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Welcome to the 
West Way Whistle
This newsletter has been 
produced by West Way 
Community Concern,
an entirely volunteer-run 
community group based in 
Botley working for a better 
future for our neighbourhood.

In this newsletter : 

-  Botley says no : what did the     
    750 objectors have to say ?

-  Environmental impacts ?

-  Compulsory Purchase and       
    council impartiality

-  There is an alternative !

-  Help us win this ! 

These are the face of Doric’s proposals for West Way - their own 
pictures of what they want to build  (even now their mock up 
does not show the full height).

FROM THIS 

Botley : A community united !

TO  THIS  

West Way Community Concern fully supports improvement for 
Botley.  But we oppose the huge development planned by Doric.  
This is only one developer’s proposals:  we want something a lot 
better for Botley.  We are making as strong a case as we can, and 
to keep doing that we need your help.

It’s no wonder that over 750 people have registered their objections to 
Doric’s plans.   We’d like to say ‘thank you !’ to everyone who did 
- that includes experts on planning, health, and design, local councils, our 
MP, and of course lots of local people.  See what they said on pages 4 and 5.

This newsletter is to bring you up 
to date on what is happening and 
to share our concerns. 

It’s also to remind you of one 
more thing :  

There’s still time to object !  

June 24th is now the deadline.

Over 2200 of you signed our 
petition on this – so there’s 
plenty of you who can still 
register your objection formally.  
You’ll find all the details on our 
website (see page 2).

The West Way     
            Whistle



WWCC formed in March 2013 when a few Botley residents met to discuss concerns about the planned West 
Way development.  Now we have a committee of 10 people, all from this area, and around 80 volunteers. 
We reach over 500 supporters with a regular email newsletter, and have engaged with many more local 
people during the year. 

WWCC supports improvement for Botley but opposes the huge development proposed by Doric. Over 700 
people completed our survey last April, which showed that most support improvements but want to keep 
Elms Parade and  the Field House older people’s housing, both set for demolition under Doric’ plans.  
Around 300 attended each of our public meetings, a stunning 600 linked hands around Elms Parade in 
November, and over 2200 signed a petition asking the Vale to return to the original scale of development. 

WWCC has no political agenda: our sole aim is to ensure that Botley gets the future local people 
want, not one that is imposed on them.  Our HQ shop at 5 Elms Parade provides the only place to view 
the full size plans as submitted by Doric in January.  We have volunteer and paid experts in planning, 
heritage, environment and related areas to advise us.  We also rely on an army of volunteers who staff the 
shop, deliver leaflets, write letters, make tea at meetings, help with publicity and attend events.  And we 
always have room for new skills, inspiration and help from anyone who has some time to spare.

We want to ensure local people understand their democratic rights and are able to express their 
wishes, concerns, hopes and desires for a better Botley.  We aim to hold our elected representatives 
to account, to ensure that we get a plan for West Way that benefits us all, now and in the future.

Find out more about WWCC and our work at     westwayconcern.wordpress.com    or at     
facebook.com/WestWayConcern

Who are West Way Community Concern ? 

History is littered with ‘cock-up’ theories, but the 
way in which the West Way process has gone looks a 
lot worse than that. Planning processes seem to be 
confused and corrupted. Where is the impartiality of 
our elected council, whose Planning Committee are 
meant to make an ‘unfettered’ decision based on the 
evidence put to them?

Matthew Barber, leader of the council, and the 
Chief Executive Dave Buckle, have both made 
public pronouncements in favour of these plans 
before any discussion by the planning commit-
tee, implying that this is a ‘done deal’.   How much 
pressure does that put on planning officers 
and committee members to meet their leaders’ 
wishes?

Doric have consistently knocked Botley as run-down 
and semi-derelict and in need of  ‘regeneration’, as if 
we were some inner-city area of deprivation. There 
is no evidence for this – there is simply a need to 
replace some of the tired old buildings as Vale District 
Council originally proposed.   

As for Botley being run-down, there are fewer empty 
stores here than in central Abingdon and many parts 
of Oxford.

At the core of this is a demeaning of democracy. The 
council has a secret contract with Doric to enhance 
the value of the land the Council owns, ‘sacrificing’ 
the area (as one councillor suggested in an un-
guarded moment) and the community.  2200 people 
signing a petition and 750+ formal objectors are 
dismissed by the developers and bureaucrats as an 
‘orchestrated campaign’. 

