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OXFORDSHIRE COUNTY COUNCIL’S RESPONSE TO 
CONSULTATION ON THE FOLLOWING DEVELOPMENT 

PROPOSAL 
 
District: Vale of White Horse 
Application no: P16/V0246/FUL 

Proposal: Demolition and redevelopment of existing shopping centre and adjacent buildings 
(but excluding Elms Parade) for new retail development (Use Classes A1-A5) at ground floor 
level, with development above comprising 149 residential units (C3), 122 bedroom hotel (C1) 
and 262 units of academic residential accommodation for university staff and students (sui 
generis). New community building (incorporating library) and replacement Baptist church 
(D1), small flexible office space (B1). Associated car parking and landscaping and altered 
vehicular accesses from West Way, Westminster Way and Arthray Road. 
Location: Botley Centre West Way Botley Oxford 
 

 

Purpose of document 
 
This report sets out Oxfordshire County Council’s view on the proposal.  
 
This report contains officer advice in the form of a strategic localities response and 
technical team response(s). Where local member have responded these have been 
attached by OCCs Major Planning Applications Team 
(planningconsultations@oxfordshire.gov.uk).  
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District: Vale of White Horse 
Application no: P16/V0246/FUL 

Proposal: Demolition and redevelopment of existing shopping centre and adjacent buildings 
(but excluding Elms Parade) for new retail development (Use Classes A1-A5) at ground floor 
level, with development above comprising 149 residential units (C3), 122 bedroom hotel (C1) 
and 262 units of academic residential accommodation for university staff and students (sui 
generis). New community building (incorporating library) and replacement Baptist church 
(D1), small flexible office space (B1). Associated car parking and landscaping and altered 
vehicular accesses from West Way, Westminster Way and Arthray Road. 
Location: Botley Centre West Way Botley Oxford 
 

 

Strategic Comments 
 
Recommendation: 
 
Objection until changes are made to address several transport matters  
 
Comments: 
 
This application is for a major change to the shopping centre at West Way, Botley.  A 
previous planning application for development on the site, P13/V2733/FUL, was refused, but 
this application is for a less intense scheme.   
 
The site is in a highly sustainable location and redevelopment can be expected.  The site is 
allocated for the type of uses proposed and there is a recent Supplementary Planning 
Document providing further policy guidance.  The County Council does not wish to object to 
the principle of redevelopment for the type of development envisaged. However, the intensity 
of the development is a relevant concern in relation to matters which the County is 
responsible for. 
 
The County Council’s main concern is the traffic effects from this development on nearby 
streets. Some 324 car parking spaces are proposed, but it is unclear how these are intended 
to be managed and what will happen if the spaces are full.  A S106 contribution will be 
required to implement a Controlled Parking Zone should the development cause overspill on-
street car parking within the neighbouring residential area. Travel Plans will be required for 
individual uses, as well as a Framework Travel Plan to cover the site, and a Travel Plan Co-
ordinator will need to be employed. Contributions are sought towards new bus stops and 
amending the Traffic Regulation Order. 
 
Transport matters to be addressed are detailed in the attached comments and include: 

 The data used for transport modelling in order to assess the impact at junctions 

 Details of off-site works proposed by the applicant and how these will be formalised as 
S278 agreements.   

 Drawings for any new road section that is intended for adoption as public highway 

 Amendments to proposals for access onto West Way, the location of the pedestrian 
crossing and the bus stops 

 Details of the analysis assessing the level of parking provision in relation to demand 
and details of the uses in relation to their individual needs for car parking 

 Improvements to cycling and pedestrian facilities 

 Amendments to proposals for servicing 

 How construction can be carried out to minimise disruption 
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Conditions are sought in respect of archaeology and a Community Employment Plan, and will 
also be in respect of transport and drainage if the objection is overcome.  
 
Contributions are sought towards expansion of schools, library book stock, the central library 
and adult day care.  The proposed remodelled library on-site mitigates the need to provide 
any other contribution towards the Botley Library. 
 
Officer’s Name: Lynette Hughes 
Officer’s Title: Senior Planning Officer                                                                            
Date: 11 April 2016 
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District: Vale of White Horse 
Application no: P16/V0246/FUL 

Proposal: Demolition and redevelopment of existing shopping centre and adjacent buildings 
(but excluding Elms Parade) for new retail development (Use Classes A1-A5) at ground floor 
level, with development above comprising 149 residential units (C3), 122 bedroom hotel (C1) 
and 262 units of academic residential accommodation for university staff and students (sui 
generis). New community building (incorporating library) and replacement Baptist church 
(D1), small flexible office space (B1). Associated car parking and landscaping and altered 
vehicular accesses from West Way, Westminster Way and Arthray Road. 
Location: Botley Centre West Way Botley Oxford 
 

 

 
 

Transport 

 
 

Recommendation: 
 

Objection  
 

Key issues: 
 
The highway authority does not wish to object in principle to the proposed development.  
However, there are a number of aspects of the proposals that raise concern and the authority 
would wish to see changes made to the proposals to address these.  Details of these 
concerns and the changes that are sought are highlighted in the Informatives section below. 
 
 

Legal agreement required to secure: 
 
A s.106 Agreement would be required to secure financial contributions – 
 

towards the ongoing monitoring of a Framework Travel Plan for a period of five years 
of £1,240.00.  A further £5,760.00 would be sought for the monitoring of 
supplementary travel plans; 
 
towards the cost of amending/revoking (if required) a Traffic Regulation Order of 
£1,000.00; 
 
towards the installation costs and commuted maintenance of two bus shelters and the 
erection of two Premium Route pole/flag/information case units of £14,000.00; 
 
towards the cost of designing, promoting and implementing a Controlled Parking Zone 
of £87,000.00. 

 
A s.278 Agreement would be required to secure all necessary off-site access and 
mitigation/improvement works.  As identified, these would include – 

 
 Layout improvements to the West Way/Westminster Way junction 
 Provision of improved pedestrian/cyclist lighting beneath A34 overbridge 
 Service vehicle layby on Westminster Way for retail units 
 Access works to residential car parking on Westminster Way 
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 Carriageway markings and signing on Westminster Way associated with 
residential car park access and hotel service vehicle layby 

 Access/egress works to main car park on Westminster Way 
 Alteration and renewal of traffic calming measures on Westminster Way to 

accommodate new access arrangements 
 Service vehicle layby for foodstore and hotel on Westminster Way 
 Layout improvements to the existing site access on West Way 
 Provision of a new Toucan Type Crossing and associated works on West Way 

to replace the existing signalised crossing 
 Alteration and improvement to bus stop provisions on West Way and 

Westminster Way 
 Improved uncontrolled pedestrian crossing facility on West Way in the vicinity of 

the bus stops 
 Measures to improve the safety of pedestrians and cyclists 

 
A s.38 Agreement would be required for the adoption of new roads. 
 
 

Conditions: 
 
Standard highway conditions would be required relating to access and visibility splays. 
 
Conditions relating to the provision of car parking and cycle storage would be required. 
 
A framework travel plan is to be produced prior to the first occupation of the site and a 
supplementary travel plan or travel plan statement should be produced for each of the 
individual elements of the site that links back to the targets and objective in the main 
framework travel plan prior to occupation of the units. 
 
Prior to the commencement of the development, a fully detailed foul and surface water 
drainage scheme of the development shall be developed in accordance with the Flood Risk 
Assessment in Accordance with NPPF & Drainage Strategy ref. 10/4452 dated January 2016 
prepared by Ward Cole Consulting Engineers and submitted to, and approved in writing by 
the District Planning Authority, in consultation with the water authority. The approved scheme 
shall be implemented prior to the occupation of any dwelling to which the scheme relates and 
shall include a fully detailed management and maintenance plan for the lifetime of the 
development. Reason: To ensure the effective drainage of the site and to avoid sewer 
flooding. 
 
