/crushed Cotswold stone,
providing year round use. It is anticipated that informal routes will develop
across the area, following desire lines and providing the opportunity for
greater appreciation of the wider open space and views. An additional
crossing of the central ditch may be required to improve interconnectivity
through the open space. This will be designed to be in keeping with rural
character, and to avoid physical disturbance to the SAM.
The Green Infrastructure Strategy, submitted as part of the Outline
Planning Application, provides further information of the Chesterton Farm
Meadow.
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7. Illustrative Masterplan

7.18 Primary Green Corridors
Spratsgate Woods

The plan opposite provides an illustrative landscape scheme for the south
eastern part of the site; the transition zone between the residential and
employment areas of the development, and the rural landscape to the
south.
Currently, the character of this area is strongly influenced by the electricity
pylons and cables which approach the site from the south and pass eastwest through the eastern areas. As well as forming a visually dominant
feature in the landscape they, together with an underground gas main,
restrict uses of the adjoining land.
The landscape strategy seeks to respond to the dominance of the
infrastructure in this area, whilst building on the form and enclosure
provided by the existing woodland to the south, and addressing the
proposed residential areas to the north. A carefully designed layout of
structural planting and open spaces provides the opportunity to screen and
foreshorten views of pylons, directing sightlines between and around these
structures towards enclosed open spaces and informal connecting routes.
The open spaces between these features will largely comprise meadow
grassland (cut once or twice a year) with informal access routes dictated
by strips of regularly mown short grassland. Where surfaced paths are
provided, these will be finished with hoggin / crushed Cotswold stone to
maintain informal character, while providing year round use.
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This area provides significant opportunities for ecological gain. In particular,
woodland / field edge and tall grassland habitat will provide a significant
resource for woodland birds, mammals, reptiles and butterflies. Flood
attenuation features are anticipated to be ‘dry’ for the majority of the year
- although the opportunity exists to create a number of small, seasonally
wet, ponds at the western end of this zone for the purposes of expanding
and reinforcing the breeding population of great crested newts found
beyond the site boundary at The Cranhams (approximately 250m to the
north).
The Green Infrastructure Strategy, submitted as part of the Outline
Planning Application, provides detailed information on Spratsgate Woods.
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7. Illustrative Masterplan

7.19 Secondary Green Corridors
A network of secondary spaces are set within and between the three primary
corridors. These spaces provide a more limited contribution to the delivery
of on-site Green Infrastructure (GI) objectives, but are of great importance
in providing a number of ecological, access, hydrological and landscape
connections within and through the site. These are annotated on the plan
opposite.
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Neighbourhood
Buffer

Rural
Links
Neighbourhood
Buffer

Southern Link

Southern Link
Key
Site Boundary
Secondary Green Corridors
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7. Illustrative Masterplan

7.19 Secondary Green Corridors
Fosse Way Corridor

The linear open space along the Tetbury Road will form the western frontage
of the development at this south-western approach to Cirencester, and the
setting for its primary entrance from Tetbury Road. This corridor will be
greatly influenced by the character of the retained woodland strip, and reflect
the generally treed / enclosed character along Tetbury Road.
The existing woodland belt along this edge of the site will largely be retained
to protect the setting and landscape amenities of the Cotswolds Area of
Outstanding Natural Beauty (AONB) and the Royal Agricultural University,
located west of Tetbury Road - and will act as a buffer for the proposed
development. Where opportunities allow, new tree planting will be introduced
along the new primary road and associated junction serving the site from
Tetbury Road.
The existing linear woodland and rough grassland will be maintained and
extended to interface with the new development. A new surfaced footpath
will run through this corridor - providing recreational and commuting
opportunities. The existing trees and hedgerow will continue to filter views
of the Tetbury Road, contributing to a safe attractive walking route with
linkages to Cirencester town centre, Cirencester Park, the Royal Agricultural
University, and Deer Park School. It will also provide a means of accessing the
bridleway and wider countryside to the south, and the Cotswolds AONB to
the west, via the Monarch’s Way long distance walking route.
The main accesses off Tetbury Road will be designed to exploit the
architectural and landscape opportunities created by a) the established
woodland block at the western end of the site and b) the opportunity for
landmark buildings at the main roundabout opposite Steadings Cottages.
From the primary access from Tetbury Road, a dual avenue of trees line the
road through the development providing a formal approach and transition to
the neighbourhood centre at Chesterton Farm. This tree lined access road
reflects local parkland landscapes; in particular the tree avenue approaches to
the Royal Agricultural University, and those within Cirencester Park.

Land South of Chesterton, Cirencester - Design & Access Statement

Neighbourhood Buffer

The northern corridor provides a green spine for wildlife and people protecting the amenities of existing residents whilst providing a viable resource
in its own right. This open space addresses the interface between the new and
existing development edge.
The open space will have an informal character with retained and enhanced
tree and hedgerow planting to existing properties forming a backdrop to
a broad but linear open space - overlooked by new housing to the south
with which the space will have an active frontage. There will be a transition
from meadow grassland edging to boundary planting, and pockets, or bays of
short amenity grass closer to the frontages of the residential properties. The
native planting and grassland will provide opportunities for the extension of
ecological habitat supporting badgers, great crested newts, slow worms and
common lizards. In contrast to the existing intensively farmed landscape, the
extended corridor also provides the opportunity for ecological enhancement
through its connectivity to other corridors within the development and,
through them, to the green character areas and the wider countryside.
The buffer will help to protect the amenity of existing residential properties
bounding the development, whilst also providing visual amenity for future
residents.
All residents will benefit from a new surfaced footpath along the corridor
which will connect to new and proposed routes across the site as well as to
the existing urban areas of Chesterton, and to the wider countryside. Options
for short circular routes are recognised as a strong contributory factor in
healthy lifestyles - encouraging informal outdoor recreational activities such as
walking, jogging, and dog walking. Short amenity grassland spaces within the
open space also provide the opportunity for informal play, and could facilitate
a ‘trim trail’ in the future.
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7.19 Secondary Green Corridors
Residential Areas

A number of on-site GI objectives will be achieved within the residential areas.
The density and character of the different areas, will allow private gardens,
incidental green spaces and ‘doorstep play’ areas to perform an important role
in the GI provision across the site. This is achieved through the orientation
of development blocks, allowing a framework for gardens and smaller public
open spaces to perform a functional role in providing habitat ‘patches’ and
linked pockets of greenspace with connections to the main network of GI
Assets
Avenues of street trees and hedgerows within publicly maintained spaces and
highways create a treed quality to townscape character, ecological connectivity
and urban thermal cooling functions. Provision of green roofs within the
development will be considered at Reserved Matters Application stage. Larger
buildings with flat roofs provide the best opportunities for the creation of
green roofs and may include the proposed school and community buildings.

Rural Links (west, central, east)

The Rural Links connect the existing areas of Chesterton, and by extension
the proposed development areas, via existing green corridors, to the Southern
Link (see below) and rural areas to the south. They contain and connect
a number of key GI Features including Public Rights of Way on-site, key
ecological receptors (including the breeding population of great crested newts
beyond the site boundary at The Cranhams) and significant tracks of woodland
and hedgerow. There are also links formed by existing hedgerow and tree
networks, to the east and west of this trio in the centre of the site, which
are reflected in the Illustrative Masterplan. The Rural Links display differing
characteristics and support varying GI objectives, and whilst these routes often
align with other GI features, the continuous nature of their alignment warrants
recognition at Reserved Matters Application stage.

Southern Link along southern site boundary

Southern Link

A contiguous farm track with public access runs from the Tetbury Road to
Spratsgate Lane along the full length of the south-western site boundary.
This route provides a key connecting feature between the site and further
public routes within the countryside to the south. It also provides the focus
for a number of structural features including hedgerow, tree belts and ditches.
Whilst the majority of these features lie outside the site boundary, the
proposed development responds positively to the opportunities provided
by the Southern Link in the manner described above and connects into the
existing track.
The following pages set out landscape elements which will be provided across
the site.
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Rural link south of The Cranhams
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7. Illustrative Masterplan

7.20 Trees, Woodland and Hedgerows
Substantial tree planting is proposed along streets and within open spaces,
except the Chesterton Farm Meadows where openness is required to retain
the setting to the heritage assets. The locations of retained and proposed tree
and woodland planting are shown indicatively on the adjacent plan.

Proposed Tree Planting

Street tree planting will, in the long term, help to soften the character of
the built development, fulfil a role in providing valuable wildlife habitat and
contribute to climate change adaptation through urban thermal cooling (trees
in urban areas serve to reduce temperatures through a combination of shading
and evapotranspiration from leaves).

Proposed Structural Woodland Planting

The existing tree plantation belts along the western boundary of the site,
and the internal tree belt bounding the bridleway leading to Chesterton
Farm, are retained where possible for visual amenity and ecological value.
However sections of these plantations will be lost, thinned or crown lifted to
accommodate new or expanded routes and the needs of the new residents
and provide pockets of open space.
For visual amenity and ecological value the existing triangular semi-mature
woodland plantation on the northern boundary of the site (to the west of
Berkley Road) and the mature group of trees south-west of Drift Way have
been retained. The hawthorn and blackthorn copse which forms part of an
internal field boundary within the western fields of the site, will be retained for
visual amenity in this area.
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Proposed hedgerows will be composed of mixed native species to reflect
the composition of existing species-rich hedgerows in the local context. New
native hedgerows will be planted to facilitate growth for the first two seasons.
Proposed hedgerows within residential areas will be designed to facilitate
public access and permeability through the appropriate siting of ‘puncture
points’ through the hedgerows. Within more formal landscaped areas (for
example, civic spaces and garden planting schemes), single species native
hedgerows may be appropriate.
Within Chesterton Ride, hedgerows shall be planted across the underground
gas main only where necessary for screening or to define a boundary and will
not include hardwood species, except hawthorn and blackthorn. Trees will not
be planted within 6m of the underground gas pipeline.
The Green Infrastructure Strategy, submitted as part of the Outline Planning
Application, provides further more detailed information regarding the above
features.

Existingtch
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7. Illustrative Masterplan

7.21 Allotments, Orchards and Grasslands
Allotment and Orchards

Two separate areas of allotments are proposed; within the existing small
paddock east of Chesterton Farm (within Chesterton Farm Meadows); and
to the south of the primary school within Chesterton Ride to meet resident
needs and in proximity to new homes to provide good access for residents.
The final form and layout of allotments will be developed subject to need and
through discussion with potential users.

Grasslands

Grassland fields east of Chesterton Farm will be partially retained and
enhanced, in the form of a wildflower meadow, so as to preserve the heritage
setting of the Farm and character of a rural landscape. The western part of the
southern field will form part of the proposed sports pitches.
Areas of amenity grassland will be provided to create spaces with
opportunities for informal recreation. Amenity areas will be maintained with
short mown grasses and therefore appropriate, hard-wearing, amenity grass
species will be proposed in these areas.

Proposed Meadow Grass

A dry and wet meadow habitat is proposed for the site. The dry habitat will
include spring meadow, allowed to grow long in the spring but cut throughout
the summer to allow easier access when informal recreational demand is likely
to be at its highest, and ‘permanent’ meadow cut once or twice a year. The
wet habitat may be appropriate within the attenuation basins, along the banks
of drainage ditches, and adjacent to the wet ponds.
The Green Infrastructure Strategy, submitted as part of the Outline Planning
Application, provides detailed information on proposed allotments, orchards
and grassland features and the management of such.
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7. Illustrative Masterplan

7.22 Formal and Informal Recreation
Formal Recreation

Sports provision will be consolidated in a single location adjoining
the neighbourhood centre, as shown on the plan opposite. Following
discussions with Cotswold District Council, it has been agreed that two
mini-soccer pitches, three outdoor tennis courts and a single building to
accommodate a sports hall and health & fitness will be provided.

LEAP
LLAP

The Illustrative Masterplan provides an area of approximately 1.0 hectares
for outdoor sports provision and 0.3 hectares for indoor sports provision,
inclusive of a sports hall building, parking, access, pitches, and run-off areas.
The facilities will be accessed off the primary access road connecting to the
neighbourhood centre, via the central square which allows for pedestrian
and cycle access on grade separated routes. The formal sports pitches will
be constructed to Sport England standards.

NEAP
LLAP

LLAP

LEAP

Play Areas

Informal recreation resources
on site including pathways,
the on-site SAM area, native
woodland and shrubs
LLAP

LLAP
LEAP

One Neighbourhood Equipped Areas for Play (NEAP), five Local Equipped
Areas for Play (LEAPs), five Local Landscaped Areas for Play (LLAP)
and sixteen Local Areas for Play (LAP) will be distributed within the
development to ensure they are within appropriate walking distances from
homes and designed to meet FiT standards. Refer to pages 110-111 for
further details relating to play area provision.
By working with the landscape, natural play areas are more likely to be
special places in their own right, valued by children and the community at
large. It is noteworthy that many of these designs have been successfully
incorporated into the existing Chesterton open spaces, and provide a link
to the landform of the Roman Amphitheatre. The design of the play areas
will be undertaken at Reserved Matters Application stage.

Informal Recreation

Over 20ha of informal accessible open space is proposed on-site. This
provision is in addition to the Heritage Meadow, allotments, orchards,
formal sports and play provision. The informal accessible open space will
include areas of woodland, native shrubs, native hedgerows and different
types of grasslands in order to provide a variety of experiences across the
new neighbourhood and to enhance opportunities for wildlife.

Sports Hall

Outdoor Sports comprising
2 mini soccer pitches and 3
x tennis courts

The Green Infrastructure Strategy, submitted as part of the Outline
Planning Application, provides further detailed information on the approach
to and management of formal and informal recreation.

LEAP
LEAP
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7.23 Healthy Placemaking
In recent years, Public Health has been rising up the agendas of local, national
and international policy makers in parallel with an increasing realisation that
the way settlements of all sizes are planned and connected has a major part to
play in alleviating a wide range of ‘avoidable’ health problems.
Although many effective strategies are already well-understood they are
often treated as individual, separate issues. Providers and policy makers focus
on the full range of health sector and health inequality issues, but may not
always register how some of their biggest problems could be reduced, and
a substantial proportion of expenditure avoided, by good decisions in other
sectors such as urban and transport planning.

The NHS Healthy New Towns Initiative aims to put health at the heart of new
neighbourhoods and towns by placing a renewed focus on new affordable
housing by way of a “design in” approach towards health and modern care
from the outset. To advance this agenda, NHS England and Public Health
England invited leading local authorities to identify development projects
where they would like NHS support in creating health-promoting new towns
and neighbourhoods in England. CDC are currently awaiting the outcome of a
bid it submitted to participate in the scheme.

