Land west of Springwell Hill, Bletchingdon: Project Q&A

SUMMARY OF SITE & PROPOSALS 
 
· 2.9 hectares of agricultural land
· Not in the Green Belt
· Not in a Conservation Area but one immediately adjacent to the east
· Not in an area of flood risk
· Neighbours the 58-home Duchy Fields development to the south

· Detailed planning application

· 67 homes proposed

· 4 one-beds (6%)
· 8 two-beds (12%)
· 35 three-beds (52%)
· 15 four-beds (22%)
· 5 five-beds (7%)

· 35% affordable housing proposed (23 homes)

· 70% affordable rent (16)
· 30% shared ownership (7)

· Overall site density approx. 23 dph
· Density of developable area approx. 30 dph

· Stone facades in most prominent places; some limestone render & brick facades
· Black windows with stone surrounds
· Oxford red brick chimneys

· Vehicle access from Springwell Hill only
· Additional pedestrian / cycle access from the Duchy Fields scheme to the south

· 0.91 hectares of public open space (31% of the site)
· Public Right of Way (PROW) retained through the site as a green corridor
· Attenuation basin in north-western corner 
· Local Area of Play on southern boundary next to PROW

· Allocated in draft Cherwell Local Plan for 44 homes only
· Not specifically allocated in the draft Bletchingdon Neighbourhood Plan
· Bletchingdon Neighbourhood Plan proposes limit of 50 new homes in parish
· Neighbourhood Plan Design Code seeks to steer design of new development


BACKGROUND 
 
How big is the site?  
Approximately 2.9 hectares. 
 
Does the site neighbour any properties? 
Yes, the site is neighboured on its southern side by the Duchy Fields development.

Is the site brownfield or greenfield?  
Greenfield.  

Is the site in the Green Belt?  
No, the site is not in the Green Belt. 

Is the site in a Conservation Area?
No, but the site neighbours the Bletchingdon Conservation Area, which is just to the west of the site and focused on the historic core of Bletchingdon and Bletchingdon Park House and Gardens. 

Is the site in an area of flood risk?
According to the Environment Agency website, The site falls within Flood Zone 1 and is not prone to flooding.

What is the site currently used for? 
The site is currently used as part of a wider agricultural field for arable purposes.

Who owns the land? 
The land is owned by Mr Michael Peagram, Trustee of Peagram Family and Charitable Trust.

What is Spitfire’s relationship with the landowner?
X

How long has Spitfire been involved with the site?
X

Will Spitfire Homes be submitting an outline or detailed application for this site? 
Spitfire Homes proposes to submit a full planning application, including vehicular access from the Springwell Hill Road, public open space, drainage, landscape and other associated works.

Does Spitfire retain an interest in the rest of the field to the north?
X

Does Spitfire intend to promote the rest of the field for development in the near future?
X

Will Spitfire build the homes in the event of planning consent?  How long will it take?
X

THE HOMES 

How many homes are proposed?  
67 homes.  

What mix of homes are proposed? 








· 4 one-beds (6%)
· 8 two-beds (12%)
· 35 three-beds (52%)
· 15 four-beds (22%)
· 5 five-beds (7%)
 
How tall will the new homes be? 
X

What will the overall density of the site be? 
Approximately 23 dph 

What will the density of the developable area be?
Approximately 30 dph.

How will the densities / heights change across the development?
X

How much affordable housing are you providing? 
35% of the new homes will be affordable.  Of these, 70% will be affordable rent (16 homes) and 30% will be shared ownership (7 homes).

Where on the site will the affordable housing be located?  Who will manage it?
X

What designs will the homes be built to? 
The scheme has been designed to incorporate materials that continue selected themes for the Duchy Fields development and the Conservation Area, including the proposed use of:

· Stone facades
· Limestone rendered facades (but reduced quantum and not along the site periphery)
· A few red brick facades
· Oxford red brick chimneys
· Slate and red plain tiled roofs (reduced quantum of the latter)
· Parapets to feature plots
· Metalwork to canopy support (not eaves)
· Coloured entrance doors to smaller dwellings to reflect a cottage theme
· Larger properties to have black doors (to reduce visual impact)
· Black windows with feature openings framed with stone surrounds.

What sustainability measures will be incorporated into the new homes? 
X
TRAFFIC, ACCESS & PARKING 

How will vehicles access the development?  
Vehicles will access the development from a simple priority junction on Springwell Hill.

Will there be a vehicle connection from your site to the Duchy Fields site? 
No, just a pedestrian / cycle connection via the retained Public Right of Way.

What is the speed limit on that stretch of Springwell Hill?
60 mph.

Have you undertaken a traffic survey of Springwell Hill? 
Yes, an Automatic Traffic Count (ATC) survey was undertaken in November 2024:

· The weekday average traffic flows for the ATC identified an average of 189 two-way vehicle movements in the AM peak hour, an average of 201 two-way vehicle movements in the PM peak and an average of 1,758 two-way vehicle movements over the daily period.

· With regards to vehicle speeds, the ATC recorded an 85th percentile speed of 46.1 mph was observed for northbound traffic, with 44.8 mph for southbound traffic. As such, it is evident that vehicles travel significantly below the speed limit of the road (60mph).

Have there been any accidents within the vicinity of the site?
Over the most recently available five-year period, no collisions have been recorded within the immediate vicinity of the site, while a small number of collisions which have resulted in slight injury have occurred further north on Springwell Hill and further south along Station Road.