Prior to the commencement of the development the developer should submit a plan showing 
improved infrastructure at the pair of Elms Parade bus stops, comprising high-specification 
shelters at least 6 metres long for passenger comfort and containing electronic real time 
information and seating.  This plan must be submitted to and approved in writing by the 
District Planning Authority in consultation with the County Council. 
 
Prior to the commencement of the development the developer should identify a new location 
for the existing northbound Westminster Way bus stop and provide a new site plan, showing 
how this relocated stop integrates into the overall scheme design.  This plan must be 
submitted to and approved in writing by the District Planning Authority in consultation with the 
County Council. 
 
The developer to agree bus stop locations and layouts with the County Council (and other 
interested parties) and these to be marked on all relevant master-plan and junction design 
drawings prior to the submission of any Reserved Matters planning application. 
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Prior to the commencement of the development a Construction Traffic Management Plan 
complying with OCCs standards and guidelines must be submitted to and approved in writing 
by the District Planning Authority in consultation with the County Council. The construction 
works must be carried out in accordance with the details approved in the construction traffic 
management plan. 
 
 

Informatives: 
 
GENERAL 
 
A meeting has been held, on 5th April, between the Transport Consultant, on behalf of the 
applicant, and the highway authority during which the highway authority set out those aspects 
of the proposals for which it would seek clarification or change. 
 
The Planning Statement (PS) makes reference to the previous full application 
(P13/V2733/FUL) submitted in December 2013.  That application was refused permission on 
four grounds.  The second refusal reason was that – 
 

The proposed development would be harmful to highway safety and operation due to 
its associated traffic generation, and inadequate on-site parking.  In the opinion of the 
local planning authority, the local highway network cannot accommodate the additional 
vehicles without causing safety, congestion and environmental problems.  As such, 
the proposal is contrary to Policies S1, DC5 and TR5 of the adopted Vale of White 
Horse Local Plan 2011 and to core policies 11, 28, 33 and 37 of the emerging Local 
Plan 2031 Part 1 and to advice contained in National Planning Policy Framework. 

 
 
The PS summarises the key differences between the previously refused application and the 
current proposals as follows – 
 

Type  Refused Scheme  Proposed Scheme  
Student Accommodation  525 Student Rooms  262 university related 

rooms to be available for 
students, academics and 
employees of the 
Universities  

Cinema  Six screen cinema (882 
seats)  

No cinema  

Residential  50 new dwellings  149 new dwellings  
Retail  13,799 m2 including 

8,181 m2 foodstore  
4,756 m2  including 
1,211 m2 foodstore (*)  

Hotel  101 bedrooms  122 bedrooms  
Gymnasium  1,294 m2 N/A  
Community building (inc 
Library)  

782 m2 1285 m2  

Medical Centre  668 m2 N/A  
Baptist Church/Hall  424 m2 759 m2  
Car Parking Spaces  560  333  
Cycle Parking Spaces  510  535  

 
(*The remainder of the 4756 m2 Retail comprises 20 units of Class A1 – A5, totalling 
3545 m2)  
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The 149 new residential units are categorised as – 
  
  60 one-bedroom 
  84 two-bedroom 
    5 three-bedroom 

 
The proposals do not include any office use (the existing site use includes 6,948 m2) 

 
Building A is described as having residential apartments comprising studios, 1-bed, 2-bed 
and 3-bed accommodation. 
 
Building B is described as having studio type student rooms. 
 
Buildings C and D are described as having rooms for graduate students, post graduate 
students, and lecturers and PhD students. 
 
Building E is described as having residential apartments but no numbers or sizes are given. 
 
Building F is described as having a community hall, café, library, meeting rooms and 
community roof. 
 
 
The site is considered to be in an extremely sustainable location, being located on the Botley 
Road, which has a high frequency bus service. The route is also identified as Bus Rapid 
Transit Route 2 in the adopted LTP 4, and it would be important to ensure that the proposals 
would not have an adverse impact on its operation. In addition, the site is also extremely 
accessible via foot, given the large number of residential properties in the vicinity, and is also 
served by good cycle links.  The city centre is only 2km away, and easily commutable via 
public transport, foot and cycle.  As a primary link to the city from the west, the road suffers 
congestion, particularly in the traffic peak periods.  The proposals should therefore not 
worsen congestion, particularly given the rapid transit designation.  
 
 
The current accesses to the site are three simple priority junctions – one each located on 
West Way, Westminster Way and Arthray Road. 
 
The proposed access arrangements are – 

  
Westminster Way The existing access is to stopped up and two new accesses to the 

car parking are to be created  
    
West Way The existing access is to be retained and a new left turn in access 

is to be created  
 
Arthray Road  The existing access is to be retained 
 

 
A total of 324 on site car parking spaces are proposed.  The university related 
accommodation is proposed to be car free. 
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A parking analysis has been carried out which has determined a parking requirement of 296 
spaces. The ‘over provision’ in the parking provision assumes that there would be some 
demand from the car free accommodation (although car ownership would be restricted 
through tenancy agreements). 
 
Residential cycle parking would be provided as 1 space per dwelling and student room, a 
total number of 412 spaces.  Another 124 spaces would be provided for non-residential uses. 
 
If it is intended that any new road sections would be offered for adoption as public highway, 
information in plan form should be provided indicating those areas of the carriageway 
concerned. 
 
 
TRAFFIC IMPACT 
 
The Transport Assessment reports on a LinSig analysis of the local network and junctions. 
Assessment years have been identified as 2019 (opening), 2024 and 2029. 
 
The following junctions have been included in the traffic impact assessments: 

 
1 Eynsham Road/Cumnor Hill 
2 Westminster Way/West Way 
3 North Hinksey Lane (west)/ West Way 
4 North Hinksey Lane (east)/ West Way 
5 West Way/A420 
6 West Way site access 
7 Westminster Way site accesses 
8 A34/A420 Botley Interchange 

 
 
Although the local network is already heavily used and the key junctions are forecast to be at 
or nearing capacity in the future, the analysis has demonstrated that the proposed 
development would not cause severe impact, other than at the junction of West Way and 
Westminster Way.  This is the closest junction to the development site and is therefore 
impacted the most. 
 
A check of the analysis has identified some figures that would appear to indicate an 
unexpected level of performance.  At the meeting held on 5th April these were discussed and 
the Transport Consultant has undertaken to review the data and to supply corrections or 
clarifications. 
 
It is proposed that mitigation work would be carried out at this junction by improving the West 
Way westbound approach to the junction to facilitate a dedicated left turn lane towards 
Westminster Way.  This would result in the loss of an area of existing footway adjacent to the 
carriageway and pedestrians and cyclists would be required to use the existing link behind 
the A34 overbridge pier wall.  This link is adequate and is already used in this way.  However, 
it should be improved to serve its future, intensified, use by the provision of enhanced 
underbridge lighting. 
 
A queue has been shown by the applicants to occur on the access arm of West Way access 
junction in the PM peak 2029.  A comparative PICADY analysis conducted by the applicants 
of the same junction has shown that the arm would operate well within capacity.  At the 
meeting held on 5th April this was discussed and the Transport Consultant has undertaken to 
independently test the other non-signalised junctions using PICADY analysis. 
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The developer should be aware of the proposed expansion of the Seacourt Park & Ride by 
Oxford City Council. The proposal by the city is to expand the P&R by circa 700 spaces. The 
City Council has commissioned CH2M to run the County Council’s VISSIM model to assess 
the impact of this expansion.  The highway authority would wish to have the cumulative 
impact of the Seacourt and West Way developments evaluated using the VISSIM model to 
understand the overall impact on the local road network, with any adverse impacts then 
found to be caused by the West Way development being mitigated. 
 
It is understood that the applicant has consulted Highways England regarding the 
development proposals.  If this is not the case, the applicant would be advised to do so given 
the close proximity of the site to the strategic road network. 
 
SITE ACCESS AND OFF SITE WORKS 
 
It is proposed that the existing Church Road access into the site from West Way would be 
retained and a new access would be created a short distance to the west of the Elms Road 
junction.  Associated with these access arrangements, it is proposed that the existing 
staggered signalised pedestrian crossing would be removed and replaced by a Toucan Type 
crossing situated between the proposed site access and Elms Road.  
 