By the same token, urban and transport planners may not always recognise
that their assumptions and decisions aimed at easing the challenges generated
by modern lifestyles may exacerbate and proliferate other problems; Public
Health in particular.
Public Health considerations can be addressed across all aspects of urban
design and masterplanning, through the adoption of some basic, inter-related
strategies that address a number of sectors at once.
Built form, open space and movement and parking strategies all need to
be balanced to create sustainable, liveable, healthy environments. Research
shows that well-designed places that encourage regular exercise in daily life
reduce our susceptibility to a wide range of diseases including heart problems,
type 2 diabetes and cancers, whilst good air quality limits asthma and other
respiratory illnesses.
Better health improves life quality and reduces time lost at work, thereby
raising the productivity of businesses and the prosperity of employees.
Reduced traffic congestion saves time and avoids tiredness, frustration
and ‘road rage’. Good Placemaking produces convenient and harmonious
environments that overcome many of these negative impacts and create
healthier, wealthier societies.
This section describes the many opportunities that exist for people to lead
healthier lives. The main health problems that can be influenced by good
Placemaking, and the principles for doing so, which can be applied to the new
neighbourhood at Land South of Chesterton are also set out.
Cotswold District Council (CDC) recognises the importance of Healthy
Placemaking and recently made a submission to part-take in an NHS-led
Healthy New Towns Initiative.
Healthy New Towns Initiative, NHS England
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7.23 Healthy Placemaking
Main Health Problems

Causes

Active ways to address causes

Potential measures to apply at Land South of Chesterton to address health problems and causes
•

Cardio-vascular disease
and Type 2 Diabetes
Often referred to as
‘avoidable diseases’

A) Obesity caused by
sedentary lifestyles and
lack of exercise

A) Enable exercise in normal
patterns of daily life

•
•
•
•

1

•
•

Several forms of cancer

•
B) Obesity caused by poor B) Provide education,
diet and food pover ty
accessible facilities and available •
green spaces
•

•
•

2

Respiratory illnesses
including asthma

Poor air quality

Limit the causes and effects of
vehicle emissions

•
•
•
•
•
•
•
•

Mental health problems
3

Loneliness and isolation,
through limited social
interaction and fear of
crime

Provide community
facilities and safe, sociable
and productive public
environments

•
•
•
•
•
•

4

Transpor t-related
accidents

Interaction of vehicles,
cycles, pedestrians

Good urban and transpor t
design

•
•
•

Promote a walkable neighbourhood through an ‘Active Travel’* initiative - walking, cycling and use of public
transport has priority over the car
Promote secure bike storage at home, at work and at transport interchanges
Promote a cycle share scheme - with bike hubs at key destinations and within neighbourhoods
Provide showers and changing facilities at work
Promote ‘Safe Routes to School’ / walking bus strategies
Discourage school drop-off through a pupil points incentive scheme
Limit parking in neighbourhood centre to ‘short stay’
Promote a Car Share Club - reduces private car ownership and encourages car-pooling
Incorporate ‘Play on the way’ into landscape design
Promote a “grow and educate” initiative - use of allotments, orchards and gardens for local food production
and food education programmes
Promote an ‘Active Travel’ initiative - walking, cycling and use of public transpor t has priority over the car
Promote secure bike storage at home, at work and at transport interchanges
Promote a cycle share scheme - with bike hubs at key destinations and within neighbourhoods
Promote ‘Safe Routes to School’ / walking bus strategies
Promote a Car Share Club - reduces private car ownership and encourages car-pooling
Discourgage school drop-off through a points incentive scheme
Ensure control on size and access times of heavy goods vehicles to the neighbourhood centre
Incorporate green and blue infrastructure to absorb / cleanse air pollutants
Promote a walkable neighbourhood through an ‘Active Travel’* initiative - walking, cycling and use of public
transport has priority over the car
Encourage a mixed use environment with active buildings and spaces - stimulation, events, celebration
Provide centrally located community facilities to support inclusiveness and involvement
Encourage community stability and diversity through ‘Lifetime Homes’ policy
Ensure access to attractive walking routes and green spaces
Promote a “grow and educate” initiative - use of allotments, orchards and gardens for local food production
and food education programmes
Well lit and overlooked foot and cycle routes
Promote a walkable neighbourhood through an ‘Active Travel’* initiative - walking, cycling and use of public
transport has priority over the car
Encourage a ‘20 is plenty’ strategy, slow speed home-zones and shared spaces
Provide traffic calming measures and dedicated cycle / walking lanes to ensure pedestrian and cycle priority
and safety
Enhanced awareness of heavy goods vehicles drivers including controls on vehicle size and access times

* Active Travel refers to healthy and sustainable means of transpor t such as walking and
cycling to get to places and not relying on private cars. It can also refer to the use of public
transpor t in combination with walking and/or cycling.
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7.23 Healthy Placemaking
The adjacent plan illustrates how the potential measures described in the
preceding table may be applied to the proposed development. The table
below summarises how the Illustrative Masterplan can help to achieve Healthy
Placemaking.

HEALTHY PLACEMAKING PRINCIPLES
1. Enable exercise in normal patterns of daily life
2. Provide education, accessible facilities and available green spaces
3. Limit the causes and effects of vehicle emissions
4. Provide community facilities and safe, sociable and productive public
environments
5. Good urban and transpor t design
KEY

STRATEGY

PRINCIPLE

1 2 3 4 5
400m

Cirencester town centre - approximately half hour
walk, 15 min cycle
Centrally located mixed use neighbourhood centre 20 min walk to all new homes within the site
Education - central location and safe walking / cycle /
bus links to all new homes within the site
Employment - choice for live / work lifestyle on site,
connected to all new homes through integrated and
safe pedestrian / cycle / bus routes
Social Interaction and Community Integration central square events, school, spor ts facilities, food
production areas
Multi-functional green infrastructure network
interconnected to new homes, mixed use, school and
movement routes
Residential neighbourhoods
20 mph zones, fewer accidents, lower emissions, safe
for children
Pedestrian and cycle access to neighbourhood centre,
town centre and the open countryside
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7.24 Sustainable Design
A Sustainability Statement is submitted as part of this Outline Planning
Application (OPA). The Strategy explains how the proposed new
neighbourhood is sustainable as measured by relevant local and national
planning policies. There are three dimensions to sustainable development as
set out by the National Planning Policy Framework: social, environmental and
economic. A summary of how the proposed new neighbourhood will focus
on the three dimensions is provided below. The plan on the following page
illustrates how these dimensions are achieved.

SOCIAL DIMENSION
•

•

•

•

•

•

•

•

New residents on the site will be able to readily access local services,
community facilities, infrastructure and employment opportunities the
area already has to offer;
Both existing and new residents will benefit from new facilities provided
within the new neighbourhood centre, including community, healthcare, a
new primary school, local retail and sports;
The site will provide a mix of dwelling types including provision for family
accommodation, small households, the elderly, the disabled and those with
special needs. A proportion of dwellings will be affordable, in line with
Council’s requirements;
All buildings will be located, sited and designed to provide suitable access
to, into and within its facilities for potential users, including disabled
people, so that they can use them safely and easily. This will be addressed
at the detailed design stage (Reserved Matters Application);
Fitness and exercise will be encouraged through the provision of sports
and leisure facilities as well as recreational and amenity provisions across
the site;
Where appropriate, and within the constraints of the site, new residents
will have access to private outdoor space which may include private
gardens, balconies in apartment blocks and communal gardens. Domestic
gardens and gardening are recognised as providing a range of health and
social benefits within developments, including easing stress and improving
psychological wellbeing, as well as encouraging sustained exercise and
physical health;
Central open spaces and routes, throughout the site, will be addressed by
built form to create a well surveillanced public realm and thus encourage
low crime levels; and
The physical preservation of the two on-site statutory listed buildings at
Chesterton Farm and integration of the farmstead into the heart of the
development will ensure it as a focal point in the new neighbourhood
centre.

ECONOMIC DIMENSION
•

•

•

The proposal includes a variety of uses with the potential to provide
employment and local economic opportunities for people with a range
of skills – both for new and existing residents in surrounding settlements.
Due to the permeable network of streets and pedestrian / cycle routes
provided throughout the site, proposed employment, neighbourhood
centre uses and facilities can be accessed from all new homes via a range of
travel modes (including cycling and walking);
The Socio-Economic Assessment, submitted as part of the OPA,
estimates that the proposed employment land could accommodate in the
order of 1,600 full time equivalent jobs. Whilst the exact configuration of
floor space of the local centre is not defined at this stage, it is estimated
that this and the sports hall / health and fitness uses could support some
110 jobs overall. It is estimated that the primary school could potentially
require some 50 full-time equivalent staff; and
It is estimated that annual spending by the new residents on items likely to
be purchased in the local area will be £42 million.

ENVIRONMENTAL DIMENSION
•

•

•

•

The site is designed to ensure existing and new neighbourhoods are
well integrated, whilst ensuring the interface between does not result in
unusable strips of land that reinforce a sense of separation between the
developments. Along the northern boundary, the Illustrative Masterplan
has been carefully designed to respect the amenity of adjacent properties
and that of people visiting the adjacent Chesterton Cemetery. This will be
achieved through appropriate buffer planting and orientation of built form;
All buildings will be designed to comply with Part L of the Building
Regulations – Conservation of fuel and power. In accordance with the
energy hierarchy, the buildings at the Land South of Chesterton will
adopt a fabric-first approach to reduce energy demands – maximising
the energy efficiency performance of components and materials that make
up the building fabric itself, before considering the use of mechanical or
electrical building service systems. The final energy strategy at the site will
be developed through the Mechanical and Electrical (M&E) Strategy as
part of the Reserved Matters Application process;
Development towards the southern end of the site has been designed
to respond sensitively to the rural interface. This includes an indented
settlement edge, occasional ‘pockets’ of houses facing south onto the
countryside and a variety of roof heights and orientations;
To maximise the opportunity of solar gain houses will be aligned and
orientated to be south facing;
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•

•

•

•

•

•
•

•

The proposed development will be designed to respect local
distinctiveness through the use of appropriate building and landscape
materials and architectural details;
The proposal will retain and enhance the historic agricultural landscape of
the site through the retention, where possible, and restoration of historic
hedgerows, drystone walls and the on-site Scheduled Ancient Monument;
Sustainable transport is encouraged through the provision of public
transport on-site. Connecting with existing bus services, the intention is
to encourage the minimisation of private car use whilst also helping to
secure the longer term future for bus provision through Chesterton and
Cirencester. The location of the neighbourhood centre at the heart of the
site means it is within walking distance from all new homes and existing
residences in the Chesterton area;
The provision of a comprehensive network of existing and new pedestrian
and cycle routes, linking the new neighbourhood to key destinations
such as Chesterton, Cirencester town centre and existing rural tracks is
provided;
Opportunities for conserving and enhancing the natural environment,
improving biodiversity and protecting habitats through the provision of an
integrated and multi-functional green infrastructure network;
The proposal includes planting new trees and hedgerows and, where
possible, a net gain in habitats will be achieved;
Outdoor garden space will be provided where possible. Urban domestic
gardens, of all sizes, can support a range of wildlife and promote urban
biodiversity; and
The use of the latest technologies to assist in greywater and rainwater
harvesting will be considered at Reserved Matters design stages.
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7.24 Sustainable Design
ENERGY AND RESOURCE EFFICIENCY IN HOMES
Reducing Energy Use

Consideration has been given to ensure that majority of the buildings can be
oriented to maximise sunlight in gardens and/or the primary living areas of
the houses, reducing internally the likely demand on energy for lighting whilst
maximising opportunities for beneficial solar gain during winter months (thus
reducing energy demands made by heating during those times).
Where possible, during the detailed design phase, the main glazed elevations
of houses should be orientated towards a south / south-east / south-west
orientation to yield solar gains with a smaller proportion of glazing on the
northern elevations to minimise heat losses. The framework of the Illustrative
Masterplan, and the limitations on building heights, should ensure that
buildings do not impact on their neighbours by blocking sunlight to roofmounted solar thermal / photo voltaic panels. Attention must also be given
to the positioning of windows to provide sufficient daylight to every habitable
room, reducing the extent of demand for internal lighting.
Where possible, at detailed design stages, dwellings should be designed as
highly-insulated, high-performing built fabric that minimises heat loss, and
offers the benefits of passive thermal properties (absorption of daytime
summer heat via sunlight, slow night-time cooling of fabric through heat
release). These principles will ensure that the energy demands of heating
are minimised, whilst the need for air conditioning is obviated. Mechanical
ventilation may be required if a ‘Passive House’ solution is adopted for
dwellings.
The illustrative layout has been designed such that buildings could readily
accommodate solar thermal or photo-voltaic panels at roof level, facing
suitably towards south to ensure efficiency. This will rely on suitable
orientation of roof pitches and ridge lines. If introduced the panels would
reduce energy demand through hot water provision and electricity generation
respectively.

Conservation of water resource

Promoting efficient use of water resources should be directly addressed during
detailed design stages: measures to address this could include dual-flush WCs,
aerated low-flow taps, careful consideration of bath provision (and sizes), grey
water recycling, and rainwater harvesting (including water butts for all houses).
The Illustrative Masterplan for Land South of Chesterton has been designed
to ensure that none of these measures are precluded from consideration.

The Illustrative Masterplan indicates that all houses will have associated
external space capable of accommodating rainwater butts. The widespread
inclusion of these would both aid the SuDS strategy by reducing run off
volumes, and reduce water consumption by providing for local irrigation.
Opportunities for rainwater harvesting from larger buildings such as apartment
blocks and the school should be taken wherever possible, and a strategy for
usage of that water for site-wide irrigation developed. At detailed design
stages opportunities to extend these objectives by utilising green roofs, and by
employing rainwater harvesting systems in homes, should be explored.

Storage areas should be within close proximity of collection points and
easily accessible - via an external hard surfaced, smooth and level or
gently sloping route without steps.

A Socio-Economic Assessment and Sustainability Statement is submitted as
part of this OPA.

Reuse of materials

The development will ensure that as far as possible, land cut from the site to
create development platforms, for attenuation ponds and other local level
changes, will be re-used on site as aggregate, hardcore and for landscaping
purposes. It is not anticipated that structures to be demolished will generate
significant quantities of material that could be reused, although removal of
the buildings at The Steadings would potentially generate a limited amount of
suitable material.

Refuse storage / collection and waste management

As this Design and Access Statement relates to an application for Outline
Planning Permission, it is not necessary to provide detailed design solutions for
certain elements, including refuse collection and waste management.

Energy generation integrated into building design

However, the Illustrative Masterplan has considered these aspects from the
outset and whilst not set out in detail, certain approaches demonstrate that
a satisfactory solution can be incorporated without affecting any of the other
design principles or objectives for the site. The following principles have been
considered as part of the masterplan, and will be set out in greater detail as
the next stage of planning (Reserved Matters Application), for waste storage
and collection:
•
•
•

•
•
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•

The storage areas should not be conspicuous;
Collection points should be within close proximity of Refuse Collection
Vehicle stopping points;
Communal bin storage should be provided for apartments. They should
be designed to accommodate sufficient space between and around bins to
allow convenient access for filling and removal;
A bin storage area of a sufficient size to accommodate anticipated refuse
bins and recycling boxes should be provided for each dwelling;
Storage areas should be within close proximity of the external door of
dwellings;
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Building design - options for enhancing sustainability

On-site employment
enabling a local working
lifestyle for new and
existing residents

An efficient and sustainable
urban structure with
higher density near the
neighbourhood centre

Student accommodation
within walking distance of
tertiary education and the
new neighbourhood centre

80

A network of accessible
open spaces to encourage
a healthy lifestyle

Homes for the Elderly
centrally located to
encourage interaction
with the community
40

Primary school centrally
located and close to
new landscape features
providing an education
resource and a healthy
environment

Existing Public
Rights of Way and
footpaths through
the site are retained
and integrated
within the new
movement strategy

On-site orchard
and allotments near
the school enabling
the opportunity for
food education and
production

0m

0m

Retained and new
pedestrian and cycle
links connecting
with local bus stops,
Chesterton and
Cirencester town
centre

Within private gardens
rainwater harvesting can be
facilitated.