How much additional traffic would your development create? 
X

Are you planning to carry out any highway improvements beyond the site?
X

How many car parking spaces are proposed for the homes?
X

How many visitor parking spaces are proposed?
X

Will electric vehicle charging points be provided? 
X

Will you provide cycle parking?
Cycle Parking is proposed via a combination of garage and garden / cycle storage.

Are you altering the route of the Public Right of Way through the site?  
X
LANDSCAPE, ECOLOGY & OPEN SPACE 
 
Does the site have any landscape or nature conservation designations?
No.

Are there any on-site habitats of note?
Habitats currently present within the Site are generally common and widespread, with the greatest ecological interest associated with the outgrown, native species hedgerows present at boundaries, some of which are associated with ditches or mature trees. 

Have you undertaken surveys for protected species?
X.

Are there any category A trees on the site or its boundaries? 
X.

Are you proposing to remove any trees?
X

How much of the site is proposed for open space? 
0.91 hectares of Public Open Space is proposed, approximately 31% of the total.  This includes the attenuation basin and a Local Area of Play (LAP at 100sqm).

Who will manage the open space? 
X

Are you providing any children’s play areas on site? 
Yes – a formal Local Area for Play (LAP) would be located to the south of the site close to the boundary with the Duchy Fields development, adjacent to the Public Right of Way.

How far from the various site boundaries will the new homes set back? 
X

Will you achieve 10% biodiversity net gain (BNG) on-site?
X

What measures are you proposing to protect the neighbouring Conservation Area?
X 

How wide is the central area of open space along the Public Right of Way?
X

Will any homes on the Duchy Fields scheme back on to publicly accessible areas?
X

Why aren’t you putting new planting all along the northern boundary to create a more defensible boundary?  Are you looking ahead to a Phase 2?
X
CHERWELL LOCAL PLAN

At what stage is the new Cherwell Local Plan?
The Cherwell Local Plan Review 2042 was submitted for independent examination in July 2025.  The first hearing sessions took place in February 2026.

Is this site allocated in the new Cherwell Local Plan?
Yes, the land west of Springwell Hill has a draft allocation for 44 homes in the Cherwell Regulation 19 Local Plan (Policy RUR H1).  

You’re proposing 67 homes, not 44.  Why are you proposing a more than 50% increase in the number of homes identified for the site in the Local Plan?

· Cherwell District Council’s most recent five‑year housing land supply assessment (October 2025), published in December 2025, confirms a supply of 3.1 years, meaning the District cannot currently meet its housing requirements. As a result, relevant Local Plan housing policies are considered out‑of‑date, and the presumption in favour of sustainable development is engaged. This context places added weight on delivering sustainable residential proposals in suitable locations such as Bletchingdon.

· While the draft allocation under Policy RUR H1 identifies capacity for 44 dwellings, the adopted Cherwell Residential Design Guide and Local Plan emphasise the need to make efficient use of land and support minimum net densities of 30 dwellings per hectare unless specific constraints justify lower levels. 

· Given the site’s relatively unconstrained nature, and its direct relationship with the Duchy scheme to the south, it is considered that there is capacity for a higher quantum of development to be accommodated on-site.  We are therefore proposing 67 homes, which would be at a density of approximately 30 dph in line with the adopted Local Plan.

You know that emerging District Council policy envisages a smaller number of homes for this site than you’re proposing.  You’re submitting an application now so that you can ignore this, aren’t you?
X

The new Local Plan even includes an indicative sketch layout showing how the site should be laid out.  This envisages a much larger area of open space to the west and homes set back from the northern boundary.  Why doesn’t your plan show the same?
X

How can you possibly honour the ‘Key Design Requirements’ for the site set out in Policy RUR H1 while delivering 50% more homes than the allocation proposes?
X

Have Cherwell District Council officers confirmed that they’re happy for you to bring forward 67 homes on this site, and to deviate from their indicative site layout?
X
BLETCHINGDON, HAMPTON GAY & HAMPTON POYLE NEIGHBOURHOOD PLAN

At what stage is the Bletchingdon Neighbourhood Plan? 
The Neighbourhood Plan is currently in the pre-submission phase, with the Regulation 14 consultation having closed on 12th February 2026.  

Is the site allocated in the Neighbourhood Plan?
Although the Neighbourhood Plan acknowledges the emerging Cherwell Local Plan allocation, RUR H1, the Neighbourhood Plan itself makes no site allocation.

Why are you proposing more than the maximum of 50 new housing units specified in Policy SD1 of the Neighbourhood Plan?
X

The Neighbourhood Plan encourages applicants to propose more than 35% affordable housing.  Why can’t you propose more than 35% affordable housing?
X 

Policy CD2 identifies the view from the PROW towards Kirtlington as a Key Local View.  How will you protect this view?
X

The Neighbourhood Plan proposes an all-weather path from the village up to Kirtlington, including through your site.  Will you help to deliver this?
X

Policy CE5 of the Neighbourhood Plan states that a minimum buffer zone of 10 metres will be provided around native trees and hedgerows.  Will you provide this on your site?
X

In what ways can your proposals be said to respect the Design Code drawn up as part of the Neighbourhood Plan?
X

Are you claiming that your proposals will be built to as high a standard as the neighbouring Duchy Fields development?  If so, how?
X

The Duchy Fields development was subject to extensive consultation with the local community.  Why didn’t you engage with us before you drew up your plans for the site?
X

You’re presenting us with a fait accompli.  Will you agree to a Design Review Panel or some other mechanism to review the proposals once they are submitted?
X