The Botley Centre Draft Supplementary Planning Document requires that the development of 
this site should seek to improve pedestrian permeability, reduce the severance on West Way 
through improvements to pedestrian crossings and removal of street clutter.  Bus stops 
should be aligned with pedestrian routes through the site and the bus stop facilities on 
Westminster Way should be improved. 
 
The highway authority considers that as proposed the access and crossing arrangements 
and the existing Elms Road junction would be so closely situated as to be in conflict with 
each other, and the intensity of activity could lead to confusion and a risk to safety. 
 
Therefore the highway authority would wish to see the development being served from the 
single access into the site at Church Road.  This would avoid the conflict referred to above 
and at the point of access into the site at the rear of Block A, there would be a greater 
emphasis towards pedestrian priority.  The car parking at the front of Elms Parade could 
easily be accessed from the one end.  The highway authority recognises that there would be 
an impact on the current proposals for service vehicle accessibility, which would need to be 
re-assessed. 
 
For the reasons above, the highway authority would wish to see amended proposals in 
respect of the access onto West Way, the location of the Toucan crossing and the 
improvements to the bus stop locations. 
 
West Way is an extremely important bus corridor, with various inter-urban and intra-urban 
routes linking country towns and suburban areas with the centre of Oxford.  Buses already 
suffer from significant delay caused by congestion when passing through Botley, resulting in 
extremely long passenger journeys and also extreme variations of arrival time from day to 
day. 
 
The Council has various policies supporting the establishment of an effective public transport 
network, especially on routes accessing Oxford city centre where bus travel accounts for up 
to 50% of journeys into the centre.  Given the obvious lack of road space, the economy of 
Oxford depends on the delivery of an effective and frequent network of buses along the main 
arterial routes. 
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The Elms Parade bus stops on West Way serve a number of main bus routes which provide 
a combined service of up to 15 buses per hour between the development and Oxford city 
centre.  It is possible that these services may become more frequent as a consequence of 
new residential development in the western part of Oxfordshire.  The Elms Parade bus stops 
are very well used, and will increasingly be used by residents and users of the proposed 
development.  Improvements to infrastructure at these bus stops would therefore be required 
as part of the proposed development.  Unloading goods at these stops and in the adjacent 
bus lanes would not be permitted. 
 
The Westminster Way bus stops serve the route between Harcourt Hill and Wheatley via 
Oxford city centre with a frequency of between 2 and 3 buses per hour.  The northbound stop 
on Westminster Way is manifestly inadequate for its future use by students living in the 
proposed residential facility.  This stop should be relocated nearer to the development, and 
be provided with a shelter including a real-time information facility. 
 
Both the layout and location of the improved bus stops must be agreed with the County 
Council.  The type and design of bus shelters should be agreed with North Hinksey Parish 
Council along with an agreement for on-going maintenance arrangements. 
 
 
CAR PARKING 
 
General 
 
On-site car parking is proposed totalling 324 spaces.  However, a breakdown of the parking 
provisions appears to give the following - 
 
 Front of Elms Parade  64 incl 2 disabled 
 Building A   48 incl 2 disabled 
 Main car park lower level 90 
 Main car park upper level 95 incl 9 disabled 
 Building F   39 incl 7 disabled 
 
 Total    336       20  
 
A clarification on the total number of spaces to be provided is required. 
 
A parking accumulation exercise has been undertaken to ensure that the level of parking 
provision is appropriate to accommodate the anticipated demand and the results of the 
exercise have been tabulated within the TA.  However details of the analysis have not been 
given.  At the meeting held on 5th April this was discussed and the Transport Consultant has 
undertaken to provide the data. 
 
The PS suggests that the development would provide between 262 and 342 gross full time 
employment roles as a result of the retail and hotel development.  In addition to the analysis 
data, a breakdown is to be provided of the amount of parking that has been calculated for 
each Use Class within the development. 
 
The highway authority considers that the provision of parking in front of Elm’s Parade will not 
make any improvement to the public realm and the space could potentially be better used as 
shared space/outdoor seating etc.  However, it also recognises that this must be balanced 
against the need to provide sufficient on-site car parking to service the retail units.  
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No reference has been made regarding the provision of electric charging points and details 
should be provided. 
 
University car free 
 
The University related residential accommodation scheme is intended to be car free and it is 
not intended that residents would use the car park.  The individual letting of the students’ 
rooms would be on the basis that a car parking space would not be available within the site.   
The TA confirms that it is intended that the accommodation would be a car free development 
and car ownership would be restricted through the tenancy agreements, as is the case at 
many University related residential accommodations.  The highway authority would wish to 
see an example of such an agreement.  The highway authority considers it is unlikely that 
residents could be prevented from owning cars and there is concern, therefore, regarding the 
possibility of unplanned demand for parking which would have to be accommodated 
elsewhere. 
 
The student accommodation is described as a range of unit types to be used by students, 
employees and visitors associated with the City’s universities.  Provision is to be made for 
traditional units with shared amenity (229 units), 21 studio units with self-contained facilities 
and 12 x one -bedroom units with self-contained facilities.  A total of 262 units would be 
provided and would be restricted for use to those associated with the Universities. 
 
The Planning Statement considers that the overall development scheme would result in an 
increase in residential population of approximately 343 people alongside a further estimated 
262 people from the university related accommodation, clearly suggesting that each of the 
latter would be single occupancy. 
 
A review of the student accommodation shows that the majority of the units would be larger 
than required for single occupancy.  Many of the one-bedroom units appear to be large 
enough for double occupancy.  It appears that, of the 262 units, 93 of the units would have 
two-bedrooms or more.   
 
The highway authority requests to be advised of how many of the 262 university rooms would 
be capable of being occupied by more than one person. 
 
The Transport Assessment states that the Botley Development Company would be 
responsible for the ongoing management of the University related residential accommodation 
and have experience of successfully managing car free University related residential 
accommodation in other parts of the country.  The individual letting of the rooms would be on 
the basis that a car parking space would not be available.  The highway authority has 
requested details of such a scheme and for confirmation of whether the site car parks would 
be controlled by a permanent on-site management office.  
 
The Botley Centre Draft Supplementary Planning Document requires that vehicle parking 
should support the various development uses demand whilst recognising the need to provide 
a high quality public realm.  Sharing of parking between land uses is to be encouraged 
through sensitive site planning and active site management in order to minimise demand. 
Consideration should be given to the possibility of overspill parking on surrounding streets 
and the need to resolve such impact through implementation of measures such as a 
controlled parking zone (CPZ). 
 
The highway authority would require a financial contribution to be paid as a s.106 planning 
obligation, which would be used for the implementation of a CPZ should the impact of the 
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development be to cause overspill on-street car parking within the neighbouring residential 
area. 
 
Residential 
 
It is proposed that the residential accommodation would be provided with permit controlled 
parking.  However, the review of the parking proposals seems to show that there would be 
only 50 spaces (including 2 spaces for disabled) directly available to serve the 149 units.  
This would result in a considerable demand for resident parking within other areas of the site, 
reducing the availability of parking available for other uses, such as the retail elements.  The 
highway authority would wish to have further clarification of this in the form of the breakdown 
of parking provision. 
    
Hotel 
  
It is proposed that the hotel users would park in the principal car park off Westminster Way.  
This car park would be barrier or ANPR controlled and managed by a car park operator.  It is 
not clear whether this would be a remote car park management function or whether the site 
would be physically manned and clarification of this is required.  The car parks would allow 
customers a maximum of two hours free parking and therefore the method for controlling and 
managing the parking of cars by hotel users needs to be clarified. 
 
Retail 
   
It is understood that shoppers would use the shared car parking within the site.  As above, 
the car parks would be barrier or ANPR controlled and managed by a car park operator. 
 