Maximising the
opportunity of solar
gain by aligning and
orientating houses to
be south facing

Sports facilities and
children’s play areas
within walking distance
of new and existing
residents

Network of
sustainable
drainage features
On-site allotments
enabling food
production

A network of accessible
open spaces to encourage
a healthy lifestyle
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On-site employment
enabling a local working
lifestyle for new and
existing residents
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7. Illustrative Masterplan

7.25 Safety and Security
Dialogue with bodies including Gloucestershire Constabulary will be
undertaken during the Reserved Matters stages of the application. Arising
from issues raised / discussions held to date the design objective of the
Masterplan has been to establish a new development that is permeable and
integrates with the local and surrounding neighbourhoods, whilst ‘designing
out crime’ through the creation of active, well overlooked and lit spaces and
routes. The proposed scheme for the site responds to the principles of the
police initiative ‘Secured by Design’ and in the guidance ‘Safer Places - The
Planning System & Crime Prevention’ to reduce crime and the fear of crime
by creating a safe and secure environment on-site. These principles are
summarised below:

Access & Movement
‘Places with well defined routes, spaces and entrances that provide for convenient
movement without compromising security’
Paragraph 5.11 Gloucestershire Manual for Streets 2013
A well-defined and legible access and movement framework is proposed for
the site. Primary vehicular access will be from the proposed new roundabout
on the western boundary of the site where it adjoins Tetbury Road. Secondary
access is proposed from the south western corner of the site off Tetbury
Road and from the east off Spratsgate Lane. On-site routes and spaces are
designed with buildings fronting onto them and entrances to those buildings
will be clearly visible from the street. Movement patterns will follow obvious
and logical routes, with a hierarchy relating to their purpose as primary routes,
secondary routes, bus only routes and pedestrian and cycle routes.
A network of pedestrian and cycle routes and access points are set out in the
Illustrative Masterplan. Existing pedestrian access points connecting with the
site will be enhanced as part of the proposal: improving them in safety and
accessibility terms. Existing Public Rights of Way into, through and out of the
site will be enhanced to enable a more permeable neighbourhood settlement
which connects with adjoining settlement areas of Chesterton.

Structure
‘Places that are structured so that different uses do not cause conflict’
Paragraph 5.11 Gloucestershire Manual for Streets 2013
The proposed development is primarily residential with a mixed use
neighbourhood centre supported by community services and facilities,
including a 3 form entry school - all of which aim to serve the new residents
and within reach of existing Chesterton residents. The proposed mix and
location of the centre has been carefully considered to ensure that it can lend
itself to a balanced environment of complementary uses that do not detract
from or compete with the town centre of Cirencester. This balance extends to
the type and disposition of proposed residential dwellings. This is advocated by
locating higher density dwellings in areas of mixed use (i.e. the neighbourhood
centre) with retail and commercial uses at ground floor and residential above.

Surveillance
‘Places where all publicly accessible spaces are overlooked’
Paragraph 5.11 Gloucestershire Manual for Streets 2013
The permeable, integrated layout ensures that routes through the proposed
development will be appealing and well-used. This approach facilitates
the ability for the development to become self-policing, and for users of
those routes, and the spaces they lead to and past, to naturally feel safe. In
turn, good usage of the routes further enhances them as a perceived safe
environment. All children’s play areas will be located in areas that will be well
overlooked by dwellings fronting on to them.
Street lighting will need to be carefully designed to be sufficiently bright
and adequately distributed to ensure good natural surveillance, whilst being
sufficiently restrained so as to avoid negative impact on wildlife and ecology.

Ensuring modal choice exists, a dedicated bus / pedestrian / cycle only route is
proposed on-site. Located to the south of The Cranhams this dedicated public
transport only route will be controlled by bus gateways and will enable safe
transport choice to all between the site and the wider area.

Natural surveillance encourage activated spaces
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7. Illustrative Masterplan

7.25 Safety and Security
Ownership

Management & Maintenance

‘Places that promote a sense of ownership, respect, territorial responsibility and
community’
Paragraph 5.11 Gloucestershire Manual for Streets 2013

‘Places that are designed with management and maintenance in mind to
discourage crime in the present and the future’
Paragraph 5.11 Gloucestershire Manual for Streets 2013

The Illustrative Masterplan is structured around a network of spaces and
streets all of which will establish a direct relationship with new dwellings. This
clear principle of layout helps to ensure that a sense of ownership extending
out and beyond ‘the front door’ can be engendered. In some instances this
will apply at a very local level, for example on a residential neighbourhood
street. In others the spaces will be more extensive, the ‘ownership’ extending
to a greater number of dwellings. And in certain instances a more specific
‘territorial responsibility’ will be facilitated: for example, the houses facing
towards the Scheduled Ancient Monument (SAM) and the open space around
it, by their layout and proximity, will enjoy an informal overseeing role in this
particular part of the site.

Long-term management of the site is important, particularly landscape
management. This may be undertaken by a private management company
who will develop a detailed plan for the ongoing maintenance of the shared
aspects of the development. Ensuring clean, tidy and well-maintained
routes and open spaces (and therefore that they are well-used for their
intended purposes) reduces the likelihood of spontaneous crime or antisocial behaviour on those routes and in those spaces.

High quality and clearly defined landscaping, together with clearly defined
private, semi-private and public spaces, will aid in promoting a sense of
ownership and responsibility. The quality of space will influence how much it is
used and enjoyed, in turn influencing the scheme’s ability to promote a sense
of respect, community, and shared responsibility, within a new neighbourhood
of young, elderly, families and workers alike.

Activity
‘Places where the level of human activity is appropriate to the location and creates
a reduced risk of crime and a sense of safety at all times’
Paragraph 5.11 Gloucestershire Manual for Streets 2013
With pedestrian connections to the existing network of public footpaths,
bridleways, cycle routes, new children’s play areas, landscape production areas
such as allotments and orchard, the proposed public open spaces should be
well used and enjoyed by new residents and existing adjoining settlement
areas alike. The mixed use neighbourhood centre will play a key role in
activating a community which will be integrated. The centre will not present a
level of attraction likely to extend beyond the proposed and existing adjacent
neighbourhood of Chesterton and as such is envisaged to attract a level of
usage appropriate to its location.
The SAM is a key feature that is currently inaccessible to the public due to its
agricultural use. A key aspiration of the masterplan design is to integrate the
on-site SAM and significantly enhance it by way of integrating it into the green
network. This will therefore enable a new level of activity and protection
currently not facilitated in the area of the SAM.
Land South of Chesterton, Cirencester - Design & Access Statement

Well designed places and spaces
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Chapter 8 Placemaking
This chapter illustrates in more detail some of the key locations
across the proposed Illustrative Masterplan: those that will shape
the experience of residents, employees and visitors and therefore
fundamentally characterise the place. These locations include those
where through-movement will be at its greatest (entrances and
routes into the new neighbourhood), and places where greatest
intensity of activity will be focused (the proposed neighbourhood
centre, and the new community facilities). Artist’s impressions
of selected points within the new neighbourhood are included,
illustrating potential building form and style, and the scale and
character of some defined open spaces as featured within the
masterplan.
The chapter goes on to consider areas of particular sensitivity,
including proposed development of, and around, the listed buildings
at Chesterton Farm, the response to the Scheduled Ancient
Monument, and the areas at which the proposed new housing
will be in closest proximity to existing residential properties at
Chesterton. It concludes by analysing various locations where
new built form will form an interface with open spaces of different
type and scale – another aspect of the proposals that will play a
significant role in successful placemaking.

Land South of Chesterton, Cirencester - Design & Access Statement
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8. Placemaking

8.1 Artist’s Impressions
NEIGHBOURHOOD CENTRE
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.
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8. Placemaking

8.1 Artist’s Impressions
HOMEZONES
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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.
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8. Placemaking

8.1 Artist’s Impressions
VILLAGE GREEN
The proposed neighbourhood at Land South of
Chesterton 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 artist’s
impression shows one such space where
dwellings front onto a ‘village green’ creating a
sense of enclosure.
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8. Placemaking

8.1 Artist’s Impressions
SENSITIVE SITE BOUNDARIES
The artist’s 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 new dwellings would benefit from
views onto the open space and provide active
frontage to, and natural surveillance of this
area. While existing dwellings will benefit from
buffer planting and development that is set back
from their gardens. A public footpath would be
provided through the open space, linking to the
networks of routes through the wider site.
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8. Placemaking

8.2 Character Areas
The plan opposite highlights selected, contrasting
character areas within the masterplan, all locations
that will be of particular influence in characterising
areas of particular prominence and intensity of use
within the development. Each of these is illustrated
and described in more detail over the following
pages.

6

1

2

Key

Site Boundary
1

Western Gateway Character Area

2

Neighbourhood Centre Character Area

3

Chesterton Farm Character Area

4

Eastern Gateway Character Area

5

Eastern Employment Character Area

6

Western Employment Character Area
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8. Placemaking

8.3 Western Gateway Character Area

Residential dwellings fronting
the primary route

A

Potential future
access to RAU
consented scheme

Planted verge to include surface
water attenuation features

A

Tetbury Road
Primary access point to the
site from Tetbury Road

Pedestrian and cycle
path separated from
vehicular traffic

Tree lined environment which
separates vehicular traffic from
pathways and cycleways

Shared surface / traffic
calming measures

The masterplan shows a suitably generous width to the entrance corridor allowing for
tree planting and landscaping as a setting to the road and the buildings either side of it.
Pedestrian / cycle routes will be segregated from the vehicular route by a wide landscaped
verge able to support planting and surface water attenuation features. Shared surface / traffic
calming features are envisaged at regular locations along the entrance route, ensuring that
vehicle speeds are kept low and appropriate to the residential environment entered via the
Western Gateway. The transition from the A-road environment of Tetbury Road to the new
neighbourhood will be further emphasised by the gently curving primary route leading towards
the Neighbourhood Centre (a contrast to the direct, linear characteristic of Tetbury Road).

Primary route leading to the
neighbourhood centre, primary
school and sports facilities

Residential neighbourhood
areas extending off the
primary route

Block of
flats with
landscaping to
front

Envisaged as the primary new entrance to the new neighbourhood, the illustrative masterplan
shows the Western Gateway as formed by key marker buildings facing the proposed
roundabout on Tetbury Road, either side of a new tree-lined avenue leading into the site.
Buildings and landscape in this area will be prominent when viewed by those travelling along
Tetbury Road to or from the Town Centre, as well as those entering or leaving the site via this
route: their design will need to reflect their prominence and gateway role.

Pedestrian
and cycle
path

Illustrative Section A-A

Sustainable
drainage
feature

Primary access
road

Planting
alongside
pedestrian and
cycle path

Surface
Parking

Residential
dwelling

Location Plan - Western Gateway
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8.4 Neighbourhood Centre Character Area

Housing for the Elderly
located off the Central Square

Local shops / restaurant /
café at ground floor level
with residential above

Central Square with
associated planting,
seating and pedestrian
/ cycle path

A

The masterplan seeks to consolidate a range of activities and services in this central location,
including retail, a GPs surgery, a multi-purpose community hall, bus stops, and the school.
Sports and health&fitness facilities are proposed a short distance to the south of the square.
Allotments are shown a sort distance to the east, enabling the potential for on-site food
production and food education. The square itself would provide opportunities for occasional
events or celebrations, furthering its role as a point of community focus and interaction.

Clearings in tree planting to
provide areas for activity

Local shops / restaurant /
cáfe at ground floor level
with residential above

Multi-purpose
community hall

Converted farm
buildings including
potential farm shop and
pub / restaurant

A

This character area sits centrally within the illustrative masterplan, adjoining the Farm complex
(see section 8.5), and is directly accessible to the new community and the wider Chesterton
area. It focuses on the proposed Central Square at the heart of the development, faced by
higher density mixed use buildings and the proposed Primary School. The eastern side of
the square is formed by community uses associated with the retained farm buildings, and the
proposed housing for the elderly.

Primary school fronting
the Central Square

Community allotments
set between established
trees and hedgerows

GP surgery
Residential

Kitchen Garden associated
with retained farmhouse

Existing bridleway connecting
to Cranhams Lane (north) and
open countryside (south)

Primary school
and forecour t

Location Plan - Neighbourhood Centre
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Illustrative Section A-A
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Pedestrian
and cycle path
alongside
planting

Sustainable drainage
feature

Primary access
road

Central
Square

Mixed use shops below
and flats above

8. Placemaking

8.5 Chesterton Farm Character Area
Central Square faced
by mixed uses and the
primary school

Mixed uses and
community facilities
contained within the
retained Chesterton
Farm complex

A
A

Primary school grounds
- potential to be used for
wider community uses
beyond school hours

Main road through
the site connecting to
Tetbury Road

Community
allotments

Sports hall and health
and fitness facilities

Open space area
comprised of water
attenuation features and
low planting. The historic
landscape setting around
the Farm complex is
retained with open views
across the open space
towards the SAM area and
beyond

Sports facilities including
2 youth football pitches
and 3 tennis courts

Primary School

Illustrative Section A-A

Pedestrian
and cycle
path

Existing trees and
hedgerows

Access Road
Existing Bridleway

This area is located at the heart of the site and contains the Grade II listed buildings within the
Chesterton Farm complex. The proposal includes the retention of the best features at the
Farm – including the listed and curtilage listed structures - with the intention of enhancing their
setting by opening up new views of the retained buildings and significantly upgrading the quality
of landscape and public realm in their immediate vicinity.
Views from the east, from the direction of the on-site Scheduled Ancient Monument (SAM)
area are to be maintained and enhanced by increased opportunities for vantage points along
public routes and in public open space. The provision of allotments, new water features, and
new low rise planting is envisaged so as to create a sense of place for the Farm buildings set
within their surroundings. Conversion options for the retained buildings include proposals for
a new pub/restaurant, a farm shop, and flexible community / event space. New buildings will
include a GP surgery and multi-purpose community hall located.
Sports provision will be provided in a single location adjoining the neighbourhood centre.
Two mini-soccer pitches, three outdoor tennis courts and a single building to accommodate a
sports hall and health and fitness will be provided and built to Sport England standards.
The facilities will be accessed off the primary access road connecting to the neighbourhood
centre, via the central square which allows for pedestrian and cycle access on at-grade
separated routes.
Some residential dwellings are proposed within the Chesterton Farm area in the form of
apartments, these are indicated to the south of the farm complex and front onto the existing
bridleway providing natural surveillance. Building heights are restricted to respond to the
significance of the heritage assets.
For further detail and illustration of how the Illustrative Masterplan responds to the listed
buildings at Chesterton Farm please refer to pages 154-161.

GP Surgery

Location Plan - Chesterton Farm
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This area is characterised by the main road which enters the site from Spratsgate Lane and
passes through landscaped open space towards a pair of gateway buildings signifying the
entrance to the new residential neighbourhood. A road leads south towards a proposed area
of employment (office) uses beyond a landscaped area including an existing ditch – providing
a clear distinction between the different uses in this area, and allowing for long range view
westwards into the main site from Spratsgate Lane.
The residential neighbourhood is envisaged as predominantly a mix of family housing with
equipped children’s play facilities located in close proximity. A network of pedestrian and cycle
paths will connect with the employment area to the south and the neighbourhood centre to
the west. Schoolchildren living within the Eastern Gateway area will be able to follow these
routes directly to the proposed primary school with little need to walk alongside vehicular
routes. A dedicated bus-only route north of the Heritage Meadow will also connect with the
wider Chesterton area and beyond to Cirencester town centre. Further details on the bus
route are provided in Chapter 9 of this document.

Active frontage along
the northern boundary
to ensure natural
surveillance of open
space

Pathways linking with
Chesterton (north), new
dwellings and the open
countryside (south)

Primary route
serving eastern end
of the site accessed
via Spratsgate Lane

Marker buildings
highlighting the
Eastern Gateway
to the site from
Spratsgate Lane

Primary road connecting
to the bus / pedestrian /
cycle route linking to the
neighbourhood centre,
community facilities and
primary school

Existing pylons
within the open
space network

A

This character area is located at the eastern end of the main site, and accessed via the
proposed new junction on Spratsgate Lane. This area is connected to existing employment
and residential areas located off Wilkinson Road and Somerford Road.

A

8.6 Eastern Gateway Character Area

Water attenuation (SuDS)
features and associated
landscaping
Employment area
accommodating B1 office uses

Existing ditch

Residential

Location Plan - Eastern Gateway
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Primary
access road

Illustrative Section A-A
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Residential
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8.7 Eastern Employment Character Area
Marker buildings
highlighting the Eastern
Gateway to the site
from Spratsgate Lane

Employee parking

Employment off Spratsgate
Lane accommodating
office type uses

A

Pedestrian path linking
homes with the open
space network
Existing pylons set within the
open space network

Office building precedent

Employment area east
of Spratsgate Lane
accommodating general
industrial, storage and/or
distribution type uses

Water attenuation (SuDS)
features and associated
landscaping

Indicative location of foul
pumping station

Edge planting along
Spratsgate Lane
Spratsgate Lane

Employment

The area has been designed to incorporate and work with the identified
constraints, particularly the two high voltage power lines (132Kv), with
associated pylons which run in a north east to south west direction, crossing
over Spratsgate Lane. Due to the swing and sag of the overhead powerlines
no buildings are proposed directly beneath them. Roads and parking areas are
permitted under the powerlines.