The truth is different. You cannot ‘orchestrate’ people 
to object unless they do object !  Cock-up or corrup-
tion: it seems to be a bit of both. Botched ‘consulta-
tions’, pre-determined plans, clandestine contracts, 
and conflicts of interest all undermine faith in 
democracy.  Our message to Vale Council 
is clear : drop these oversized plans and let 
us have a redevelopment that the people want.

    Guest Editorial : Corruption or Cock - Up ?  Rev. Graham Sykes



Planning and West Way : 
Does the process stand up 
to scrutiny ? 

In the early stages of the process, we were led to believe that the Council elected members and the 
planning officers would meet with us regularly to ensure that the outcome takes into account our 
views (as required by the Localism Act).  So far, we have had one meeting with Matthew Barber and 
two with the relevant Planning Officer.  We would have hoped that we would have been able to 
engage in a positive and productive way.

Instead, we feel very uncomfortable about Vale District Council’s approach throughout this  
consultation period.  We’ve seen a number of contradictions and it’s hard not to feel that 
processes are being manipulated to achieve a predetermined outcome. 

WWCC are spending some of our funds to try to 
get to the bottom of the legal and planning 
issues.  Letters from our lawyers and ‘Freedom 
of Information’ requests to Vale Council are 
meeting with delays and a seeming desire to 
provide as little information as possible.  We are 
starting to piece together what they have been 
doing, but it’s a slow process.  We’ll keep you 
informed!

The leader of the District Council,  
Matthew Barber said last October -  ‘We are 
not the promoters of this scheme’ - this has 
changed to him speaking out in favour of 
the scheme in the article to the Oxford Mail.

 They said ‘we do not intend to use CPO’s 
for Field House and the Vicarage’ - minuted 
in a Scrutiny meeting last autumn. Now 
they say that this statement was incorrect. 

They said ‘this is purely a land sale and 
therefore we do not need to have a com-
petitive process’.  Now they admit that this 
is ‘effectively a development partnership’.
In that case, we would have expected a 
more thorough selection process, before a 
contract was signed with Doric.

Matthew Barber promised to keep council 
and the public informed of interactions 
with Doric - we have heard nothing.

They say that ‘it will be dependent on the 
planning process’, but this contradicts the 
statement that ‘if it doesn’t go ahead, it will 
cost the public purse millions’. We wonder 
how it is that the contract appears to have 
no fall-back position. 

The members of the planning committee 
were advised that they should not visit the 
area and talk to the residents about their 
concerns. This is contrary to government 
guidance.

 

We still seek assurances from the Vale Cabinet and 
Officers that they can and will ensure a proper, 
impartial and unfettered consideration of the proposal. 
We also consider it their responsibility to ensure that 
any development will properly meet the needs of the 
people of Botley, for now and for future generations. 
Mary Gill

The Local Plan defines Botley as a Local 
Service Centre. Doric gave them plans for 
a District Centre. Doric used the word ‘re-
generation’.  Vale went along with this idea, 
and changed the terminology to suit. The 
Chief Executive of the District Council now 
refers to this ‘vital regeneration’.

An officer of the District Council said that 
this development would allow them to 
‘claw back spend from Oxford City’.  The 
Vale opposed application from Waitrose 
on Botley Road, as it would undermine the 
case for a supermarket in Botley. 
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 All together now !   750 reasons to say NO ...

Doric’s Application raised more objections 
than any planning application in recent years 
in Vale or Oxford, and is more than the number 
of comments on last year’s Local Plan, which 
covered the whole district. Those objections 
cover a wide range of issues: 

• The sheer scale of the development and    
               its’ impact on the character of Botley.

• The congestion and pollution that it  
               would cause.

• The loss of the Elms Parade shops, the            
               Field House homes and the vicarage.

• The proposals running counter to Vale’s  
              own Local Plan, democratically agreed 
 in 2009.

Among those objecting is our local MP, Nicola 
Blackwood. She states clearly in a detailed 
response that “The Doric plans, as currently 
submitted, are not the right answer.”  She 
specifically called on Vale Council “to refuse this 
application” and wrote “The Doric redevelop-
ment plans, as currently submitted, are not the 
right answer. The fact is that these needs could 
easily be met by a smaller development along 
the lines of [earlier] recommendations ... both of 
which would retain both Elms Parade and Field 
House and the important facilities they provide.”