Other 
  
Reference is made above to the concern about the possibility of overspill car-parking and to 
the requirement to secure funding for a CPZ.  The highway authority also has concern that 
unsatisfied parking demand from within the site could result in the improper use of the 
Seacourt Park & Ride site. 
 
 
CYCLE PARKING 
  
Residential cycle parking is to be provided on the basis of 1 space per dwelling or student 
unit, thus totalling 412 spaces.  A further 124 spaces are to be provided for non-residential 
and visitor uses.  The non-residential cycle spaces would be provided using 62 Harrogate 
stands at 1 metre spacing. 
 
 
CYCLE SAFETY 
 
A section of the Transport Assessment deals with highway safety and gives details of 
recorded accidents.  It identifies that there had been 45 recorded accidents during a period of 
69 months (01 Jan 2010 – 30 Sep 2015). 
 
A review of the details indicates that a very substantial proportion (55%) of all the accidents 
had involved a pedestrian or cyclist. 
 
All of the accidents at the West Way/Seacourt Tower junction and at the West 
Way/Westminster Way junction had involved a cyclist. 
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Two accidents at the West Way/North Hinksey Lane junction and two of the accidents at the 
West Way/A420 junction had involved a cyclist. 
 
Seven of the accidents on West Way had involved a cyclist. 
 
The highway authority considers that this is a matter of concern and it is quite clear that a 
parking restricted development such as that proposed would be expected to substantially 
increase the numbers of pedestrians and cyclists using these key roads and junctions.  The 
highway authority requires that further consideration is given to this and would expect that 
improvements to the cycling and pedestrian facilities would be identified and implemented as 
part of the development mitigation measures.  
 
SERVICING 
 
Delivery routes are described with articulated vehicles entering from West Way and leaving 
via Arthray Road.  These vehicles would be operating at night time (between 1800 and 1000 
hours).  The foodstore and Hotel (Block B) would be serviced from the layby fronting Block B 
on Westminster Way, which by necessity due to weight limit restrictions on Westminster Way 
south of the development, would be accessed via the main site access junction, on West 
Way, then travel through the site and via Arthray Road to Westminster Way. 
 
The refuse vehicle route would enter the main car park area.  It would seem to have to 
reverse to Building C and if so would be likely to block or impede the car park movements. 
 
The pedestrian strategy indicates a communal space central area where pedestrians would 
share space with vehicles using the link between West Way and Arthray Road.  While it is 
proposed that this link would be designed to discourage its use by vehicles, the link has been 
designated as a route for service vehicles.  It must therefore be able to accommodate the 
passage of large vehicles and it is difficult to see how the design is going to achieve the 
desired aim.  Rat-running of vehicles along this link to avoid the key West Way/Westminster 
Way junction would be a significant risk.  The highway authority would seek further details 
and clarification about the design and functionality of this link. 
 
The Botley Centre Draft Supplementary Planning Document requires that the development 
proposals for this site should seek to minimise access points with the main accesses via 
West Way and Westminster Way, with Arthray Road providing access for low level residential 
traffic only. 
 
For the reasons above and commented upon elsewhere in this response, the highway 
authority considers that the proposals for service and delivery access into the site should be 
reviewed. 
 
It is suggested that deliveries would be arranged to be spread throughout operational delivery 
hours to reduce the possibility of two vehicles unloading in the same area at any one time.  
Details of how this could be achieved and managed must be provided. 
 
It is proposed that deliveries would not take place during peak operational periods between 
1000 and 1800 unless by vehicles that are less than 5m long.  Details must be provided 
about what peak operational periods are referred to. 
 
Deliveries by vehicles larger than 5m in length would be permitted to take place between 
1800 and 1000 hours.  It is presumed therefore that they would be prohibited between other 
hours.  Details of how this could be achieved and managed must be provided. 
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CONSTRUCTION IMPACT 
 
The phasing of the development has been described but no timescales have been assigned 
to each phase.  The construction is stated to extend over a period of 4 years and would 
directly create approximately 55 full time equivalent jobs.  The highway authority would 
consider that this period is excessively long and would prolong the construction impact 
unnecessarily. Further consideration should be given to phasing/programming.  
 
 
TRAVEL PLANNING 
 
As this site is made up of a number of different elements, both an individual and co-ordinated 
approach to travel planning would be required.  Therefore the development would need to 
provide the following: 
 

 Framework Travel Plan and monitoring fee 

 Supplementary Travel Plan and monitoring fees for any units over the threshold 

 Travel Plan statements for smaller units 

 Identification of travel plan co-ordinator 

 Travel information packs for student and residential accommodation 

 Cycle parking for the site 
 
A S106 contribution of £2,040 is required for the ongoing monitoring of a Framework Travel 
Plan for a period of 5 years post final occupation of the site.  The supplementary travel plans 
would also each require a monitoring fee if over the thresholds set out in the Oxfordshire 
County Council guidance - Transport for New Developments; Transport Assessments and 
Travel Plans (March 2014). 
 
A Framework Travel Plan would be required for the whole site prior to occupation and would 
be required to be kept up to date for the period of the build out.  The first update would be 
required within 6 months of the whole site occupation when adequate survey data had 
become available. 
  
The name and contact details for the site travel plan co-ordinator would be required prior to 
first occupation so that an effective travel plan related dialogue could take place. 
 
The following supplementary travel plans would be required for the following proposed land 
uses: 
 

Land use Unit Travel plan requirement Monitoring 
fee 

Retail (A1) smaller individual 
shop units 

travel plan statement prior to first 
occupation 

 

larger (1,211sqm) 
food store 

travel plan required for the prior to first 
occupation. 

£1240 

Residential 
(C3) 

provision of 149 
residential units 

a travel plan is required. This should be 
produced prior to occupation and then 
updated on 75% occupation.  The plan 
will be monitored for a period of 5 years 
post final occupation.  

£1240 
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Travel Information Pack shall be 
submitted to and approved by the Local 
Planning Authority. The first residents of 
each dwelling shall be provided of the 
information pack. 

Student 
accommodation 
(C3) 

262 student 
rooms 

Travel plan to be produced prior to first 
occupation and then updated on 
occupation of the 130th room. 
Travel Information Pack shall be 
submitted to and approved by the Local 
Planning Authority. The residents of 
each dwelling shall be provided with a 
copy information pack. 

£1240 

Community 
building (D1) 

 travel plan will be required; this should 
be produced prior to first occupation 
and then updated within 3 months of full 
occupation of service. 

£2040 

Office Space 
(B1) 

Based on a 
development size 
of 428sqm 

A travel plan statement will be required 
for each of the office space on 
occupation. 

 

 
 
 

Detailed comments:  
 
See earlier ‘Informatives’. 
 
The proposed development is described as – 
 

Demolition and redevelopment of existing shopping centre and adjacent buildings (but 
excluding Elms Parade) for new retail development (Use Classes A1-A5) at ground 
floor level, with development above comprising 149 residential units (C3), 122 
bedroom hotel (C1) and 262 units of academic residential accommodation for 
university staff and students (sui generis). New community building (incorporating 
library) and replacement Baptist church (D1), small flexible office space (B1). 
Associated car parking and landscaping and altered vehicular accesses from West 
Way, Westminster Way and Arthray Road. 