A

Primary road connecting
to the bus / pedestrian /
cycle route linking to the
neighbourhood centre,
community facilities and
primary school

This character area, located immediately west of Spratsgate Lane, will provide
office type employment set within a green landscaped setting.

New roundabout providing
access to employment and
residential to the west and
employment to the east of
Spratsgate Lane

On-site network of paths

Parking for employment

Open space with planting

Office building precedent

Pedestrian
and cycle
path

In accordance with the Health and Safety Executives ‘Planning Advice for
Developments near Hazardous Installations Land Use Planning Methodology
Guidance’ document the Illustrative Masterplan has accommodated an
appropriate level of employment in the vicinity of the national grid high
pressure gas pipeline. The guidance document stipulates that workplaces
providing for less than 100 occupants in each building of less than 3 occupied
stories can be permitted within all exclusion zones of the pipeline (see plan
on page 115 for inner, middle and outer zones). The limits on extent and size
of buildings in this area will help to define a character of pavilion buildings in a
landscaped setting – attractive to potential occupants and also as a signifier of
the extension to Cirencester as appreciated from Spratsgate Lane.
Measuring approximately 2 hectares, this employment area can accommodate
2-storey office (B1) buildings employment and attract a range of businesses to
a high quality, well-connected working environment. The character area will, in
part, act as a focal point for employment creation and economic development
in the Chesterton area and seek to complement the existing employment and
commercial businesses located along Wilkinson Road / Love Lane Industrial
Estate.

Residential

Illustrative Section A-A

Location Plan - Eastern Employment
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8.8 Western Employment Character Area
This character area will provide office (B1) type employment alongside
established employment uses at the Cirencester Office Park alongside Tetbury
Road. Buildings will be up to 3 storeys high, and arranged formally to reflect
the linear boundaries of their setting and the orientation of existing and
proposed buildings in the immediate vicinity.

Cirencester Office
Park
Royal
Agricultural
University
consented
Business Park
Scheme

The proposed dualling of Tetbury Road alongside this area will require the
removal of some existing planting: the masterplan allows for new planting in
mitigation, and indicates and new pedestrian/cycle route beyond this i.e. within
the site, alongside the proposed employment buildings. A further new route
is envisaged alongside the northern boundary of the site, past the Office Park
and the cemetery – offering a direct route into the new neighbourhood from
Tetbury Road. This will enhance opportunities for walking and cycling between
the existing and proposed employment, new residential areas, and community
and education facilities in the Chesterton area.
Measuring approximately 3.8 hectares, this employment area will provide
offices in a formal, landscaped business park setting. The provision of student
accommodation also in this area, off Tetbury Road, reflects the proximity to
the Royal Agricultural University whilst providing an appropriate transition
of uses between the employment buildings and proposed residential in the
Western Gateway character area. Access to the employment and student
accommodation is via the on-site primary road which directly connects with
Tetbury Road and thus Cirencester and beyond. The character area will, in
part, act as a focal point for employment creation and economic development
in a location enjoying good connections to existing and proposed primary
routes which will also accommodate bus services.

150

Enhanced planting along
northern boundary

Tetbury Road

A

Employment area
accommodating B1
office uses

New 3 metre
cycleway /
footpath along
Tetbury Road

Traffic calmed area
at transition point
between residential
and employment area

Student accommodation
providing up to 100 units

Access road serving the
employment quarter

Office building precedent

Employment

Location Plan - Western Employment

A

Office building precedent

Pedestrian path along
northern boundary connecting
with wider path network
across the site
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8.9 Character Area Interfaces
The following series of plans and sections illustrate various examples of the
different interfaces between buildings and routes / open spaces as shown
on the Illustrative Masterplan. These interfaces include those where levels
of through-movement will be at their greatest (entrances and routes into
the new neighbourhood), and others where residential buildings will face
more tranquil areas of landscape. How new built form relates to the public
realm from which it will be viewed is critical to the success of newly designed
environments.

A. FACING OPEN SPACE

Underground
pipeline
Location Plan

Location Plan

Extract of interface 1

Extract of interface 2

Swale

Illustrative section of interface 1

Illustrative section of interface 2

Overhead powerline
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This interface is between proposed housing and
the Chesterton Ride open space in the western
part of the site. This space will be designed to
display attractive parkland qualities, and homes
facing it will benefit from the amenity it presents
whilst providing natural surveillance and activity
along its edges. Elements of established planting
will be retained alongside new planting to enhance
and strengthen those existing site features.
Attenuation features, allotments, an orchard and
play spaces will be provided within the landscape.
Connectivity will be ensured via pathways linking
with the wider pedestrian and cycle network onsite and beyond.
Located alongside the Spratsgate Woods green
corridor to the east of the main site, new
homes will front onto the green area offering
natural surveillance and an activated edge to the
open space. Low density housing is envisaged
at this interface, in keeping with the informal
rural character of the open space to the south
and countryside beyond. Again, pathways will
ensure connectivity. A multi-functional open
space, the landscape approach enables sensitive
incorporation of the underground pipeline and
overhead powerlines through appropriate planting
and location of drainage features away from the
pipeline.
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8.9 Character Area Interfaces
B. FACING EXISTING FOOTPATHS
One example of various important landscaped
routes where permeability and connectivity between
the site and wider Chesterton area is provided. This
interface is envisaged as an active multi-functional
landscaped realm where residential traffic and
pedestrian / cycle movement are separated by a
network of attenuation features alongside new and
retained hedgerow planting. Residential properties
will actively front this route, benefitting from a
pleasant outlook whilst creating a safe environment
for residents and people passing through.

Swale

Location Plan

Extract of interface

Existing
bridleway

Existing trees /
hedgerow

Illustrative section of interface

C. FACING THE SCHEDULED ANCIENT MONUMENT
Located alongside part of the Chesterton Farm
Meadow green corridor, this interface is one
between the new settlement edge and expansive
open space to its south. It addresses an important
feature in the Scheduled Ancient Monument with
the intention of enhancing this heritage feature,
through its removal from agricultural cultivation
and its opening up to public access as a grassland
meadow. Sensitive integration between new homes
and this interface is provided through appropriate
planting, a pedestrian and cycle path network and
new homes appropriately set back from the space
itself.

Heritage Meadow

Location Plan

Extract of interface

Illustrative section of interface

D. FACING THE EXISTING NEIGHBOURHOOD IN CHESTERTON
		
Existing properties at the southern edge of
Chesterton currently back onto the site, presenting
rear boundaries to the fields to the south. The
intention for the northern edge of the new
neighbourhood is to create a positive interface
between the existing and proposed homes in the
form of a green buffer where new planting will
provide enhanced privacy to existing homes. An
activated realm where new homes positively address
the space, safe, connected pedestrian movement
will be enabled along this edge ensuring that the
buffer area is appealing as a place to use and pass
through. More detail and illustration of this interface
is provided on pages 160-161.
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Enhanced buffer
planting
Location Plan

Extract of interface
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Illustrative section of interface

Existing
dwelling
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8.9 Character Area Interfaces
E. FACING EXISTING HEDGEROWS AND TREES

Location Plan

Extract of interface

Illustrative section of interface

Connecting Chesterton Farm with the
neighbouring Chesterton area to the
north, this route will play an important
role in connecting the existing and
proposed neighbourhoods. To ensure
its appeal to all users – pedestrians,
cyclists, those on mobility scooters - new
buildings will directly face the corridor,
increasing gently in scale as it heads
southwards towards the proposed
neighbourhood centre. Alongside the
substantial existing hedgerow and trees
the footpath / bridleway is separated
from residential traffic to the east by
a verge of new planting. Permeability
through this interface, west to east, is
provided through occasional routes and
clearings through the existing belt of tree
planting, areas in themselves envisaged as
positive amenity spaces to the benefit of
residents and passers-by.

F. FACING THE CRANHAMS

Location Plan

Extract of interface

Illustrative section of interface
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Whilst located outside the site boundary,
the garden of the The Cranhams
property forms an important interface
with the new neighbourhood. This
interface will be respected through an
appropriate set back applied between
new homes and the site boundary.
New homes will front onto a quiet lane
where private cars can access individual
dwellings. A pedestrian / cycle route will
run along this open space connecting into
the wider movement network, providing
circular walking routes. A similar interface
occurs to the south of The Cranhams
alongside the proposed pedestrian/cycle
and bus-only link road: for more detail
refer to page 176 where a detailed study
of the relationship between this link, The
Cranhams, and the Scheduled Ancient
Monument is provided.
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8.10 Response to Heritage Assets
From the outset of the design process, careful consideration has been given
to the proposed development’s impact on the historic environment, not only
in terms of the heritage assets within the application boundary, but also those
situated nearby.
The Illustrative Masterplan has evolved in response to the completion of a
wide range of desk- and field-based investigations and through consultation
with Cotswold District Council, the County Council and English Heritage/
Historic England, as well as members of the public through a series of
workshops, exhibitions and public forums held since May 2014.
The best heritage and landscape features within the site have been
incorporated within the masterplan; indeed they have served to fundamentally
shape it. The designated heritage assets within the site comprise the Grade
II listed Farmhouse and kitchen garden walls and barn at Chesterton Farm
and part of the Scheduled Ancient Monument - the below ground remains
which comprise the remains of a Roman settlement in the central southern
area of the site. Proposed landscaping – both public realm in the immediate
vicinity of the retained assets and wider open spaces beyond them – will play
an important role in defining and enhancing the setting of retained structures
within the new neighbourhood. The Illustrative Masterplan has been
developed to facilitate this, alongside carefully resolved proposals for new uses
and buildings in the vicinity of on-site heritage features.

Chesterton Farm curtilage buildings

The masterplan also responds to the presence of off-site heritage assets
where the background studies have shown this to be necessary; most notably
The Cranhams and the main university building and the chapel at the Royal
Agricultural University - all Grade II listed buildings situated close to the site.
The Grade I Registered Cirencester Park is acknowledged as an important
heritage asset in the town, and it is expected that new residents and
employees will benefit from the opportunity to access this park.
The following pages provide details regarding the proposed response to
on-site heritage assets, including the SAM area and the Chesterton Farm
complex.

Entrance to the Royal Agricultural University
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8.11 Response to the Scheduled Ancient Monument
A landscape strategy has been developed for the Chesterton Farm Meadow
green corridor that responds to the heritage assets on and off the site. A
substantial area of open space has been retained to preserve views towards
Chesterton Farmhouse from the existing bridleway, through the creation
of a ‘Heritage Meadow’ over the northern part of the Scheduled Ancient
Monument (SAM) located on-site. This arc of open space preserves the
significance of the heritage assets and responds to views southwest from
the Cranhams while also providing an area of publicly accessible open space
with pedestrian routes. The listed buildings will continue to enjoy a shared
association with expansive open space on the site, and of therefore the
countryside beyond to the south.
The provision of strategic informal green space over the northern part of
the Scheduled Ancient Monument (SAM) located on-site will preserve this
heritage asset which continues to be damaged by ploughing whilst under
agricultural use. The deteriorating condition of the archaeological deposits
within the SAM area will be positively addressed through the cessation
of ploughing, and the implementation of a management plan covering its
transformation to an area of public open space or a ‘Heritage Meadow’ as part
of the site-wide landscape strategy.
The Heritage Meadow is envisaged as a grassland meadow area which will
serve to preserve but also maintain a sense of space and openness, whilst
maintaining existing visual and aesthetic connections with Chesterton
farmstead buildings and The Cranhams. This important area of open space will
unify the heritage setting between and around these buildings. The Heritage
Meadow will be actively fronted and overlooked by new residential dwellings.
The illustrative proposals for the area aim to highlight the importance of
the SAM through an interpretation strategy. Appropriate interpretation
materials will be provided within the open space drawing on the results of
archaeological investigations to disseminate information on the significance of
the historic environment to new and existing residents and visitors.
Following survey and trenching of the SAM, consultation with Historic England
has established the principle of development is acceptable within the northern
extent, for which Scheduled Monument Consent is currently being sought.
Within the northern part of the proposed Heritage Meadow a bus route is
proposed. Refer to page 178 for more details on the proposed bus route.
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8.12 Response to Chesterton Farm
In the case of Chesterton Farm, the Illustrative Masterplan not only provides
for the retention of these statutorily protected buildings, but also the retention
and re-use of associated curtilage-listed buildings within the farmyard complex
and the preservation of those aspects which contribute positively to their
setting.

Retained
Farmhouse
building

Retained Farm
building

In an attempt to “better reveal” the significance of the retained farmstead
buildings to the wider community, the form of development proposed will see
Chesterton Farm become a keystone of the neighbourhood centre, whilst also
connecting to the wider open spaces to the south and east. Chesterton Farm
comprises of a number of buildings focussed on a historic core. The two listed
buildings will be retained along with the complex of 19th and 20th century
buildings centred around a courtyard. Later 20th century agricultural buildings
and sheds will be demolished. The retained buildings will be restored and
converted to provide community uses such as a pub / restaurant / local shop /
café.

Artists impression of the Chesterton Farm complex
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8.12 Response to Chesterton Farm
Chesterton Farmhouse - The farmhouse is designated as a Grade II listed
building. This listing incorporates the farmhouse along with an attached
outbuilding and garden wall. The house is early/mid 18th century with mid
19th century additions and alterations. The outbuilding is attached to the
rear and is described as a former washhouse and boilhouse. The garden
wall extends to the rear of the house and is of brick faced externally with
limestone rubble. The wall encloses a kitchen garden to the rear of the house.
Chesterton Farm - The second listed building at the farm is the barn and
attached cattle stalls which are located to the north of the farmhouse.
The listing describes the barn as 18th century with early/mid 19th century
alterations. The cattle stalls are attached to the southwest of the barn and the
listing citation suggests an early/mid 19th century date for their construction.

Chesterton Farmhouse

Chesterton Farm Curtilage Buildings - The house and farm buildings are
located in a farmyard setting with a number of other farm buildings arranged
around a ‘loose courtyard’ plan. These were constructed in the 19th century.
The outbuildings consist of a barn, former cattle sheds, stabling and workers
cottages. There are also a number of more modern additions, many of which
are set away from the original focus, and are of no heritage significance.
There is the opportunity to positively address the historic buildings through
sympathetic and imaginative re-use.

Chesterton Farm Barn

In accordance with legislation, policy and guidance, the significance and
setting of the standing buildings have been assessed and addressed within the
Illustrative Masterplan, which intends to either avoid or minimise harm. More
information relating to the assessment of the existing buildings on the site
and their significance is set out within the Historic Buildings Assessment and
Archaeological Assessment which accompanies this application.

Chesterton Farm Curtilage Buildings
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8.12 Response to Chesterton Farm
A Demolition Plan will be submitted as part of the Outline Planning
Application. This sets out existing buildings on the site that will be demolished,
including existing agricultural buildings surrounding the Chesterton Farm
complex. These modern agricultural buildings / structures do not provide
architectural merit / historical interest and are unsympathetic to the listed
building and farm complex. The removal of these would help to better reveal
the significance of the farm complex and its setting. There is therefore an
opportunity to provide new buildings in similar locations to these former
structures in a more sensitive way.