The Highways Agency have twice asked for more 
information before they have enough to com-
ment properly, while Oxford City Council “wish 
to object to this proposed development on the 
grounds of the scale of the development; new 
land uses proposed; potential traffic 
generation; and cumulative environmental 
impacts on Oxford”.  Both North Hinksey and 
Cumnor Parish Councils have objected on 
a large number of grounds.

•         It “represents an unsustainable over 
           development of the site”,  
           “not justified by the population resident    
           in the area”.   The proposal cannot 
           operate without drawing in car users 
           from a very wide  area;
•          It “fails to meet the requirements of 
           several planning policies which         
           should lead to [its] refusal”.   
           These include the National Planning     
           Policy Framework, the ‘saved’ policies 
           from the existing Local Plan, and even  
           provisions in the draft plan which seem  
           to have been written to accommodate  
           this proposal;
•          The design proposals “rely on 
           disingenuous appraisals of Botley’s   
           character” and will “result in the   
           demolition of highly locally-valued Elms  
           Parade shops” failing to recognise that  
           “national policy affords a level of 
           protection to significant buildings that  
           are not statutorily listed or scheduled”;
•          “Impacts on the environment and   
            amenity are understated or ignored”;
•          It “reduces the provision of relatively   
           low-cost private rented housing on the  
           site, for which there is an identified ...  
           need”. (This at a time when the Vale are  
           pressing ahead with plans to house 
           thousands of people on current green  
           belt land);
•          The transport assessment is described  
            as “not fit for purpose” and the 
            “methodology used is fundamentally 
            flawed” – “There are inconsistencies   
           between the Retail Impact Assessment  
           and the Transport Assessment” and the  
            “estimates for additional traffic levels are  
            significantly understated”.

West Way Community Concern’s 
objection includes the grounds that:



But the above objections only mirror what local residents have said in their objections in a much more 
personal way. A very large number of local residents from Field House, Arthray Road, West Way and other 
local streets objected to the immediate impact it would have on their lives.  Local retailers put in strong 
objections relating to impacts on independent traders.

We obviously don’t have room for all the comments local people made, but here are a few:  

Doric enter joint venture with Mace

We recently heard that Doric have entered into a joint venture agreement with Mace plc, a major construction company. 
What does this mean for the West Way proposals?

Despite Doric’s extravagantly optimistic spin on the news, it doesn’t mean that much. The planning application will still 
be determined on planning grounds, and Doric can’t change that. Mace are project managers, not financiers, so Doric 
have still to find the money to actually build what they propose. 

What it will do for Doric is give them more funding for their PR campaign, and a big name to tout around when they look 
for partners, but that all presupposes that Mace will be happy to support this deeply controversial and unpopular pro-
posal. We are writing to Mace to tell them what we think about it, and asking them to talk to us and see what local people 
think.  Why not do the same? 

Write to:   Mr David Glover;  Chief Operating Officer. Mace, 155 Moorgate, London EC2M 6XB
Tell them why the Doric plan is unacceptable and opposed by most residents and ask for a response.

“I cannot remember, in my thirty five years in the neighbourhood, any issue where 
local opinion has been united and so strong.”

           “Such a short-sighted unimaginative, pernicious and destructive plan 
wilfully ignores local and national planning policy and no doubt will be 
opposed at every level by any intelligent and objective decision-maker 
at the VOWH who represents community values rather than big business 
profits.”

 “Doric makes much of their assertion that people will not have to drive to other 
supermarkets. But how about all the people who will now be forced to drive to a 
dry cleaner, or a hairdresser, or an optician, because those facilities will not neces-
sarily be available locally?”

 “The despicable plan to move all the residents from Field House is 
morally and almost criminally wrong ... this must NOT happen. It is time for 
the Vale of White Horse District Council to break all ties with this nightmare 
company ... and consider other proposals which were put forward.”

“Para. 58 of the National Planning Policy Framework states that developments 
should “respond to local character and history, and reflect the identity of local 
surroundings and materials, while not preventing or discouraging appropriate 
innovation; … [be] visually attractive as a result of good architecture and 
appropriate landscaping.” The proposed development does nothing to respond 
to local character and history.”

“We feel let down by some of our elected representatives.”



             A FUTURE FOR BOTLEY  !

The most frequent criticism of those opposing the 
Doric plans is that we are ‘NIMBYs’ opposing any 
development. This is of course simply not true.

We are calling for an improved centre for Botley 
using the land currently occupied by the old office 
blocks, the shopping centre itself and perhaps the 
Baptist church.