 
In support of the application, the following drawings have been submitted  
 
 AP-236   Hotel – Detail Elevations 
 AP-235   Block F – Detail Elevations 
 AP-234   Block E – Detail Elevations 
 AP-233(Rev 01)  Block D – Detail Elevations 
 AP-232(Rev 01)  Block C – Detail Elevations 
 AP-231   Block B – Detail Elevations 
 AP-230   Block A – Detail Elevations 
 AP-224   Block E – Elevations 
 AP-200   Block A Plans – Sheet 1 of 3 
 AP-210   Block F Plans 
 AP-209   Block E Plans 
 AP-206   Block B & Hotel Plans – Sheet 4 of 4 

AP-205(Rev 01)  Block B & Hotel Plans – Sheet 3 of 4 
AP-204   Block B & Hotel Plans – Sheet 2 of 4 
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AP-221(Rev 01)  Block B – Elevations 
AP-225(Rev 01)  Block F – Elevations 
AP-223(Rev 01)  Block D – Elevations 
AP-202(Rev 01)  Block A Plans – Sheet 3 of 3 
AP-132   Masterplan Sections E-E & F-F 
AP-131(Rev 01)  Masterplan Sections C-C & D-D 
AP-201(Rev 01)  Block A Plans – Sheet 2 of 3 
AP-220(Rev 01)  Block A – Elevations 
AP-226(Rev 01)  Hotel Block Elevations 
AP-208(Rev 02)  Block D Plans 
AP-203(Rev 01)  Block B & Hotel Plans – Sheet 1 of 4 
AP-130(Rev 01)  Masterplan Sections A-A & B-B 
AP-120(Rev 01)  Masterplan Elevations – West Way & Westminster Way 
AP-110   Masterplan – Roof Floor 
AP-108(Rev 01)  Masterplan – Eighth Floor 
AP-107   Masterplan – Seventh Floor 
AP-106(Rev 01)  Masterplan – Sixth Floor 
AP-105(Rev 01)  Masterplan – Fifth Floor 
AP-104   Masterplan – Fourth Floor 
AP-103   Masterplan – Third Floor 
AP-102   Masterplan – Second Floor 
AP-101(Rev 01)  Masterplan – First Floor 
AP-100   Masterplan – Ground Floor 
AP-099   Masterplan – Lower Ground Floor 
AP-010   Existing Elevation - West Way & Westminster Way 
AP-000   Existing Site Plan 
AP-222(Rev 02)  Block C Elevations 
AP-207.02  Block C Plans 
AP-207.01  Block C Plans 
1085-001 Rev C Ground Level General Arrangement Plan 
1085-002 Rev C Roof Level General Arrangement Plan 

 
Officer’s Name: John M Patey 
Officer’s Title: Temporary Development Control (Transport) Consultant 
Date: 07 April 2016 
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District: Vale of White Horse 
Application no: P16/V0246/FUL 

Proposal: Demolition and redevelopment of existing shopping centre and adjacent buildings 
(but excluding Elms Parade) for new retail development (Use Classes A1-A5) at ground floor 
level, with development above comprising 149 residential units (C3), 122 bedroom hotel (C1) 
and 262 units of academic residential accommodation for university staff and students (sui 
generis). New community building (incorporating library) and replacement Baptist church 
(D1), small flexible office space (B1). Associated car parking and landscaping and altered 
vehicular accesses from West Way, Westminster Way and Arthray Road. 
Location: Botley Centre West Way Botley Oxford 
 

 

 
 

Archaeology 

 

Recommendation: 
 

No objection subject to conditions 
 

Key issues: 
 
The current land use of the application area makes any predetermination evaluation very 
difficult. 
 
There has been considerable truncation of the application area. 
 
Some elements of the original Elms Farm may survive in situ and any features relating to it 
will therefore require recording. 
 
We would recommend that should consent be granted that conditions be attached that will 
require an archaeological watching brief to be maintained during the period of groundworks in 
the area of the former Elms Farm.  
 

Legal agreement required to secure: 
 
None 
 

Conditions: 
 
1) The applicant, or their agents or successors in title, shall be responsible for organising and 
implementing an archaeological watching brief, to be maintained during the period of 
construction/during any groundworks taking place on the site. The watching brief shall be 
carried out by a professional archaeological organisation in accordance with a Written 
Scheme of Investigation that has first been approved in writing by the Local Planning 
Authority. 
 
Reason - To safeguard the recording of archaeological matters within the site in 
accordance with the NPPF (2012) 
 
2) Following the approval of the Written Scheme of Investigation referred to in condition 1, no 
development shall commence on site without the appointed archaeologist being present. 
Once the watching brief has been completed its findings shall be reported to the Local 
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Planning Authority, as agreed in the Written Scheme of Investigation, including all 
processing, research and analysis necessary to produce an accessible and useable archive 
and a full report for publication. 
 
Reason - To safeguard the recording of archaeological matters within the site in 
accordance with the NPPF (2012) 
 

Informatives: 
 
None 
 

Detailed comments:  
 
The current land use of the application area makes any predetermination evaluation very 
difficult. 
 
There has been considerable truncation of the application area. 
 
Some elements of the original Elms Farm may survive in situ and any features relating to it 
will therefore require recording. 
 
We would, therefore, recommend that, should planning permission be granted, the applicant 
should be responsible for ensuring the implementation of an archaeological monitoring and 
recording action (watching brief) to be maintained during the period of construction. This can 
be ensured through the attachment of suitable negative conditions. 
 
If the applicant makes contact with us at the above address, we shall be pleased to outline 
the procedures involved and provide a brief upon which a costed specification can be based. 
 
Officer’s Name: Hugh Coddington                    
Officer’s Title: Archaeology Team Leader                       
Date: 03 March 2016                     
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District: Vale of White Horse 
Application no: P16/V0246/FUL 

Proposal: Demolition and redevelopment of existing shopping centre and adjacent buildings 
(but excluding Elms Parade) for new retail development (Use Classes A1-A5) at ground floor 
level, with development above comprising 149 residential units (C3), 122 bedroom hotel (C1) 
and 262 units of academic residential accommodation for university staff and students (sui 
generis). New community building (incorporating library) and replacement Baptist church 
(D1), small flexible office space (B1). Associated car parking and landscaping and altered 
vehicular accesses from West Way, Westminster Way and Arthray Road. 
Location: Botley Centre West Way Botley Oxford 
 

 

 
 

Economy and Skills 

 

Recommendation: 
 

No objection subject to conditions 
 

Key issues: 
 

 The construction of the proposed development will create approximately 55 new jobs 
over a four year period (Non-technical EIA) 

 A further 248 new jobs will be created at end user stage in the retail and service 
sectors (Non-technical EIA). 

 The level of employment generated on this strategic development site will require the 
developers to prepare and implement a Community Employment Plan 

 
 

Conditions: 
 

 The developers will be required to prepare and implement, with local agencies and 
providers, a Community Employment Plan that will ensure, as far as possible, that 
local people have access to training (including apprenticeships) and employment 
opportunities available at the construction and end user phases of this proposed 
development. 

 

Detailed Comments:  
 
Recent policy initiatives relating to skills development are contained in: 
 

 The Oxfordshire City Deal 

 Oxfordshire European Structural Investment Fund (ESIF) Strategy 

 Strategic Economic Plan 
 
The recently launched Oxfordshire Skills Strategy has five strategic priorities: 
 

 SP1: To meet the needs of local employers through a more integrated and responsive 
approach to education and training: developed in partnership with our provider 
network, to encourage more training provision in priority sectors - both current and 
projected - to meet the needs of employers or to train future entrepreneurs, particularly 
in science, technology, engineering and mathematics (STEM).  
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 SP2: Creating the ‘skills continuum’ to support young people through their learning 
journey: the ambition is to develop integrated, seamless services that support young 
people through school and on into training, further education, employment or 
business, where they understand the full breadth of career options, including local 
demand, and the training path to succeed in that career.  

 

 SP3: Up-skilling and improving the chances of young people and adults marginalised 
or disadvantaged from work, based on moving them closer to the labour market.  

 

 SP4: To increase the number of apprenticeship opportunities, particularly those 
offered by small to medium sized businesses.  

 

 SP5: To explore how we can better retain graduates within Oxfordshire to meet the 
demand for the higher level skills our businesses need. 

 
Employment and skills planning justification 
 
A better, appropriately skilled local workforce can provide a pool of talent to both developers 
and end occupiers. This will reduce the need to import skills, and in doing so reduce 
congestion and unsustainable travel to work modes, reduce carbon emissions and the 
pressure on the local housing infrastructure. 
 