1: Agricultural buildings at Chesterton Farm of post-war origin

2: Agricultural buildings at Chesterton Farm of post-war origin

3: Agricultural buildings at Chesterton Farm of post-war origin

4: Agricultural buildings at Chesterton Farm of post-war origin

1
2
3
4

5

Extract of demolition plan
Key
Buildings to be demolished

5: Agricultural buildings at Chesterton Farm of post-war origin
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8.12 Response to Chesterton Farm
The neighbourhood centre would provide a range of facilities for the new
and existing community including local shops, a GP surgery, sports facilities,
pub/restaurant and employment. This area would itself adjoin the proposed
primary school, further bringing activity and patronage into the centre of the
scheme. A multi-purpose community hall is indicated as the link between the
converted farm complex and the Central Square of the neighbourhood centre
immediately to the north-west.

Key
Grade II Listed Buildings (to be retained)
Curtilage Building

4

Existing buildings to be demolished

4

10

The farm buildings could provide a hub for community uses such as the
GP surgery and potential expansion of the existing farm shop or a pub /
restaurant. The sensitive restoration and conversion of the existing buildings
will provide an established focus to the new neighbourhood. New buildings
will reflect the former agricultural buildings in form and location – set back
from the farm complex.

5
7

6
2

Listed buildings at the Chesterton Farm Complex

1

Converted farm buildings with potential to
contain a local farm shop / pub / restaurant

2

Mulit-purpose community hall

3

GP Surgery

4

Local shops / restaurant / cáfe at ground floor
level with residential above

5

Central Square

6

Primary School

7

Homes for the Elderly

8

Residential

9

Kitchen Garden

10

Existing bridleway connecting with Cranhams
Lane (north) and the open countryside (south)

11

Sports hall with health and fitness included as
part

12

Sports facilities including 2 youth football pitches
and 3 tennis courts

13

Retained Cottages

3

1

8
10

13

1

9

8

1

The intention is to retain and preserve the small pasture fields to the east
of the farmstead which provide the significant visual setting to the listed
buildings. The pastures and their boundary stone walling and hedgerows
will be retained within the open space, reaffirming the value of the historic
agricultural landscape and sense of place. The new centre will be designed in
such a way to enable the existing inter-relationships and spaces between the
farmhouse, the walled ‘kitchen garden’ and the farm buildings to be maintained
and enhanced positively.
The open landscape to the south-east of the farm is also maintained. A sense
of openness is facilitated through the maintained views towards Chesterton
Farmhouse - particularly from the south-east. This will help maintain the
experience of it as a historic structure set within its historic context. An
appropriate separation distance between existing and new buildings and
sports uses will be provided, as well as appropriate building heights adjacent to
the retained buildings – these are stipulated by the building heights parameter
plan set out in Chapter 10.
Detailed assessment has demonstrated that there will be no significant impact
on the significance on any of these heritage assets through changes within their
setting, should the development proceed. Notwithstanding this, the design of
boundary treatments and positioning of public open space has fully considered
their proximity to the site.

11

Phased investigation and consultation has demonstrated that, whilst the site
contains below ground archaeology of at least prehistoric and Romano-British
date, they do not constrain its deliverability or capacity for development. In
view of their generally poor survival, it has been agreed that their preservation
can best be addressed through an agreed mitigation strategy, which will
produced post Outline Planning consent.

12
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8.12 Response to Chesterton Farm
The public square links into the community hub to the
south east through a designated pedestrian / cycle /
mobility scooter friendly route following a clear desire
line. Seating and planting belts (including the retention
of existing tree and hedgerow planting along the former
farm track), will encourage people to move towards the
community hall and onwards towards the restored farm
buildings which could contain a café / restaurant / pub.
Chesterton Farm provides a focus of special character to
this part of the neighbourhood centre
The farm buildings are complemented by the removal of
modern agricultural buildings and appropriately scaled
and orientated new buildings which help to better reveal
the heritage and landscape setting of the farm complex,
especially the listed barn at its centre. To respect and
maintain the setting of the listed buildings the new
built form is set back, however designed in a way to
encourage pedestrian and cycle connections into the
complex.
The proposed mix of uses within the community hub
could include a community hall, GP surgery, small
shops, cafes, restaurant / pub, indoor sports hall, health
and fitness and outdoor sports pitches. There is also
a block of apartments. This mix will bring vitality to
the community hub and support the viability of small
businesses by bringing passing trade. The residential
accommodation and sports uses will being activity
to the centre outside trading hours providing passive
surveillance of the public routes and spaces.

Illustrative view north-west: overlooking the Kitchen Garden and retained farm buildings with the Central Square in the background

Within the converted farmhouse and adjoining buildings,
a local shop / pub / restaurant is envisaged. Adjoining this
area a proposed Kitchen Garden could accommodate
an area for community food growing / allotments and is
contained by outbuildings associated with the Farm.

Location Plan
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8.12 Response to Chesterton Farm
This view reveals the envisaged relationship between
the public realm, proposed new buildings and open
space within the community hub. A strong public
realm that extends from the Central Square through
to the farm complex, Kitchen Garden and community
buildings is created. The inter-relationship between the
farmhouse and the kitchen garden is evident. To the
right of the view is a proposed block of apartments
which front onto the bridleway providing natural
surveillance. The existing bridleway is maintained along
its existing alignment and separated from the proposed
access road via a green verge, creating a safe and
pleasant walking environment.
Existing mature trees are maintained around the
farm complex, including north of the community hall
and along the existing farm track. The existing trees
maintain a green link north of the farm buildings
providing a buffer to the residential parcels, as well as
providing a wildlife corridor. Some of these trees are of
significant height and will play a strong role in defining
the character of the area.
The Grade II listed barn, the earliest building and the
largest, originated as a four bay barn with gabled ends.
While proposed buildings are set back, these bays
enable a dual frontage from the south-east and northwest, connecting the community uses into the farm
complex.

Illustrative view north-east: Community Hall and GP Surgery in the foreground with retained farm buildings in the background

Location Plan
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8.12 Response to Chesterton Farm
This view reveals the proposed inter-relationship
between the community hub and the Neighbourhood
Centre / Central Square. A pedestrian-prioritised public
realm inter-connects spaces and buildings, ensuring
legibility and an inviting link between ‘the old and the
new’. This public realm is activated by the Community
Hall and GP Surgery fronting the spaces. The scale and
proportion of buildings ensure suitable enclosure of the
public square, whilst framing views to the retained farm
complex. In the background the apartment building
sensitively frames the Kitchen Garden behind it, set
back behind existing trees. The community hall and GP
surgery define routes and frame views to the Barn and
outbuildings and enable a clear line of sight between
these buildings and the Primary School and south-east
corner of the Central Square.
Green and openness is maintained to the north of
the farm complex / community hall, and to the east –
maintaining a green, open and accessible frontage to the
Listed Farmhouse. The existing access to Chesterton
Farm, north of the Barn, is maintained.

Illustrative view south-east: from the Central Square overlooking the Community Hall and GP Surgery with the Heritage Meadow in the background

Location Plan
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8.12 Response to Chesterton Farm
This view centres on a shared-surface space contained
between the Farm Complex and community buildings.
The proposed buildings are orientated so as to address
and front the route to the retained barn through active
public realm between the community hall and GP
surgery. Clear desire lines would be enhanced through
positioning of seating and planting belts, encouraging
people to move towards the restored farm buildings
which could contain a café / restaurant / pub. This
public realm extends westwards to the school building,
public square, and other mixed uses.
This space is intended as suitable as a meeting place
for the community as well as for accommodating tree
planting and some car parking. The proportion of the
space here is respectful to the setting of the Farm
Complex – new buildings are of an appropriate scale
whilst demonstrating a suitable relationship to adjoining
uses such as the primary school and buildings around
the Central Square. A maximum height of up to 12m
(+/-2m from existing ground levels), is proposed for the
community uses within this area (adjacent to the farm
buildings), and up to 15m (+/- 2m from existing ground
levels) for the residential block.

Illustrative view east: towards the retained Chesterton Farm buildings with the Community Hall and GP Surgery in the foreground

Location Plan
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8.12 Response to Chesterton Farm
Due to the sensitivity of the listed buildings at Chesterton Farm it is
important that proposed buildings are suitably positioned and of an
appropriate scale to respect the setting of these buildings of heritage
value - whilst also ensuring that the farm complex is integrated
into the heart of the development as a home to a variety of new
functions that respond to the opportunity it’s built fabric presents.
Existing mature trees of significant height and canopy provide a
setting and natural screening to the north of the farm complex. The
removal of modern agricultural buildings, and the introduction of
new routes and public realm in the immediate vicinity will help to
better reveal the significance of the listed buildings.

Chester ton Farm House
Grade II Listed

Existing mature tree

Community Hall

Chester ton Farm Barn
Grade II Listed

These cross sections show how the illustrative masterplan has
suitably responded to these listed buildings. New buildings are
positioned and scaled to ensure that existing structures are not
dominated or ‘crowded’ by them, while also defining spaces and
routes from the Neighbourhood Centre into the farm complex.

Existing mature tree

Chester ton Farm
Cottages

Proposed dwellings
2 storey

Open Space with
existing trees and
attenuation features

Primary
Road

41m

Illustrative Section A-A looking north west towards Chesterton Farmhouse

Existing mature trees

Existing mature trees

Residential dwellings

GP Surgery

Community Hall

Homes for the Elderly

Open Space with existing trees
and attenuation features
41m

Illustratve Section B-B looking north west towards the Neighbourhood Square
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8.12 Response to Chesterton Farm
Existing mature tree
Existing mature tree
Grade II Listed
Chester ton Farmhouse

GP Surgery with Residential
Apar tments and Spor ts Hall
in the background

Grade II
Listed Barn

Bridleway

C

Primary School

Existing trees and hedgerows

B

D

A

C

D

B

Existing trees and hedgerows retained
Bridleway maintained

A

76m

Illustrative Section C-C looking south west towards the GP Surgery and Chesterton Farmhouse

Key

Existing mature tree

Existing mature tree
Bridleway

Primary School

Community Hall

Chester ton Farm Barn
Grade II Listed

Chester ton Farm
Cottages

Existing tree

Bridleway
Existing hedgerow

Existing trees and hedgerows

A

Existing trees and hedgerows retained
Bridleway maintained

Shared surface with parking for Community Uses

76m

Illustrative Section D-D looking north east towards the Community Hall and Chesterton Farm Cottages
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8.13 Neighbourhood Square
A public square is proposed in the heart of the Neighbourhood Centre. This
is envisaged as a predominantly shared-surface square and as the primary focal
point within the new neighbourhood. It is where the majority of the nonresidential and community uses are located - creating a mixed use destination
and meeting place.
The Illustrative Masterplan shows community uses, local convenience retail,
potential cafes, some residential accommodation and a school building fronting
onto the square, creating a sense of enclosure, and activating the space. In
addition a network of pedestrian, cycle and vehicular routes leads to the
square and provide convenient and legible routes between these uses. The
existing track to Chesterton Farm, and the established tree / hedgerow
planting alongside it, is a key connection up through the existing Chesterton
neighbourhood and towards the town centre: the proposed neighbourhood
square sits appropriately on this important axis.
The detailed design of the square will be explored further as part of future
design coding and subsequent reserved matters applications, but this
applications sets out key parameters as framework for its resolution. This
framework seeks to ensure that, whilst vehicles can move through the space,
it is recognised as a destination and a place more than it is a vehicular through
route. The configuration of routes has been carefully developed to achieve
this: approaches from the west and the east will benefit from view corridors
directly towards mixed use / community buildings that define the square. It
will be evident upon approach that vehicles cannot pass straight through the
space but that they will need to carefully and slowly manoeuvre through a
pedestrian-priority environment. It is envisaged that bollards, lighting, street
furniture and surface treatments will make clear the path vehicles should
follow (and distinguish pedestrian only areas) but that these routes will be
through a shared-surface public realm environment. It will contrast distinctly
with the carriageways that approach it.

The following sketches illustrate key urban design
principles for the square:
Creating a visible destination
- An understanding of reaching a destination
- Sense of arrival upon entering the square
Passing through a space
- A continuous linear route gives vehicle 		
priority through a space, reducing the 		
opportunity for stopping and pausing
Staggered route
- The sweeping primary route through the
square assists in traffic calming
- Provision of activity zones defined by 		
buildings
Through route
- East-west route gives vehicle priority
- Through route rather than a space

Enclosure
- A wide range of uses define the space
- Strong sense of enclosure with a near 		
continuous building line

Views and vistas
- Buildings act as vista stoppers along the 		
primary route
- Create gateways to the square
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8.13 Neighbourhood Square
This illustrative sketch shows the main vehicular routes through the space.
The primary route, as indicated on the Land Use and Access Parameter
Plan, arrives at the south-west corner and leaves from the north-east corner.
The adjacent sketch illustrates how this vehicular movement can be logically
accommodated whilst adjoining areas of public open space, and meeting
points. The sketch illustrates a primary route east-west representing the
majority of anticipated traffic flows; including a bus route, with priority
junctions for vehicular movement north-south.

Mixed Use

Homes for
the Elderly

Primary
School

Community
Facilities

Shared space

Use of paving to distinguish between routes

Street furniture helps to define routes

Mixed uses activate the shared square

Key
Primary vehicular route
Secondary vehicular route
Pedestrian and cycle route

Illustrative sketch of proposed hierarchy of routes through Neighbourhood Centre
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8. Placemaking

8.14 Response to Northern Site Boundary
The Illustrative Masterplan provides for a neighbourhood buffer along the
northern site boundary in response to community engagement at the
Community Planning Weekend in May 2014. This provides a corridor for
wildlife and people - protecting the amenities of existing residents whilst acting
as a resource in its own right. It also addresses the interface between the new
development and the existing development edge.
The corridor will help to protect the amenity of existing residential properties
bounding the development to the north, whilst also providing visual amenity
for future residents. The corridor will have an informal character with retained
and enhanced tree and hedgerow planting to existing properties forming
a backdrop to a broad but linear open space - overlooked by new housing
to the south which will provide active frontage. There will be a transition
from meadow grassland edging boundary planting, and pockets, or bays of
short amenity grass closer to the frontages of the residential properties.
The corridor also provides the opportunity, in certain areas, for ecological
enhancement through its connectivity to other green corridors within the site.

A
A

Paths along this buffer will be surfaced and connect to new and proposed
routes across the site as well as to the existing urban areas of Chesterton, and
to the wider countryside.

B

The sections on the page opposite demonstrate how the profile of the buffer
differentiates depending on the interface, uses fronting it and in response to
site constraints such as underground services.

B
C
C

Location Plan of illustrative sections along northern site boundary
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8.14 Response to Northern Site Boundary

SECTION 1

SECTION 1

CTION 1

0

Employment use with
frontage

Access road
with parking

Employment use with
frontage

Neighbourhood
buffer

Access road
with parking

Cemetry south of
Chesterton Farm

Neighbourhood
buffer

0

Access road with
Access road
parking

Employment use with
frontage

Neighbourhood
Neighbourhood
Buffer

with parking

Illustrative Section A-A

buffer

SECTION 1 PLAN

10m

Cemetry south of
Chesterton Farm

0			

0

Employment use with frontage

SECTION 1 PLAN

10m

SECTION 1 PLAN

10m

10m

Chester ton

Cemetry south of
Cemetery
Chesterton
Farm
Existing tree
Existing tree
tree
Existing

SECTION 2

SECTION 2

SECTION 2 PLAN

Existing tree

SECTION 2 PLAN

CTION 2
0

Housing with front

garden
Housing with
front garden

Access

road
Access
road
Access
road

Housing with front
garden
Illustrative Section B-B
Housing with front
garden

Neighbourhood
Buffer

Neighbourhood
buffer

0			

Housing south of

Housing south of Drift Way Drift Way

Neighbourhood
buffer

0

10m

10m

Housing south of
Drift Way
0

Access
road

SECTION 2 PLAN

10m

Neighbourhood
buffer

10m

Housing south of
Drift Way

SECTION 3

SECTION 3 PLAN

SECTION 3

SECTION 3 PLAN
SECTION 3 PLAN

CTION 3

0			

10m

0

Housing with
Housing with front
front garden

garden

HousingC-C
with front
Illustrative Section
garden
Housing with front
garden

Access road

Access
road

Access
road
Access
road

Neighbourhood Buffer

Neighbourhood
buffer

Housing south of
Alexander Drive

Neighbourhood
buffer
Neighbourhood
buffer

10m

Housing south of Alexander Drive

Housing south of
Alexander Drive

Land South of Chesterton, Cirencester - Design & Access Statement
proje ct title

Housing south of
Alexander Drive

0

0

10m

10m

169
dra wing title

dr awing number / dat e

8. Placemaking

8.14 Response to Northern Site Boundary
The following illustrative sections further demonstrate the variety and
depth of public open space indicated in the illustrative masterplan along
the northern edge of the development. The depth varies across the space
providing opportunities for play, enhanced areas of planting and informal
paths. The resultant design provides a green corridor for wildlife and
people, protecting the amenities of existing resident with the opportunity
to provide a more enhanced planted boundary to their properties, whilst
also providing a resource in its own right.

