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Northern Gateway Area Action Plan (AAP)
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Looking west from Linkside Avenue across the lake to the site
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Access to numbers 396-400 Woodstock Road
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Peartree Services viewed from A44




View of A44 looking south from Peartree Interchange




Northern part of Central parcel looking north-west towards A34
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Looking east along A40 towards Wolvercote roundabout
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Looking west along A40 from the BMW garage




Canalside parcel looking north from Joe White’s Lane
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East parcel viewed from Peartree Park and Ride
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A40 looking west towards Duke’s Cut
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Canalside parcel looking east from Joe White’s La
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Parameter plan 1
Access and circulation

D Qutline planning application boundary
FITTIITITS,
- Link road (+/- 15.00m LOD)
(227777772

Link for 3rd party land

(indicative alignment)

‘ Key cycle / pedestrian connections
(indicative alignment)

e Indicative alignment of tertiary streets
Locations of junction
on external highways

N O Pedestrian access points
6]

Junctions off new central street
(indicative location)

i Principal connection paints to adjoining land

[ e e
[Sepier . |

|:| Public open space

e | Maximum limits of deviation of public open
I | space

Landscape area (Includes public open
space landscape and ecology outside
developable area. May include above
ground infrastructure)
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Parameter plan 2
Land use

D Outline planning application boundary
| | C3 Residential including parking and

‘ Mixed use: B Employment; C3 Residential;
\\\ C1 Hotel; D1 Non-residential institutions, A1
e ™ to A5, including parking and landscaping
B Employment; C1 Hotel; D1 Non-residential
institutions; A1 to A5, including parking and
landscaping

I  Frontage to A40 and Add

Landscape area. (Includes public open
space landscape and ecology outside
d lopable area. May include above
ground infrastructure))

Landscape buffer area. (May include above
ground infrastructure and access to
adjoining land)
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Parameter plan 3 —
Building heights W\ 277 )

Outline planning application boundary

+88.5m  Maximum building heights in meters
A.0.D., including roof plant, parapets, lft
overrun, excluding flues

AOD
Existing spot ground levels (4.0.D.)

* Indicative existing spot ground levels
72.00 | (A0D) (rot surveyed)

] ( ) Indicative adjacent existing roof heights
8100 (not surveyed)

S 1 Maximum limits of deviation of public open
I | space

Landscape area / landscape buffer
area. (May include above ground
infrastructure up to 2.5m above existing
AQD, and access lo adjoining land),

Link road (+/- 15.00m LOD)

Development up to 72.0m A.0.D
Development up to 74.0m A.0.D
Development up to 74.5m A.0.D
Development up to 75.0m A.0.D
Development up to 79.0m A.0.D
Development up to 80.0m A.0.D
Development up to 81.0m A.0.D
Development up to 82.0m A.0.D
Development up to 83.0m A.0.D
Development up to 84.0m A.0.D
Development up to 85.0m A.0.D
Development up to 86.0m A.0.D
Development up to 90.0m A.0.D
Development up to 92.0m A.0.D
Development up to 95.0m A.0.D
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Illustrative masterplan

([surrounding context masked)
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Indicative phasing plan
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Landscape: Links




Frontage types

Formal urban frontage

Active frontage

Distinctive / visible frontage

Frontage responding to a landscape edge
Key central amenity

The Red Hall

Indicative location for local amenity within parcel

dr¢ @ | | |

Key corner and stop-end view

4+
A

Inter-parcel connectivity
Local open spaces within parcels

Key views within the development

\Ad

Key views onto open spaces
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Red Hall long section
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A44 full scheme

o€




T | we s res s
CWELE ISAR FASLITE T A W CIHTRLEAN
EYELF BALTER B WL PTIR WATHY MBAL

(SR RS T AL W SR
(SFCLN ELITER i LS R AT AN

A40 full scheme

IMCLUDNG KBRS PSTAND (EEE CRdss SECTION]