Seeking skills and training planning obligations or conditions to maximise the potential of the 
existing population to compete for the jobs being created, whether during the construction 
phase or end user phase, through improving their skills levels, is necessary to ensure that 
future development is economically and socially sustainable, and that barriers to employment 
for those marginalised from the workforce are removed. 
 
Developers often identify projected training and employment outcomes as part of the 
justification for development. It is important therefore that the impacts of economic 
development are mitigated and the economic benefits of new development in terms of 
improved local skills and employment outcomes are realised.  
 
Not only is it clear that skills levels are a key determinant of a sustainable local economy, but 
they also have an impact on employment opportunities and thus an individual’s economic 
prosperity. Up-skilling the area’s labour force will be key to maintaining economic 
competitiveness.. Securing obligations for skills development and employment of local people 
will be necessary to enhance social inclusion by reducing the potential for economic and 
social disparity, another key policy driver at the local level. 
 
Officer’s Name: Dawn Pettis                    
Officer’s Title: Economic Development Strategy Manager                       
Date: 08 April 2016                     
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District: Vale of White Horse 
Application no: P16/V0246/FUL 

Proposal: Demolition and redevelopment of existing shopping centre and adjacent buildings 
(but excluding Elms Parade) for new retail development (Use Classes A1-A5) at ground floor 
level, with development above comprising 149 residential units (C3), 122 bedroom hotel (C1) 
and 262 units of academic residential accommodation for university staff and students (sui 
generis). New community building (incorporating library) and replacement Baptist church 
(D1), small flexible office space (B1). Associated car parking and landscaping and altered 
vehicular accesses from West Way, Westminster Way and Arthray Road. 
Location: Botley Centre West Way Botley Oxford 
 

 

 
 

Education 

 

Recommendation: 
 

No objection subject to conditions 
 

Key issues: 
 
Based on the unit mix stated in the application, this proposed development has been 
estimated to generate 24 primary pupils, 15 secondary pupils (including 1 sixth former) and 
0.5 pupils requiring education at an SEN school.  
 
 
Primary education  

 £304,512 (3Q15) Section 106 required for the necessary expansion of permanent 
primary school capacity at Botley School.   

 
Secondary education  

 £308,394 (3Q15) Section 106 required for the necessary expansion of permanent 
secondary school capacity, at Matthew Arnold School.   

 
Special Educational Needs (SEN) education  

 OCC is not seeking Education contributions to mitigate the impact of this 
development on SEN school infrastructure. This is solely due to Regulation 123 of 
the Community Infrastructure Regulations 2010 (as amended), and the need to 
reserve our ability to seek contributions from larger developments than this in the 
area in future. 

 

Legal Agreement required to secure: 
 
£304,512 Section 106 developer contributions towards the expansion of Botley School. This 
is based on Department for Education (DfE) advice weighted for Oxfordshire, including an 
allowance for ICT at £12,688 per pupil place and 24 pupils being generated. This is index 
linked from 3rd Quarter 2015 using PUBSEC Tender Price Index. 
 
£308,394 Section 106 developer contributions towards the expansion of Matthew Arnold 
School. This is based on Department for Education (DfE) advice for secondary school 
extension weighted for Oxfordshire including an allowance for ICT at £19,194 per pupil place 
and £20,484 per Sixth Form place and 15 pupils being generated (including one Sixth Form 
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pupil). This is index linked to 3rd Quarter 2015 using PUBSEC Tender Price Index. 
 
 
 

Informatives: 
 

 Contribution calculations are based on the notified numbers and mix of dwellings in 
the planning application. 

 
Pupil generation, and consequently developer contributions amounts required towards 
education, will need to be revised if there is an amendment to the mix of dwellings.   
 
 

Detailed Comments:  
 
Primary: 
Botley School was previously a 1.5 form entry school, with an annual intake of 45 and a total 
capacity of 315 places (excluding Nursery). To ensure sufficient school places would be 
available for planned and proposed housing growth in the area, this school has been 
expanded to 2 forms of entry, admitting 60 per year, and with a total capacity of 420 places. 
 
The school now has 330 children on roll (as of October 2015), which is in excess of its pre-
expansion capacity, but with sufficient capacity to meet the needs of this proposed 
development. The expansion was forward funded by the county council against expected 
future s106 contributions from local developments, and contributions are therefore required 
towards the cost of this expansion, at a rate proportionate to the projected pupil generation.   
 
Secondary: 
Matthew Arnold School is over-subscribed and does not have sufficient capacity to meet the 
needs of the proposed development. In anticipation of unmet demand a capital project is 
planned for 2017, which will expand the school from 6 form entry to 7 form entry. Developer 
contributions will be required towards the capital cost of this expansion. 
 
Education contributions required to mitigate the impact of the development on 
infrastructure but for which Regulation 123 of the Community Infrastructure 
Regulations 2010 (as amended) prevents OCC seeking a s106 obligation  

 
 £18,342 Section 106 as a proportionate contribution to expansion of Special 

Educational Needs provision in the area by a total of 0.5 pupil places. This site is 
served by Kingfisher School, which is a special school in Abingdon. 

 
Officer’s Name: Diane Cameron 
Officer’s Title: School Organisation Officer                     
Date: 15 March 2016   
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District: Vale of White Horse 
Application no: P16/V0246/FUL 

Proposal: Demolition and redevelopment of existing shopping centre and adjacent buildings 
(but excluding Elms Parade) for new retail development (Use Classes A1-A5) at ground floor 
level, with development above comprising 149 residential units (C3), 122 bedroom hotel (C1) 
and 262 units of academic residential accommodation for university staff and students (sui 
generis). New community building (incorporating library) and replacement Baptist church 
(D1), small flexible office space (B1). Associated car parking and landscaping and altered 
vehicular accesses from West Way, Westminster Way and Arthray Road. 
Location: Botley Centre West Way Botley Oxford 
 

 

 
 

Property 

 

Recommendation: 
 

No objection subject to conditions 
 

Key issues: 
 
 

• The County Council considers that the impacts of the development proposal (if 
permitted) will place additional strain on its existing community infrastructure. 

• The following housing development mix has been used: 
 

322 x One Bed Dwellings 

84 x Two Bed Dwellings 

5 x Three Bed Dwellings 

0 x Four Bed Dwellings 
 

• It is calculated that this development would generate a net 
increase of: 

 

519 additional residents including: 

26 resident/s aged 65+ 

470 residents aged 20+ 

7 resident/s ages 13-19 

17 resident/s ages 0-4 

 
 

Units of academic residential accommodation based on 1 x 20+ residents per unit. 
Assessment based on drawings AP-203 REV 01, AP-204 and AP-205 REV 01. If this is 
incorrect a new population impact assessment will need to take place and 
contributions will be recalculated. 
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Legal Agreement required to secure: 
 

•  Library Mitigated by delivery of new library facility 
                  •  Library Book stock                       £10,380 

•  Central Library remodeling    £10,261 

•  Adult Day Care      £3,422 

Total*      £24,063 

*Total to be Index-linked from 3rd Quarter 2015 Using PUBSEC Tender 
Price Index 

•  Administration & Monitoring £3,750.00 

 
Administration 

 

Oxfordshire County Council requires an administrative payment of £3750 for the 

purposes of administration and monitoring of the proposed S106 agreement, including 

elements relating to Education. The admin fee may increase depending on the value 

of any Transport related 

 

 
 

Conditions:  
 

•  The County Council as Fire Authority has a duty to ensure that an adequate 

supply of water is available for fire-fighting purposes. There will probably be a 

requirement to affix fire hydrants within the development site. Exact numbers 

and locations cannot be given until detailed consultation plans are provided 

showing highway, water main layout and size. We would therefore ask you to 

add the requirement for provision of hydrants in accordance with the 

requirements of the Fire & Rescue Service as a condition to the grant of any 

planning permission 

 

Informatives: 
 

•  Fire & Rescue Service recommends that new dwellings should be 
constructed with sprinkler systems 

 
 

Detailed comments:  

 

Local Library 

 

This development is served by Botley Library. 