A
A
B
B

Illustrative diagram comparing
the open space to a standard
size tennis court/ mini soccer /
badminton court. These uses are
not proposed and are illustrated for
size comparison purposes only.

C
C
D

F
D E

F
G

E
G

31.09m
19.24m

A

Illustrative diagram comparing
the open space to a standard size
tennis court. These uses are not
proposed and are illustrated for
size comparison purposes only.

Proposed Employment (B1) Use

Location Plan of illustrative sections along northern site boundary

Employment use boundary
in accordance with
the land use parameter plan

Site Boundary

m
31

Existing trees
and hedgerows

Existing dwelling

A
Drift Way

Key plan
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31m

Illustrative Section A-A

38m
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8.14 Response to Northern Site Boundary
Site Boundary

Existing dwelling

B

Residential use boundary
in accordance with
the land use parameter plan

Existin trees
and hedgerows

Proposed dwelling

Drift Way

Local Landscaped
Area for Play (LLAP)

Key plan

33m

43m

15.8m
8.5m

Residential use boundary
in accordance with
the land use parameter plan

Site Boundary

Existing dwelling

Illustrative diagram comparing
the open space to a standard size
badminton court. These uses are
not proposed and are illustrated for
size comparison purposes only.

Existing trees
and hedgerows

C

Proposed dwelling

15m

Illustrative Section B-B

B

Morestall Drive

Illustrative Section C-C

C

28m

15m

Key plan
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8.14 Response to Northern Site Boundary
Site Boundary

Residential use boundary
in accordance with
the land use parameter plan

Existing dwelling

Proposed dwelling

D
Existing trees
and hedgerows
The Maples

Swale

D

Illustrative Section D-D

Key plan

33.45m

27m

41m

24.3m

Illustrative diagram comparing the
open space to a standard size mini
soccer pitch (U7-U8). These uses are
not proposed and are illustrated for
size comparison purposes only.
Site Boundary

Employment use boundary
in accordance with
the land use parameter plan

E

Proposed dwelling

Existing dwelling
Existing trees

38

m

New/ enhanced
planting
Existing
fenceline

Area for proposed landscaping

E

Key plan
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Illustrative Section E-E through
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8.14 Response to Northern Site Boundary

Residential use boundary
in accordance with
the land use parameter plan

Site Boundary

F

Existing trees
and hedgerows
New/ enhanced
planting

Proposed
dwelling

57
m

Existing dwelling on
Alexander Drive

Area for Proposed Landscaping

Local Landscaped
Area for Play (LLAP)

F
Illustrative Section F-F

57m

74m

Key plan
51.75m

54.8m
31.09m

33.45m

Residential use boundary
in accordance with
the land use parameter plan

Site Boundary

Existing dwelling on
Morestall Drive

Illustrative diagrams comparing the open
space to 3 standard size tennis courts or a
standard size mini soccer pitch (U9-U10).
These uses are not proposed and are
illustrated for size comparison purposes only.

Proposed
dwelling

Existing trees
and hedgerows

G

New/ enhanced
planting
Path

G

Illustrative Section G-G

77m

27m
Key plan
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Chapter 9 Access and Movement
This chapter considers how the proposed development at the
site will be reached, and how and where it will be accessed by all
those who will or may need to do so. It addresses this firstly from
the perspective of inclusivity: how the proposals will ensure that
barrier-free access for all is achieved, particularly the elderly and
the disabled – enabling everyone to take part in day-to-day activities
independently. It commits to the design of a new neighbourhood
that is pedestrian, mobility scooter and cyclist-friendly, and highlights
some particular standards to be achieved as part of this.
How the site will be accessed is illustrated by summary of the
various proposed improvements to existing routes – vehicular,
pedestrian and cyclist – to which the site will be connected, and
to existing junctions and crossings in the town whereby ease of
movement and safety will be improved. Such measures will serve to
aid integration between the proposed development, Chesterton,
and the centre of Cirencester. A series of ‘soft measures’ are set out
with the aim to encourage greater pedestrian and cycle movement
between the site and Cirencester, and beyond. Many of these
proposals were considered as part of the Movement & Transport
community engagement event – see page 79 of this document and
the Statement of Community Involvement for further detail.
The chapter then goes on to set out proposals for access to the site
in various locations – these are covered in detail by the Transport
Assessment as part of the Outline Planning Application – before
highlighting the proposed pedestrian and cycle connections to and
through the Illustrative Masterplan. Existing public transport routes
in the vicinity of the site are then highlighted alongside proposals for
future bus provision to serve the new neighbourhood.
The Illustrative Masterplan proposes a clear hierarchy of street
types through the development, to ensure a place that is legible
and easy to navigate through. This hierarchy is illustrated alongside
indicative cross-sections through the primary and secondary streets
highlighted, before the chapter concludes with some analysis of
appropriate solutions to on-plot car parking.
The Transport Assessment and Environmental Statement provide
further technical information on all access and movement proposals
for the application.
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9. Access and Movement

9.1 Inclusive Design and Mobility for All
Inclusive design aims to create places without barriers that involve people
in undue effort, separation or special treatment and enable everyone to
take part in day-to-day activities independently. The site will be designed to
provide barrier-free access for all, particularly the elderly and the disabled.
Particular consideration must be given to the requirements of the Equality
Act 2010, which now supersedes previous legislations including the Race
Relations Act 1976 and the Disability Discrimination Act 1995.

considered in developing the Illustrative Masterplan for the site. The
proposal is for a scheme that works with the existing topography across
the site, avoiding any substantial remodelling of the landform.

The Equality Act 2010 aims to protect disabled people and prevent
disability discrimination. The majority of requirements covered by the
Act in relation to residential dwellings are already covered by the various
sections of the Buildings Regulations, particularly Part M (Access). These
measures include level access, lighting, handrail design, lift and stair design
and textures and materials. In the context of this application, the aspects
of the Act most pertinent to the proposals are those relating to disabled
people.

•
•

Safe access to buildings will be achieved through the treatment of
the proposed new neighbourhood as a pedestrian and cycle friendly
environment, where vehicle speeds are limited through traffic calming and
careful design of vehicular routes.
Principles advocated by Manual for Streets, Manual for Streets 2 and
the Gloucestershire Manual for Streets are applicable and have been
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Whilst designing streets, the following must be considered;
•

A maximum longitudinal gradient of 5% is desirable. For tertiary
streets, a gradient of 6% may be acceptable.
In the steeper part of the site, a maximum gradient of 8% is acceptable
Furthermore, the opportunity exists to upgrade the surface
treatment of the existing public footpath through the site increasing its
accessibility to cyclists, wheelchair users, those impaired with mobility,
and those with pushchairs.

The development will be designed and built in full accordance with the
Building Regulations which set out technical standards for the quality /
performance of buildings. Part M of the Building Regulations concerns
‘Access’ and ensures that the design of buildings does not preclude access
for the disabled. In order to comply with Part M, the residential blocks of
apartments will incorporate related measures such as ramped / flush access
with suitable handrails, guarding where appropriate, and compliant lighting
design. Compliant ramps will be provided externally in addition to steps
where change in levels demand.
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9.2 Town - Pedestrian and Cycle Improvements
The number of walking and cycling improvements, between the site and
the town centre and other key local destinations, will be delivered by the
proposed development. This will ensure that future residents will have the
opportunity to access a range of destinations, via a choice of good routes,
on foot and by bike, while also benefiting existing residents in Cirencester.
Bathurst Development Limited is proposing a number of improvements to
these established connections including the provision of dedicated controlled
at-grade pedestrian/cycling facilities across the Ring Road. This will improve
pedestrian and cycling connectivity between the proposed development
and the town centre and other key destinations and assist in reducing the
severance effect of the dual-carriageway Ring Road. Tactile paving, dropped
kerbs and widening existing facilities within the network will be introduced
where possible.
2

The studies demonstrate that through the use, and enhancement of these
existing routes between Chesterton, the town centre and other key local
destinations, the proposed development can be integrated with the town
without reliance on transport by vehicle. The provision of ‘soft measures’ as
part of the proposed development will aim to achieve a reduction on private
car reliance. Such soft measures proposed include a “Bicycle User Group”
scheme with discounts offered at local cycle stores, a “Car Share Scheme” and
a “Sustainable Travel Voucher” for new residents.

1

3
7
4

The nine improvement areas are described in further detail in the Transport
Assessment Report, submitted as a separate document for this application.

8

Key

9

5
6

1

Stroud Road (between Tetbury Road and the RAU)

2

Tetbury Road (between the site boundary and town centre)

3

Cranhams Lane (existing farm access) to Tetbury Road via Chesterton Lane

4

Cranhams Lane (existing farm access) to town centre (via Existing Bridleway
No. 24, Four Acre Field, Cotswold Close, Cotswold Avenue / Mount Street and
Somerford Road):

5

Cranhams Lane, Existing Bridleway No. 30 to town centre (via Brooke Road,
Bathurst Road, Cotswold Avenue / Mount Street and Somerford Road)
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6

Cranhams Lane (between The Maples and Somerford Road)

7

Somerford Road (between site boundary and town centre)

8

Oaklands to Sperrigate (between Somerford Road and Trinity Road/School Lane)

9

Wilkinson Road / Love Lane / Midland Road
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9.3 Town - Highway Improvements
In agreement with the local highway authority, Gloucestershire County
Council (GCC), Highways England and Cotswold District Council, a traffic
model was produced for Cirencester covering areas including the A419 / A429
ring road, the local roads in the vicinity of the site, the town centre, as well as
Siddington and South Cerney. This model has been used to test current and
forecasted future demand on the highways network, including the projected
traffic generation from the site. The plan opposite sets out six key areas which
have been identified as requiring highway improvements in order to safely
accommodate the projected traffic flows within Cirencester.
These junctions are forecast to operate over capacity by 2021 when taking
into account committed developments (developments with granted planning
permission), highway improvements and background traffic growth. The
proposed development offers the opportunity to mitigate development
impacts but also address operational issues that would occur irrespective of
the proposed development. The proposed improvements will be delivered by
the proposed development and have been informed by discussions with, and
the requirements of, GCC and an independent Road Safety Audit team. The
improvements will address three key factors:
•

The severance effect of the A419 / A429 ring road including the provision
of pedestrian / cycle crossings at road level;
Safety concerns relating to lane discipline and the speed of traffic through
the ring road junctions; and
Traffic capacity issues to ensure the effective future operation of the local
highway network.

•
•

3

1
2

The traffic improvement areas are described in further detail in the Transport
Assessment Report, submitted as a separate document for this application.

5

Key
Site Boundary
Improvement areas

1

A419 Stroud Road especially the Cirencester College / Deer Park School junction

2

A419 Stroud Road / A429 Tetbury Road including Chesterton Lane junction

3

A419 / A429 / Hammond Way / Hospital Junction

4

Somerford Road / Chesterton Lane junction

5

A419 / A429 / Midland Road / Watermoor Way junction (Fire Station roundabout)

6

A419 / A429 / Cricklade Road / Middlemead junction (Kingsmeadow roundabout)
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6

4
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9.4 Site - Vehicular Site Access
Key

0

25

50

ACCESS FROM TETBURY ROAD

100

The principal access to the site (see plan to the left) is proposed via a new
roundabout on Tetbury Road. The south eastern arm provides access to
the site whilst there is also the opportunity to provide a north western
arm providing access to the consented Royal Agricultural University (RAU)
Business Park.

Site Boundary

1

Indicative Highways Boundary

1

3m footway / cycleway with
verge separation to carriageway

2

Proposed Bus Layby

3

Corduroy paving indicating end
of cycle route

4

Margin

5

Proposed toucan crossing

6

Provision of dropped kerb and
tactile paving

11

Proposed site access

8

3m footway / cycleway

9

Potential future access to
consented RAU Business Park
Scheme

10

2m footway

11

Left in / Left out access to
Steadings Cottages

12

Existing narrow footway

13

New connection to existing
bridleway
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3
4
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ur
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A smaller roundabout will be provided further to the south west along the
A429 Tetbury Road to provide a secondary access to the development from
Tetbury Road (see plan below). The south eastern arm provides access to the
site whilst the north western arm provides improved access to the College
Farm Buildings.
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t
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A footway / cycleway is proposed to the south east of Tetbury Road linking
in with the proposed provision to the north east at the principal access
roundabout. This is set back beyond existing tree planting to provide a more
attractive route.
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9.4 Site - Vehicular Site Access

mer
ford
Roa
d
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A new roundabout will be provided on Spratsgate Lane to the south of the
Wilkinson Road / Somerford Road junction. The western arm will provide
access to the main part of the site whilst the eastern arm provides access to
the proposed employment area.
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Two priority junctions are proposed on Wilkinson Road – the junction on
the south side provides access to the proposed employment area whilst
the junction on the north side provides access to the proposed residential
neighbourhood. Direct access is proposed to the residential properties
fronting Somerford Road.

Somerford
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The junction to Somerford Road from Spratsgate Lane / Wilkinson Road has
been realigned further northwards to improve visibility between this junction
and the new roundabout.
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9. Access and Movement

9.5 Site - Pedestrian and Cycle Connections
The Illustrative Masterplan provides for a fully connected and permeable
network of streets, as well as pedestrian / cycle routes of different character
within the site. This will minimise barriers to walking and cycling, naturally calm
traffic speeds and encourage these modes as an attractive means of travel; and
prioritising a “people first, car second” environment.
In addition to the pedestrian and cycle provision at the site access junctions
from the A429 Tetbury Road and Spratsgate Lane/Wilkinson Road pedestrian/
cycle access will be provided from Cranhams Lane to the north in the
following locations:
•
•
•

Western pedestrian / cycle access (existing Chesterton Farm access
and Bridleway);
Central pedestrian / cycle access (existing Bridleway); and
Eastern pedestrian / cycle access (existing gated access).

Improvements to these routes will be undertaken in the form of surfacing and
drainage improvements, and provision of sensitive lighting schemes in order to
provide attractive pedestrian / cycle linkages to Cranhams Lane, Chesterton
and the town centre beyond.
The existing footpath connection to The Maples will have surfacing and
drainage improvements and will be available for use, although it will remain
narrow and will not form part of the core pedestrian and cycle network.
There are a series of bridleways and public footpath links to the south which
will continue to be available as Public Rights of Way accessing the countryside
towards Kemble to the south and Siddington to the south-east.
As part of the development, a number of ‘soft measures’ are proposed to
encourage greater pedestrian and cycle movement. Such measures proposed
include a “Bicycle User Group” scheme with discounts offered at local cycle
stores, a “Car Share Scheme” and a “Sustainable Travel Voucher” for new
residents. Please refer to the Transport Assessment Report, submitted as a
separate document, for further information regarding proposed pedestrian
and cycle access to and from the site.
Key
Pedestrian and cycle links
Other route with public access
Existing pedestrian and cycle access
Existing pedestrian access
Proposed pedestrian and cycle access
Site Boundary
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9.6 Site - Public Transport
The masterplan has been designed so as to connect and link with existing
public transport services, namely bus services. An internal spine avenue will
be designed so it can form a bus route through the site, as shown on the
plan opposite, extending from Tetbury Road on the west to Spratsgate Lane
on the east and runs along the southern end of The Cranhams, to maximise
opportunities for future residents for access to improved bus services.
Public Transport Strategy
The bus strategy has been discussed with Gloucestershire County Council
(GCC) and local bus operators. The objectives of the strategy are to provide
bus services that:
•
•
•
•
•

Connect the site with where people want to travel to / from;
Are attractive to use and easy to understand;
Are within a reasonable walk distance of homes and employment
areas;
Have a reasonable prospect of being commercial services when the
development is complete; and
Assist in securing the longer term future for bus provision through
Chesterton and for Cirencester as a whole.