(TOUCAR & TIGER CROSENGE
[ B LAHE

[ COHTRIULED PEDESTRSAN i CFCLE SRIMSING
[ CEDRCATED DH-SARSIASERRY CYOLE LARE

0 iARED PEDESTRUAN. CrCLE ARERS

[ CARFACEWRY

[ LARDECAPIG [TREES POSTIONRS 10 BE

IDERTIFIED By LARHDSTAPIMG SRCHITECT)
= B PAVED ARERE
[ GEFICRG ARER
e TALTILE el

sesscea ERETING CERE: ALICHMENT

— JUSCTH INPERWERBILITY DOMES | SPLAYE
gk Ldm B 2o )
g - 4. 5m B e (DRI

= REL LIKE BOUHDMY
= = GOE HIGHRRY BOURDART



V2

Link road between A40 and A44
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INCLUDING KERB UPSTAND (SEE CROSS SECTION)
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. A4D transformation

. Link road between A40 and A4é4

. Temporary junction onto A44 &

. Temporary paths to Canal and Park+Ride .
. Workplace buildings and Red Hall

. Majority of central landscape

Temporary car and cycle parking




Phase 1A
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Phase 1A buildings
Ground floor







Summary of scenarios discussed in Committee Report
(to WAPC 27.11.19) paragraphs 10.62 to 10.67

Tenure split Benchmark Profit

Scenario Affordable Housing % Viable?

social rent : intermediate land value (BLV) on cost

JLL version of
A Version © Savills/G&T 25% 80:20 £12,400,000 11.76%
Savills baseline

JLL baseline with

o LB cote JLL/C&B 25% 80:20 £12,400,000 18.56%
JLL baseline with

rhn lower BLV and 70:30 JLL/ces 9% 70:39 Fo28,000 -
JLL baseline with

aseline wi JLL/C&B 35% 70:30 £12,400,000 18.01%

higher BLV and 70:30

JLL baseline with
2 lower BLV and 80:20 JLL/caB 35% 80:20 £628,000 19.71%

JLL baseline with
F higher BLV and 80:20 JLL/C&B 35% 80:20 £12,400,000 15.06%

JLL baseline with
G lower BLV and 80-20 JLL/C&B 50% 80:20 £628,000 12.02%

JLL baseline with
H higher BLV and 80:20 JLL/C&B 50% 80:20 £12,400,000 8.97%




Extract from JLL report to the Council (October 2019):
impact of costs and values inflation on profit on cost

Scenario Viability Position (Developer’s Developer’'s Return with Inflation
Return) Reported to Planning and Growth

Committee on the 24 September
2019

Scenario G 12.02% on cost 7.17% on cost
(land value of £0.628 million,
S{JgﬁjA ffordable Housing)

Scenario E 19.71% on cost 13.17% on cost
(land value of £0.628 million,

35% Affordable Housing)



Indicative scheme showing cycle
connection to Oxford Parkway
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Site

Cherwell District Council boundary
Oxford City Council boundary
Water body/course

Built form

Green spaces

Network Rail line

Existing dedicated cycle route
Potential future connection
Proposed key route

Proposed cycle premium and cycle
super routes (OCLP proposed)
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Energy sharing loop

—

inter - all buildings extract - .
o0 heat from the Energgy Loop for E::rl'lg t:omﬂ:zcestz:er All-electric develapmer?l
space heating and hot water i i ° i ¥ responds t:) lh_e continuing
P g for heating, cooling, and de-carbonisation of the
Summer - cooling is hotwater around the site to UK Power Grid through an
v provided by dumping heat meet simultaneous demand ever-increasing renewable A
to the Energy Loop which is replacing the need for technology contribution to
then utilised for hot water independent generation, the UK fuel mix
elsewhere achieving best practice
fficiency
\. - J
Photovoltaic panel array Ground Source Heat Pumps
generates »60,000kWh/ [GSHP) exchange heat energy
yrto power Energy Loop with the ground throughout Energy Loop can be extended
and provide zero-carbon the yearin a balanced manner for future phases, increasing
electricity to the development to meet demand annual efficiency

P ———







Landscape Visual Impact Assessment from Port Meadow — wireframe and photomontage

70 Degree Wireline Image (not visible due to photoviewpoint location in close proximity to wireline parameters)

70 Degree Photomontage Image
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