 

This provision is significantly under-size in relation to its catchment population and this 

development will therefore place additional pressures on the library service. 

 

The county council is supportive of expansion and relocation of the library as proposed 
within the application subject to no increase in consequential revenue implications due to 
costs of occupation. 
The new library will need to be fitted out and fully operational from ‘day 1’ all at the 
developers cost including works, fit-out, furniture, ICT, professional fees and legal costs. 
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The county council will also require the provision of a temporary library facility of a floor area 
equivalent to that of the existing library from when the existing library has to close and until 
the relocated one has opened. 
All of the above would be at no cost to Oxfordshire County Council beyond that which it 
incurs in operation of the existing library. 

 
Library Book Stock 

The development proposal would generate the need to increase the core book stock held by 
2 volumes per additional resident. The price per volume is £10.00; this equates to £20 per 
resident. 

 

•  The contribution for the provision of library core book stock in respect of this 
application would therefore be based on the following formula: 

£20 x 519 (the forecast number of new residents) = £10,380.00 

 
 

Central Library 
 

Central Library in Oxford serves the whole county and requires remodelling to support 

service delivery that includes provision of library resources across the county. 

Remodelling of the library at 3rd Quarter 2015 base prices leaves a funding requirement 

still to be secured is £4,620,635. 60% of this funding is collected from development in the 

Oxford area. The remainder 40% is spread across the four other Districts. 40% of 

£4.620,635 = £1,848,254. 

Population across Oxfordshire outside of Oxford City District is forecast to grow by 
93,529 to year 

2026. £1,848,254 ÷ 93,529 people = £19.77 per 
person 

•  The contribution for the provision of central library infrastructure in respect 

of this application would therefore be based on the following formula: 

£19.77 x 519 (the forecast number of new residents) = £10,261 

 
 
 
Social & Health Care - Day Care Facilities 

 

This development is served by Oxford Options and this development will place additional 

pressures on this adult day care facility. To meet the additional pressures on day care 

provision the County Council is looking to expand and improve the adult day care facility in 

Oxford Options 
 
 

Contributions are based upon a new Day Care centre offering 40 places per day 

(optimum) and open 5 days per week; leading to an equivalent costing of £13,163 per 

place at 3rd Quarter 2015 price base (this in non-revenue).  Based on current and 

predicted usage figures we estimate that 

1% of the over 65 population use day care facilities. Therefore the cost per person aged 

65 years or older is £131,60. 
 

•  The contribution for the provision of adult day care infrastructure in respect 

of this application would therefore be based on the following formula: 

£131,60 x 26 (the forecast number of new residents aged 65+) = £3,422 
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Indexation 
 

Financial contributions have to be indexed-linked to maintain the real values of the 

contributions (so that they can in future years deliver the same level of infrastructure 

provision currently envisaged). The price bases of the various contributions are covered in 

the relevant sections above. 
 
 
 

General 

The contributions requested have been calculated where possible using details of the 

development mix from the application submitted or if no details are available then the 

County Council has used the best information available. Should the application be amended 

or the development mixed changed at a later date, the Council reserves the right to seek a 

higher contribution according to the nature of the amendment. 

The contributions which are being sought are necessary to protect the existing levels 

of infrastructure for local residents. They are relevant to planning the incorporation of 

this major development within the local community, if it is implemented. They are 

directly related to this proposed development and to the scale and kind of the 

proposal. 
 
 

Oxfordshire County Council is not seeking a contribution towards waste management or 
museum resource centre infrastructure from this application due to the pooling restrictions 
contained within Regulation 123 of the Community Infrastructure Regulations 2010 (as 
amended) which took effect from the 6th April 2015. The property response ‘No objection 
subject to conditions’ relies upon funding for infrastructure as critical mitigation being 
delivered through CIL where there is no opportunity to gain contributions through Section 106 
due to current legislation.  
 

Contributions required to mitigate the impact of the development on infrastructure but 
which due to Regulation 123 of the Community Infrastructure Regulations 2010 (as 
amended) OCC does not require a s106 obligation in respect of: 

•  Waste Management £39,963.00 

•  Museum Resource Centre £3,114.00 

 

Detailed comments:  
 
Strategic Waste Management 

 

Under Section 51 of the Environmental Protection Act 1990, County Councils, as waste 

disposal authorities, have a duty to arrange for places to be provided at which persons 

resident in its area may deposit their household waste and for the disposal of that waste. 

To meet the additional pressures on the various Household Waste and Recycling Centre 

provision in Oxfordshire enhancements to these centres are either already taking place or 

are planned, and, to this end, contributions are now required from developers towards 

their redesign and redevelopment. 

A new site serving 20,000 households costs in the region of £3,589,888 at 3rd Quarter 

2015 price base; this equates to £77 per resident. 

•  The contribution for the provision of strategic waste management 

infrastructure in respect of this application would therefore be based on the 

following formula: 

£77 x 519 (the forecast number of new residents) = £39,963.00 
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County Museum Resource Centre 
 

Oxfordshire County Council’s museum service provides a central Museum Resource Centre 

(MRC). The MRC is the principal store for the Oxfordshire Museum, Cogges Manor Farm 

Museum, Abingdon Museum, Banbury Museum, the Museum of Oxford and the Vale and 

Downland Museum. It provides support to theses museums and schools throughout the 

county for educational, research and leisure activities. 

The MRC is operating at capacity and needs an extension to meet the demands arising 

from further development throughout the county. An extended facility will provide additional 

storage space and allow for increased public access to the facility. 

An extension to the MRC to mitigate the impact of new development up to 2026 has been 
costed at 

£550,449 at 3rd Quarter 2015 price base; this equates to £6 per person 

•  The contribution for the extension of the Museum Resource Centre in respect 

of this application would therefore be based on the following formula: 

£6 x 519 (the forecast number of new residents) = £3,114.00 
 
 

 

Officer’s Name: Will Madgwick 

Officer’s Title: Planning Liaison Officer 

Date: 04 March 2016 
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District: Vale of White Horse 
Application no: P16/V0246/FUL 

Proposal: Demolition and redevelopment of existing shopping centre and adjacent buildings 
(but excluding Elms Parade) for new retail development (Use Classes A1-A5) at ground floor 
level, with development above comprising 149 residential units (C3), 122 bedroom hotel (C1) 
and 262 units of academic residential accommodation for university staff and students (sui 
generis). New community building (incorporating library) and replacement Baptist church 
(D1), small flexible office space (B1). Associated car parking and landscaping and altered 
vehicular accesses from West Way, Westminster Way and Arthray Road. 
Location: Botley Centre West Way Botley Oxford 
 

 

 
 

Ecology 

 

Recommendation: 
 

Comments 

 
 

Key issues: 
 
 
The District Council should be seeking the advice of their in-house ecologist who can advise 
them on this application.  My comments on the Draft West Way SPD included: 

At a more detailed design stage, consideration should be given to the type, level and 
direction of lighting and its impact on biodiversity, also on designing windows to 
reduce the risk of injury/death of birds due to collision and incorporating bat roosting 
and bird nesting sites within the design of the buildings.   

From the elevation plans it appears that there would be large areas of glazing on some 
elevations.  I assume that the District Council have consulted their in-house Ecologist who 
may have comments on this design and whether there is likely to be a detrimental impact on 
birds from injury/mortality resulting from collision with the panes.   
 
I welcome the incorporation of green roofs and roof gardens in the designs.   