The application will seek to secure:
•

•
•

Any such measures will also benefit existing residents in the local area who
currently use these bus stops.
Direct pedestrian / cycling links between the site and Cranhams Lane along
with the high quality bus stop provision on Cranhams Lane will enable easy
access between the proposed development site and convenient access to
Service 51A (Swindon – Cricklade – Cirencester) via the site.
The proposed highway improvements along the A429 Tetbury Road also
provide the opportunity for additional high quality bus stops with laybys along
the western site frontage in the vicinity of the proposed north-western access
roundabout.
In addition to the public transport provisions to be funded by the applicant, a
number of ‘soft measures’ are also proposed to encourage greater pedestrian
and cycle movement and public transport use. Such measures proposed
include a “Sustainable Travel Voucher”, a “Bicycle User Group” scheme with
discounts offered at local cycle stores, and a “Car Share Scheme”.
Please refer to the Transport Assessment Report, submitted as a separate
document, for further information regarding proposed public transport as part
of the Outline Planning Application.

An hourly service between the hours of 07:00 – 19:00 Monday to
Saturday linking Kemble Station and Cirencester town centre via the
site, developing the existing Service 881 (Cirencester – Kemble Rail
Station – Tetbury). The timetables will seek to coordinate with train
timetables at Kemble Rail Station;
An hourly service between the hours of 07:00 – 19:00 Monday to
Saturday between Stroud and Cirencester town centre via the site,
developing the current 54 / 54A service; and
The Kemble / Stroud to Cirencester services via the site (see previous 		
point) will co-ordinate to provide a broadly half hourly frequency 			
service through the site.

The applicant, Bathurst Development Limited, is willing to fund the provision
of new bus stops on Cranhams Lane in the vicinity of the high quality
pedestrian / cyclist links to / from the site (or the upgrade of existing bus
stops). The details of the improvements will be discussed with GCC and the
bus operator but may include:
•
•
•
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Real Time Passenger Information (RTPI);
Increased kerb heights (i.e. Kassel kerbs) to be fully accessible for
disabled people; and
Bus shelter provision.
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9.6 Site - Public Transport

Key
Route 93
Route 51a
Route 881
Route 51
Route 54 / 54a
Route 77
Route 855
Bus stops
Proposed on-site bus route
Pedestrian access from the
site to existing bus stops
Site Boundary
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9.7 Site - Street Hierarchy
The Illustrative Masterplan has been designed to provide a legible and
permeable network of streets, whilst promoting movement by foot, bicycle
through the provision of dedicated links. There is no through route for
vehicular traffic; a bus, cycle, pedestrian only route is provided across the
Scheduled Ancient Monument. More detail is shown on page 178.
There is a hierarchy of streets, as shown in the plan opposite. The design of
different streets will vary according to the location and role of the street and
the number of dwellings it serves. Difference in character and the degree of
enclosure are key to ensuring legibility and identity. The primary route changes
in character through the site responding to features of the masterplan - a
formal tree lined avenue with swales runs between Tetbury Road to the
neighbourhood centre, and transitions to a more enclosed street responding
to the listed buildings at Chesterton Farm. The primary street extends from
the bus/pedestrian/cycle only route through the SAM to Spratsgate Lane,
with pause and stopping points, including areas of shared surface, reflecting
its residential character. This primary road will be 6.75m wide to enable bus
access.
A series of secondary routes feed off the primary route, creating loops to
serve the new neighbourhoods ensuring a permeable and well-connected
network of streets. The masterplan has been designed to incorporate a range
of tertiary / residential streets including shared surfaces and private drives to
serve pockets of housing.

A

A

D

Footways / cycleways will be provided along the main route and will link into
the existing bridleways and footpaths. Public routes will be well overlooked
by building frontages to facilitate a safe external environment across the
development.

D

The page opposite shows illustrative street sections for the primary and
secondary streets.
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B
C
C

Areas of shared surface create
pause and stopping points
through the residential area

Key
Primary road
Secondary road
Bus / pedestrian /

Illustrative sketch of the primary route

E

B

Buildings define the space
and terminate views

The primary route is clearly
distinguishable through the
use of tree planting

E

Secondary routes are
accessed from the square
creating a network of streets

cycle only route
Site Boundary
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9.7 Site - Street Hierarchy
Primary Road 1

1.5-2m
3m
Front Footway /
Garden cycleway

3-4m
Drainage
Feature

6.75m
Carriageway

Primary Road 3

Primary Road 2

2-3m
3m
1.5-2m
Planting Footway / Front
cycleway Garden

2m
3m
2m
Front Footway/ Planting
Garden cycleway

17.75 - 19.75m

6.75m
Carriageway

1m
2m
Footway/ verge
cycleway

1.5-2m
3m
2-3m
Front Footway / Planting
Garden cycleway

Open
space

Illustrative Section B-B

Illustrative Section C-C

Secondary Road 1

2m
2m
2m
Front Footway Planting
Garden

5 - 5.5m
Carriageway

2m

Secondary Road 2

2m

2m

Planting Footway Front

Garden

2m
2m
Front Footway
Garden

2m
2m
5 - 5.5m
Carriageway Footway Front

Garden

9 - 9.5m

13 - 13.5m
Illustrative Section D-D

2-3m
2-3m
1.5-2m
Planting Footway / Front
cycleway Garden

15.75 - 17.75m

14.75m

Illustrative Section A-A

6.75m
Carriageway

Illustrative Section E-E
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9.8 Site - Car Parking
Car parking can have a major influence on how well a development
works. The amount, type and location of car parking generally affects the
character and appearance of streets and therefore it is highly important to
consider parking arrangements and an appropriate parking strategy.

5

1

The general approach is to provide a sufficient amount of parking for
residents (allocated parking) and visitors (unallocated parking) within the
curtilage of the residential plot or on the street in a location that is close to
the front door and is overlooked wherever possible.

6

In most cases allocated parking is achievable by placing parking on-plot;
to the side, rear or front of a dwelling or nearby. Unallocated parking at
the site also needs to be considered as this generally tends to be off-plot,
sometimes on-street or within parking courtyards. For non-residential uses,
large areas of parking will be minimised and the use of sustainable public
transport modes such as the bus will be encouraged.

4
7
2

A statement of intent with regards to car parking is as follows:
•

•
•
•

To be provided having regard to local car ownership levels or any local
car parking standards at the time of the reserved matters applications
for all land uses on the site;
Any residential non-curtilage allocated car parking ideally to be located
within 25m of individual dwellings;
Within discrete residential parking courts, a proportion of parking 		
should be unallocated to provide for efficient use; and
On-street parking to be accommodated but to be provided within 		
discrete parking bays on the residential streets (so as not to obstruct
refuse vehicle access).

8
3

Typical parking arrangements; whether on-plot, within courtyards or onstreet - envisaged at the site are illustrated on the page opposite. They
seek to provide an appropriate amount of parking in convenient locations
that are overlooked by dwellings. Front gardens will soften the appearance
of parked cars on the streetscape, thus creating a softer street scene.
The Illustrative Masterplan has applied an average of 2 spaces per dwelling
with larger homes (5 and some 4 beds) having a double garage. This
approach enables design flexibility should it be require.
The following drawings indicate the variety of parking arrangements that
can be implemented.

Location plan of indicative parking arrangements
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9.8 Site - Car Parking
PARKING ARRANGEMENT 1
ON-PLOT BETWEEN DWELLINGS

PARKING ARRANGEMENT 2
ON-PLOT PARKING TO FRONT

PARKING ARRANGEMENT 3
ON-PLOT TO REAR

PARKING ARRANGEMENT 4
PARKING COURTYARD

PARKING ARRANGEMENT 5
PARKING COURTS

PARKING ARRANGEMENT 6
ON-STREET VISITOR PARKING

PARKING ARRANGEMENT 7
ON-PLOT FOR DETACHED DWELLING

PARKING ARRANGEMENT 8
ON-PLOT FOR DETACHED DWELLING
WITH DOUBLE DRIVEWAY
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9.9 Site - Bus / Pedestrian / Cycle Route
In order to prevent through traffic within the proposed development, a bus /
pedestrian / cycle access is proposed to the south of The Cranhams routing
through the northern part of the Scheduled Ancient Monument. Private
vehicular traffic will not be permitted to use the link, meaning that the main
area of development to the west of this link will be accessed from Tetbury
Road whilst the smaller area of development to the east will be accessed from
Spratsgate Lane, Somerford Road and Wilkinson Road.
The key features of the design are as follows, as agreed in discussion with
Cotswold District Council, Gloucestershire County Council and Historic
England:
•

•
•

Approximately 4m wide buff colour bus / cycle lane for approximately 		
75m controlled by CCTV enforcement camera (SEA Roadflow System) to
prevent through traffic;
A 3m buff colour footway / cycleway between the southern side of 		
The Cranhams with a 2m verge to the bus / cycle lane to the south; and
A sensitive lighting scheme.

These works are the subject of a separate planning application for Scheduled
Ancient Monument consent.

A

Indicative plan of SAM crossing

A

Scheduled
Ancient Monument

Key plan
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Illustrative Section A-A
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4m carriageway

2m 3m footpath / Min.
verge cyclepath
1m
verge

Boundary planting at
The Cranhams

9. Access and Movement

9.10 Site - Services and Emergency Access
Provision for emergency service access to the main part of the development
site will be from the A429 Tetbury Road (two vehicular access points) and
from Spratsgate Lane. Although cars will be prevented from crossing the
proposed bus / pedestrian / cycle link routing through the northern part of the
Scheduled Ancient Monument, this will facilitate access for emergency services
between the eastern and western parcels. Provision for emergency-service
access for the parcels to the north and south of Wilkinson Road will be from
Spratsgate Lane (land to the south only) and the proposed access provision on
Wilkinson Road.
The requirements for emergency vehicles within the site will be dictated by
fire service requirements, because the fire service has the largest vehicles.
The detailed design of streets and spaces within the site will comply with the
requirements of relevant regulations, including the provision of:
•
•
•

Minimum carriageway widths of 3.7m;
Vehicle access for pump appliances within 45m of each dwelling; and
Provision so that fire trucks do not need to reverse more than 20m.

Key
General vehicular access including
emergency and service vehicles
Site Boundary
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Chapter 10 Implementation
and Summary
This chapter includes the proposed Parameter Plans included as an
important part of the Outline Planning Application. These drawings
provide a framework that will stipulate the extent of development
on the site and will ensure that it is implemented within the scope
tested in the Environmental Statement, also submitted as part of
the application. The plans embody the principles of the masterplan,
setting a three dimensional structure within which future detailed
proposals for phases of development must fit and to which
they must adhere. The plans cover Land Use and Acces, Green
Infrastructure, and Building Heights.
The chapter also provides an initial phasing strategy showing
possible extents of development parcels that would each represent
individual phases of development. The exact sequencing and
timing of the construction phases has not been set at this Outline
Application stage.
The chapter concludes by outlining the potential scope and purpose
of a Design Code for the site. 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) will 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.
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10.1 Parameter Plans

Key

The proposed development at Land South of
Chesterton is defined by a series of parameter
plans which form part of the Outline Planning
Application (OPA). The plans fix key overarching
principles for the development including access to
the site, the location and scale of the proposed
land uses. The following plans are submitted to
scale as part of this OPA, but for the purpose of
this document they are briefly summarised on
the following pages. The Illustrative Masterplan as
presented earlier accords with the parameter plans
submitted.

Application Boundary 120.4 ha

LAND USE AND ACCESS

Employment use (B1) 5.9 ha

Residential use (C3) 57.4 ha
(including Homes for the Elderly, Student
Accommodation primary, secondary and tertiary
streets, footways, cycleways, incidental open space
and children’s play areas)
Indicative location for Homes for the Elderly (C3)
Indicative location for Student Accommodation (C3)
Community hub (A1, A2, A3, A4, A5 and D1) 1.0 ha
(including healthcare facility and community hall)
Existing buildings to be retained
Mixed use neighbourhood centre 2.1 ha
(including residential uses (C3) and commercial /
retail uses (A1, A2, A3, A4, A5))
3 FE Primary School (D1) 3.00 ha
Employment use (B2 and/or B8) 3.2 ha

This parameter plan illustrates the location and
maximum extent of land proposed for the mix of
uses to be provided. Different colours indicate the
different land uses such as residential (Use Class
C3 which includes affordable homes), primary
school and employment. The mixed use areas will
include uses in Use Classes A1-A5 and C3 with
associated parking.

Formal sports pitches and associated parking 1.0 ha
Sports Hall, Health and Fitness and associated
parking 0.3 ha
Open space 39.9 ha
(including public open space, children’s play areas,
allotments, orchards, existing hedgerows and
trees, existing utilities and exclusion areas, buffers,
pedestrian and cycle links, surface water attenuation
features, and some elements of hard landscaping,
primary, secondary and tertiary roads)
Central square 0.3 ha

The proposed access points are included in the
application boundary and their locations are
indicated on the parameter plans by a blue arrow.
Detailed drawings of these access points will be
submitted for approval. An indicative route has
been shown for the primary road, with a varying
corridor of 15-30m to reflect the character of the
residential areas. This will allow some flexibility
in the alignment of the route, should at reserved
matters stage the road require some repositioning.
All existing footpath and bridleways have been
retained, as well as new access points identified.

Indicative location for incidental open space
NB. The minimum sizes of the main proposed
green/public spaces within development areas will
be agreed through design coding work, prior to the
submission of reserved matters application
Vista stopper public art, or similar
Location of pylon structures
Proposed site access (all modes)
Area for highways works in addition to the formation
of new junctions
Primary road corridor (subject to centre line
deviation limits of +/- 20m, unless other prevailing
stipulations of the parameter plan directly inform
alignment of the corridor)
Indicative route for vehicles, cyclists and pedestrians
- number and location to be determined at detailed
design stages
Indicative direct frontage access to residential plots
from Somerford Road
Bus / pedestrian / cycle only route
Indicative location of access to employment
Existing Public Bridleway
Existing Public Footpath
Other routes with Public Access
Proposed pedestrian / cycle only access
Pedestrian / cycle access to existing Bridleway
Pedestrian / cycle access to existing Footpath
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10.1 Parameter Plans

Key

Application Boundary 120.4 ha

BUILDING HEIGHTS		

11m max ridge height from existing ground
level +/-2m

The heights parameter plan prescribes the maximum
/ ‘up to’ heights of buildings across different areas
of the site. The proposed heights respond to the
proposed uses, for example higher buildings around
the mixed use centre and employment areas.

13.5m max ridge height from existing ground
level +/-2m
14.5m max ridge height from existing ground
level +/- 2m
Employment (B1): up to 12m max ridge height
from existing ground level +/-2m

Responding to the more sensitive areas of the
development, including existing neighbouring
properties and the open space, buildings heights have
been restricted to ‘up to 11m max ridge height’. The
heights gradually increase towards the mixed use
centre: this will help establish the neighbourhood
centre as the focus in the hierarchy of the new
development and assist in creating a legible place.