 
The following guidance document on Biodiversity & Planning in Oxfordshire combines 
planning policy with information about wildlife sites, habitats and species to help identify 
where biodiversity should be protected.  The guidance also gives advice on opportunities for 
enhancing biodiversity:  
https://www.oxfordshire.gov.uk/cms/content/planning-and-biodiversity 
  
 

Legal agreement required to secure: 
 
N/A - For the District Council to comment 
 
 

Conditions: 
 
N/A - For the District Council to comment 
 

https://www.oxfordshire.gov.uk/cms/content/planning-and-biodiversity
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Informatives: 
 
N/A - For the District Council to comment 
 
 

Detailed comments:  
 
 
 
Officer’s Name: Tamsin Atley                 
Officer’s Title: Ecologist Planner                  
Date: 08 April 2016 
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RESPONSE TO CONSULTATION ON THE FOLLOWING DEVELOPMENT PROPOSAL 
 
District: Vale of White Horse 
Application no: P16/V0246/FUL 

Proposal: Demolition and redevelopment of existing shopping centre and adjacent buildings 
(but excluding Elms Parade) for new retail development (Use Classes A1-A5) at ground floor 
level, with development above comprising 149 residential units (C3), 122 bedroom hotel (C1) 
and 262 units of academic residential accommodation for university staff and students (sui 
generis). New community building (incorporating library) and replacement Baptist church 
(D1), small flexible office space (B1). Associated car parking and landscaping and altered 
vehicular accesses from West Way, Westminster Way and Arthray Road. 
Location: Botley Centre West Way Botley Oxford 
 

 
LOCAL MEMBER VIEWS 

 

 
Cllr: Janet Godden                                                                Division: North Hinksey                                                                    
 
Comments: This application is an improvement on the application of 2014 in many ways. 
Communication with local councillors and focus groups has been good and warmly 
welcomed, although the failure to deposit a set of plans and documents with the local library 
was a sad omission. 
 
It is still far from being a proposal formulated with the needs of the residents of Botley in 
mind, and that is what Botley deserves. Long-term sustainability is a valid concern. If the 
number of hotel beds, student rooms and flats are more than the market will bear for this 
location, and if the shop rentals are too high to attract and retain the kind of moderate-sized 
shops suitable for a neighbourhood shopping area, the result will be empty units, 
disinvestment and a rapid return to the dilapidated environment we see at present. This is in 
nobody’s interests.  
 
The size and scale of the development 
This is over-development on a grand scale. The development as proposed would adversely 
affect the whole locality in terms of its mass and height.  A 3D scale model is essential for a 
proposal such as this. A scale model provided by the developer will either allay fears or 
confirm them, and avoid another Castle Mill flats. 

. 
Air, noise and light pollution 
Since 2013 more work has been done both on the effects of air pollution and the high levels 
in this vicinity.  It is unfortunate that the permanent accommodation units are at the east end, 
where air pollution is at its worst. The imposition of new noise and light nuisance on existing 
residents should be avoided.  
.  
Student accommodation 
A generation mix is welcome, although by definition of their short stays students are likely to 
bring little to the local community. A general ‘demand’ for student accommodation has not so 
far translated into a desire to live in Botley. We are told that the occupants of these rooms will 
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be required to sign undertakings not to keep cars in Botley. This is known to be unenforceable 
even where the accommodation is close to the students’ academic base. 

 
 
Other residential accommodation 
Clarification is needed as to the proportion of flats for private ownership and affordable 
accommodation. There is almost a surfeit of one-bedroom flats in Botley as it is. Every 
development has permanent To let signs outside. 2-bedroom flats in these tall blocks with 
little green space are more likely to attract flat-sharers than families or older people. This 
would be reflected in car ownership.  
 
Traffic 
Additional traffic is to be expected and the proposals should show how this will be managed. 
The data supplied seems to date from the previous application. The assumption that traffic 
coming from the west will turn into Westminster in order to reach the car park is optimistic. 
Since 2014 we have seen the proposal to increase the size of the Seacourt Park & Ride. This 
is intended to facilitate access to the new Westgate Centre. Its effect on traffic movement at 
the foot of the A34 slip road needs to be considered. I am concerned at the prospect of cars 
driving through the precinct from Arthray Way to West Way. This could easily be used as a 
general short cut and could be dangerous. The site is too small. Car / pedestrian segregation 
is already awkward in Church Way and along Elms Parade. The assumption that traffic 
coming from the west will go round via Westminster Way in order to reach the car park is 
optimistic. Car ownership estimates appear to be based on those used in 2013 which were 
criticised at the time. We have not yet seen the travel plan. 

 
Congestion: East-bound traffic at peak times – when hotel visitors, students and other 

new residents could be expected to be joining the flow by car, bike or bus – frequently backs 
up along Eynsham Road and up Cumnor Hill.  Botley Road suffers from almost permanent 
congestion. 
 

Public transport. This is good, but buses are even more crowded than they were in 
2014 - usually standing-room only on buses going into the City by 7.30 a.m. The numbers of 
new residents envisaged will strain the capacity further. Unreliable services and lack of 
seating could mean that people take to their cars. The east-bound bus stop outside The 
Seacourt Bridge pub is inadequate. 

 
Cyclists. It is not clear whether there are to be direct cycle routes through the new 

precinct. There will certainly be temptations for cyclists to use the through route as a general 
short cut and I think the new site is too small for this. Safe access for cyclists to and from the 
site and at all junctions, and adequate safe bike storage for residents must be a priority. 

 
Pedestrians: The walkways seem to be improved from the previous application but the 

presence of cars driving through the precinct will mean a loss of pedestrian ease and 
confidence. Pedestrian safety at the access points is important. The crossing of West Way 
needs close attention. The current signalled crossing leads directly from the shopping 
precinct to the school and medical centre in Elms Road, but does little for the ‘desire line’ to 
and from the Seacourt Bridge bus stop, used by residents of Seacourt Rd and Poplar Rd as 
well as bus passengers. 

 
Speed limit: I support local requests for a 20 mph speed limit along this busy stretch of 

road. Now is the time to look carefully at this, along with all aspects of safety in West Way 
 

Deliveries: It is not clear that the number of large lorry deliveries needed daily has 
been taken into account. Their access and parking are explained, but not their mingling with 
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other traffic in West Way and Westminster Way. Requiring heavy lorries to deliver outside 
normal operating hours will be a noise nuisance. 
 
 
 
 
Parking 
 
The number of parking spaces proposed is inadequate for the anticipated numbers of 
employees, hotel visitors and new residents. Adjacent residential side streets already suffer 
from insufficient space for residents’ own cars, as well as heavy commuter parking.  
 
The impossibility of enforcing a no cars policy on student is acknowledged in the student 
management plan and should be acted upon. Management of parking hours sounds robust, 
but charges are high, particularly since 2 hrs is ungenerous for people shopping and 
attending other activities and could be a deterrent. Many people in Botley already like to shop 
in Witney, where public car parks are free. Hotel guests will expect guaranteed parking.  It is 
a relief that the proposed undercroft car park has been abandoned but the screening of 
Arthray Road from the fumes, noise and 24 hr light of the proposed car park is inadequate.  If 
a CPZ is thought necessary (and I believe it is), it should be implemented during the last 
construction stage. If the car park is full of hotel guests and permit holders, and there is a 
CPZ in the surrounding streets there will be literally nowhere for further visitors to park. I see 
no way round this dilemma. A reduction in the numbers of hotel rooms and flats would help to 
solve this.  
 
The hotel. 
The proposal for 122 beds is speculative, and hotel block B is 8 storeys. Cutting down to five 
storeys should still make a profitable hotel. The supposition that hotel guests will arrive after 
shoppers have left and depart before they arrive is dubious.  

  
Drainage 
There is a history of surface water and sewage flooding across the site, which is criss-
crossed by numbers of foul water pipes. The basement of the library has been flooded with 
sewage several times in the past few years.  
 
Open space 
The proposed roof gardens sound attractive in theory. In practice they are likely to become 
neglected. They will not be visible from ground level because of the height of the buildings. 
There will not be unrestricted public access. They are no substitute for green space and trees 
at ground level and should not be seen as such. 
 
The construction phase 
The plans for phased construction are welcome but three years is a long time for shops and 
businesses in temporary premises to stay afloat. Botley has suffered from lack of adequate 
monitoring/enforcement of construction site management plans. It will be essential that the 
district council has the manpower to pay sufficient attention to the adequacy of such 
management plans and to enforce what has been agreed. 
 
    
                                                                            Date: 13 April 2016 

 