Employment (B1): up to 16m max ridge height
from existing ground level +/-2m
Employment (B2, B8): up to 14m max ridge
height from existing ground level +/-2m
Employment (B2 / B8): up to 16m max ridge
height from existing ground level +/-2m
Community buildings / education / sports 12m
max ridge height from existing ground level
+/-2m
Existing buildings to be retained
Infill development between or adjoining
existing retained buildings not to exceed
existing ridge/eaves heights

Residential

Existing 5m contours
Existing 0.5m contours
Location of pylon structures
Proposed site access (all modes)

* Ground floor mixed
use 4m floor to floor
height assumed

Residential

Area for highways works in addition to the
formation of new junctions
Primary road corridor (subject to centre
line deviation limits of +/- 20m, unless other
prevailing stipulations of the parameter plan
directly inform alignment of the corridor))

Employment (B1)

Indicative route for vehicles, cyclists and
pedestrians - number and location to be
determined at detailed design stages
Indicative direct frontage access to residential
plots from Somerford Road

Employment (B1)

Bus / pedestrian / cycle only route
Indicative location of access to employment

Employment (B2/B8)

Existing Public Bridleway
Existing Public Footpath
Other Routes with Public Access
Proposed pedestrian / cycle only access
Pedestrian / cycle access to existing Bridleway
Pedestrian / cycle access to existing Footpath

Employment (B1)
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10.1 Parameter Plans

Key

Application boundary 120.4 ha

GREEN INFRASTRUCTURE

Formal sports pitches and associated parking

This parameter plan categorises and sets out
the types of outdoor space that make up the
proposed Green Infrastructure. These are
principally open space (including public open
space, play areas, existing hedgerows and trees,
buffers, pedestrian and cycle links and surface
water attenuation features); the Scheduled Ancient
Monument; allotments; and outdoor and indoor
sports. Indicative locations for equipped areas of
play for children are shown.

Open space
(including public open space, children’s play
areas, existing hedgerows and trees, existing
utilities and exclusion areas, pedestrian and
cycle links, surface water attenuation features
and some elements of primary, secondary and
tertiary roads)
Indicative location of allotments
Central square
Scheduled Ancient Monument (publicly
accessible open space)
School grounds
Existing drainage ditch
Existing Pond

Indicative locations for vehicular, pedestrian and
cycle routes through the open space, connecting
residential development are also shown.

Indicative location of surface water attenuation
basins / swales
Existing trees and hedgerows retained where
possible
Existing groups of trees substantially retained
Buffer planting / open space
(including existing hedgerows and trees,
pedestrian and cycle links)
Indicative location of 1 x NEAP
(Neighbourhood Equipped Area of Play)

Refer to page 109 for more detail on proposed
open space provision.

Indicative location of 5 x LEAP (Local Equipped
Area of Play)
Indicative location of 5 x LLAP natural play area
NB. These can be linear
Indicative location for incidental open space
NB. The minimum sizes of the main proposed
green/public spaces within development areas
will be agreed through design coding work,
prior to the submission of reserved matters
applications.
Location of pylon structures
Proposed site access (all modes)
Area for highways works in addition to the
formation of junctions
Primary road corridor(subject to centre line
deviation limits of +/- 20m, unless other
prevailing stipulations of the parameter plan
directly inform alignment of the corridor)
Indicative route for vehicles, cyclists and
pedestrians - number and location to be
determined at detailed design stages
Indicative direct frontage access to residential
plots from Somerford Road
Bus / pedestrian / cycle only route
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10.2 Management of Green Infrastructure
Key (continued)

Indicative location of access to employment
Existing Public Bridleway
Existing Public Footpath
Other routes with Public Access
Proposed pedestrian / cycle only access
Pedestrian / cycle access to existing Bridleway

The management of open space at Land South of Chesterton can be
facilitated through a series of mechanisms. A summary of these proposed
management mechanisms is provided below. Further details are provided in
the Green Infrastructure Strategy document, which is submitted as a separate
document as part of this Outline Planning Application.

Pedestrian access to existing Footpath

It is proposed that a Green Infrastructure Management Scheme be developed
as a ‘condition’ to the Outline Planning Application. This planning condition
would provide details of the envisaged management principles as desired
by Cotswold District Council, and include detail sufficient to secure the
implementation and long term maintenance of both intrinsic mitigation as
recommended through the Environmental Statement, and a range of further
benefits embodied in the multi-functional open space network across the site.

PUBLIC INVOLVEMENT

GREEN INFRASTRUCTURE MANAGEMENT SCHEME

One of the key principles of effective open space management is that it should
result in the greater involvement of the community in decision-making and
greater participation in community and educational activities relating to the
open spaces within close proximity of home. The development of such links
between the community and their environment will help to build greater
understanding towards open space.

MANAGEMENT, GOVERNANCE AND FUNDING

This type of relationship and level of understanding takes time to develop and
is unlikely to be present when the new homes are first occupied at Land South
of Chesterton. Promotional material (for example information leaflets) can be
produced and distributed to each new home, setting out some of the issues
which have driven the development of the open space proposals as well as
the ways in which residents can enjoy this, for example, by setting out walking
and cycling routes, any planned community activities, and the mechanisms for
future management.

To enable delivery of a green network, which embodies the Green
Infrastructure objectives as set out on pages 116-117, the establishment of
an appropriate management body with sustainable funding and governance
mechanisms would be required. A range of potential options to facilitate the
potential management organisations include:
•
•
•
•

Private management;
Public sector;
Existing voluntary organisations; and/or
Community Development Trusts.

The Green Infrastructure Strategy document provides greater detail on the
proposed management structures and bodies that would be appropriate for
the development. The Strategy document also outlines the management and
maintenance approaches for the various proposed elements within the multifunctional open space network across the site.

A range of potential options to facilitate sources of management funding
include:
•
•
•
•
•

Developer contributions;
Management charges;
Parish / Town Council, District or County Council contributions;
Endowment from private sector; and/or
Revenue from endowed assets, such as hire or parking charges.

Bathurst Development Limited will further explore all of the above options
with the planning authority to ensure that lasting quality standards and
best value are maintained. It is also recognised that community input will
be required such that the emerging and completed development is able to
respond to the needs and aspirations of the new community as they assume
tenure.
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10.3 Phasing

The phasing and construction of the new
neighbourhood will take place over a carefully
phased programme, which may commence in 2018
- subject to the outcome of the Outline Planning
Application and subsequent Reserved Matters
Applications.
The indicative phasing plan opposite gives an
indication of a potential phasing strategy. It sets
out the broad direction of development. The
development has been broken down into parcels
with the indicative pattern of growth shown from
the West (W(a - l)) and from the East (E(a - f)).
Employment (EMP), student accommodation (ST),
community uses (CMU) and education (PS) will
be delivered at appropriate stages of development
i.e. when a sufficient population base has been
achieved at certain stages of development.
The applicant, Bathurst Development Limited,
intents to act as Master Developer for the site.
Consultation and discussion with consultees and
interested parties are still ongoing regarding
expectations, information requirements and
commitments on sequence of development
and associated infrastructure. The phasing of
landscaping is a key consideration, along with
trigger points for key infrastructure and services
e.g. highway improvements and community
facilities.

EMP

ST
W(i)
W(i)

W(g)

W(h)
W(a)

W(k)
W(f)
W(l)

W(b)
W(e)
W(c)

W(m)

E(a)
W(d)

PS

E(e)

CMU
W(d)

E(b)

W(j)

EMP

E(c)
E(f)
Key

EMP

Existing roads
Constructed development parcel
W(a - l)

Western parcels

E(a - f )

Eastern parcels
Site Boundary
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10.4 Design Code

EXAMPLE OF A DESIGN CODE STRUCTURE
PART C :
DETAILING THE PLACE

PART B :
SPATIAL

PART A :
BACKGROUND

Background &
Vision
Framework of
spaces

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

The edges &
street sections

Key spaces,
views & vistas

Establishing
character
& designing
residential plots

Part 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.

Designing the
details

Technical
design/
requirements

Part 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.

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 Outline Planning Application for the site 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.
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 (BDL) 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, administered by BDL as
Master Developer.
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
BDL’s vision of a legacy of high quality at Land South of Chesterton.

REGULATORY PLAN

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.

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.
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10.4 Design Code

RESIDENTIAL LAYOUT - EXTRACT FROM EXAMPLE DESIGN CODE
EXAMPLE OF SETTING PRINCIPLES FOR LAYOUT AND TYPE
1 - Typology

BUILDING FEATURES FOR RESIDENTIAL BUILT FORM
EXTRACT FROM EXAMPLE DESIGN CODE
2 - Parking

Extract of the
Regulatory Plan

5/B

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

D - Detached
SD - Semi-detached
T - Terraced
U - Urban housing
F - Flats
Fig 63 : Residential Plot components

4 - Set back

5 - Building height

P1 - On-plot frontage
P2 - On-plot corner
P3 - On-plot between
dwellings
P4 - Courtyard
P5 - Mews

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

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

3 - Boundary typology

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

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

P6 - Front access drive through
P7 - Rear parking courts
P8 - Forecourt
P9 - Detached car barns
P10 - On-street
P11 - Basement / semibasement

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

Balcony
design will be
integral to the
composition of
elevation

Cantilevered
balconies for
multi-storey
buildings are
acceptable.

Appropriately
sized inset
balconies are also
acceptable.

UNACCEPTABLE DESIGN
DETAILS:

Gable
End
Front

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

10. Implementation and Summary

10.4 Design Code

BUILDING MATERIALS - EXTRACT FROM COTSWOLD DESIGN CODE
EXAMPLE PALETTE
A series of materials principles and palettes prescribe which materials are appropriate for residential character areas and how they will be applied. The example palette below is extracted from the Cotswold Design
Code (currently under review as part of the emerging Local Plan) and gives an idea of potential materials and colours for inclusion in the Land South of Chesterton Design Code.
1. Stone and Paint Colours

2. Window Colours
WINDOWS:

STONE:

1.1 Eastleach Stone

1.2 Southrop stone

1.5 Dowdeswell Stone

1.6 Sapperton Stone

1.3 Guiting Stone

1.4 Chipping Campden
Stone

3. Door and Porche Colours

Colour: Buttermilk
BS Reference BS10C31

Colour: Hopsack
BS Reference BS10B17

Colour: Willow
BS Reference BS12B17

Colour: Flake Grey
BS Reference BS10A03

Colour: Yellow Ochre
Dark

Colour: Golden Ochre

Colour: Lime White

Yorkshire flags

Crushed limestone

Bricks

4. Wall Colours
LIMEWASH:

Colour: Orion
BS Reference BS16C37

Colour: Moorland
BS Reference BS12B21

Colour: Antelope
BS Reference BS08B21

Colour: Chive
BS Reference BS12B25

Colour: Yellow Ochre
Light

5. Roof Materials

6. Paving Surfaces

MATERIALS:

MATERIALS:

Stone Roofs

Welsh Slate

Clay tiles

Concrete tiles

Limestone flags
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10.5 Conclusion

Chapters 5 evaluates our assessment of the application site and its potential development. From this evaluation and stakeholder and community engagement a
set of design and landscape principles were established (Chapter 7). These have directly informed the layout as shown in the Illustrative Masterplan, the proposed
green infrastructure and the proposed mix of uses and house types. In summary, proposals for Land South of Chesterton have been designed to:

•

Create an inclusive and integrated new neighbourhood that
provides a range of facilities for new and existing residents of the
Chesterton area. A mix of homes, community and employment
uses within a multi-functional open space network will support an
active, integrated community, in a place with its own identity that is
nonetheless clearly a part of Cirencester.

•

Deliver a mix of uses across the site that will provide for the needs
of new and existing residents in the Chesterton area. Centrally
located local retail, community and sport facilities within walking 		
distance of new and existing homes will promote social interaction,
the integration of communities, and a healthy and active lifestyle for
all. The range of employment uses will offer economic opportunities
whilst increasing the availability of employment in a location close to
the homes of existing and future residents.

The new neighbourhood will be well connected to, and integrated
with, Chesterton, Cirencester and beyond. Modal choice beyond
the private car will be made available through the provision of a bus
link through the site and dedicated pedestrian and cycle routes. The
masterplan will provide a basis for a pedestrian-friendly environment
that is also safe and comfortable for those in wheelchairs, on
bicycles and on mobility scooters. New routes will be provided
and link with existing walking and cycling routes, offering appealing
alternatives to travel by car.
		
•
The new neighbourhood is integrated with the new and existing
landscape. The development will provide public open spaces, both
informal and formal, play and recreation areas, and opportunities
for residents to grow their own food. Wildlife will benefit from
the creation of new habitats within the site, enhancing biodiversity.
Where practicable, important trees, groups of trees, and hedgerows
will be retained - alongside significant new structural landscape
planting, ensuring that new buildings benefit from a green setting
appropriate to their location at the interface between town and
countryside.

•

•

•
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•

•

The new community heart at the heart of the site will be a
mixed-use multi-functional neighbourhood centre. It will be of an
appropriate scale, density and mix and will incorporate existing
heritage and landscape features. A proposed primary school,
community hall and health centre will all be located in this focal
point of the new neighbourhood. This centre will reinforce links
into Chesterton by providing facilities for the new and existing
community, bringing activity and patronage into the centre of the
scheme.
Provide a range of homes of different types, sizes and tenures to
support a well-balanced community. Homes for the elderly, family
housing and student accommodation will be integrated into the
development and will offer opportunities for young people and
first-time buyers to occupy their own home. Different forms of
home rental and ownership will be on offer, ensuring that the new
neighbourhood serves the varied housing needs of those across
the district. An appropriate proportion of homes will be designed
to ensure flexibility to adapt to the changing needs of occupants as
their personal circumstances change over time.
Ensuring a sustainable design approach is adopted, the new
neighbourhood will be designed to reduce its potential impact on
the environment and its consumption of energy and resources,
ensuring its long term sustainability. This approach will be
manifested in social, economic and environmental dimensions: how
new residents and employees interact and use the development,
how they travel to and through it, and how they access facilities
and services it provides and connects to will all be considered in
sustainability terms. The masterplan facilitates a layout of buildings
and spaces that will benefit from solar gain and natural light, with
opportunities for thermally efficient buildings and on-site energy
generation to be fully explored as part of detailed design.
Creating a strong character and identity at Land South of
Chesterton, buildings and spaces will have a distinct character and
will complement their surrounding context. The best of on-site
heritage and landscape features will be retained and incorporated
into the new neighbourhood and will influence the character,
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identity and setting of uses around them. The masterplan will be
the basis for a place of variety, where primary routes and spaces are
easily identified and used, and where lively areas of mixed use and
community activity contrast with quieter residential areas enjoying a
direct relationship with their landscape setting.
•

The new neighbourhood will bring a range of social, economic and
environmental benefits to both Chesterton and Cirencester. On-site
facilities will support the new and existing community of Chesterton,
but will be provided to be complementary to existing facilities and
services in the town and not to compete with them. New residents
and employees will assist in maintaining the viability and economic
sustainability of Cirencester’s town centre activities by increasing
footfall and spend. The development will also deliver significant
investment in the road network and improvement in the capacity of
the highway network.

•

The masterplan has been carefully developed as the basis for a
phased sequence of construction that can deliver new homes and
employment uses in a way that allows coherent growth of the
new neighbourhood. Buildings will be designed in a robust manner
to ensure longevity. Long term management opportunities will
be investigated to ensure the new community and uses within
can be sustained over time and allow for change and adaptability.
Opportunities for residents to become actively involved in the
management and maintenance of the development will be explored
as part of the planning application process.

In summary, the proposed development at Land South of Chesterton
would represent a well-connected, sustainable and integrated
neighbourhood. It will positively contribute to Cirencester and
Chesterton through the provision of an appropriate mix of house types,
employment uses, community facilities, accessible open space and
landscape - all in one sustainable location within close walking distance
of Chesterton and Cirencester.
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