At the core of Doric’s plans is an 8000 square meter 
supermarket, comparable in size to the superstore at 
Heyford Hill, for which demand is very questionable. 
If the superstore is taken out, then there still is room 
for a bigger store  than the current Co-Op along with 
better community facilities , while still retaining Field 
House and Elms Parade. Our figures and plans for this 
approach are available in our shop.

A development along these lines could transform 
Botley in a positive way. There could be new work 
spaces that would create higher-skilled jobs, there 
could be more of the homes for families that Oxford-
shire needs. There would also be space for more of 
the small-scale retail that gives any shopping centre 
an identity. Keeping and upgrading Elms Parade 
would make a good start towards creating a local 
service centre fit for the 21st century, while also 
reflecting the character of our community and our 
heritage.

 See some ideas on Botley in 2020 on our website: 
http://westwayconcern.wordpress.com/botley-2020/.

So what’s the Plan ? 

Botley’s future might be decided by a small group of 
councillors (none of whom live here) giving Doric the 
go-ahead to turn us into an ‘out of town’ retail centre. 

There are better ways to plan our future, and there 
are two processes to get involved in. There’s the Vale 
District Council ‘Local Plan’ and there’s going to be a 
‘Neighbourhood Plan’ as well.  Why do they matter?   

Read on....

The ‘Local Plan’ for any local council is the basis 
for deciding applications for planning permission 
(unless there is a Neighbourhood Plan in place, see 
below). If a development accords with the local 
plan, then there is a presumption that planning 
permission will be granted. 

The Doric proposals do not accord with policies 
for Botley in the existing local plan and should, 
without question, be refused for this reason.  
However, Vale District Council has drafted a 
revised plan which is under consultation. This 
would alter current policy for Botley and allow 
for major development.  If this goes through, it 
would be more difficult to resist something like 
the Doric scheme. 

WWCC and local residents have objected to the 
revised local plan, arguing for the current policies 
for Botley to remain in place. There have been no 
reasons put forward to back the revised policies 
mainly, we suspect, because there is no evidence  
to support them.

All objections to the local plan should feed into a 
final draft. There are further discussions to be had. 
There will then be an independent public 
examination.  Any outstanding objections will be 
heard by an independent inspector.

We have had no indication yet from the Council as 
to what they propose to do in response to 
objections to the revised policies for Botley. If there 
is any further opportunity to feed into the Vale 
Local Plan please do so – our website will have the 
details.

The Local Plan 



There has been much debate about a Neighbour-
hood Plan for Botley, which would give local 
people more power to decide what goes on in their 
neighbourhood.  A Neighbourhood Plan should take 
precedence over the Local Plan for deciding planning 
applications. 

Vale Council have suggested that a Neighbourhood 
Plan cannot be prepared until the new local plan has 
been finalised.  This is not true.  A Neighbourhood 
Plan can be prepared now and,  provided that it is 
in accordance with the current local plan, then any 
detailed policies come into effect as soon as the Plan 
has been agreed.  Any emerging Local Plan has to 
conform to an approved Neighbourhood Plan, and 
not vice versa as had been suggested by the Vale.

North Hinksey Parish Council have now agreed to 
proceed with a Neighbourhood Plan for our area.  
Look out for more information – full local engage-
ment is an essential part of this process.
Kathy Davies

The ‘Neighbourhood Plan’ 
gets the go-ahead 

Compulsory purchase: what’s the big deal?

Homes. Small, affordable shop units for independent 
traders. Our vicarage next to the church, in its optimum 
location. Local history and a sense of place. A family’s 
livelihood. An open and pedestrian-friendly environ-
ment. A symbol of our community.

These are what the people of Botley stand to lose if Vale 
District Council seeks compulsory purchase of the land 
that neither Doric nor the Council controls: Elms Parade 
(owned by the Howse family), the vicarage of St Peter & 
St Paul Church (owned by the Parochial Church Council 
or PCC), and Field House (owned by Sovereign, and 
comprising over 60 homes for older residents). 
     All of these land owners have submitted strong ob-
jections to Doric’s planning application. 
• Sovereign raised serious concerns about the welfare of 
its residents; half of them would not have new homes 
under Doric’s scheme, and even those who did would 
lose the ground-floor access, secluded garden, and on-
site library and social space that they currently enjoy. 
• The PCC objects to the vicarage being cut off from the 
church by the cinema complex and four-lane 
access road into Doric’s  covered car park.
• The Howse family would welcome the integration of 
Elms Parade with an updated West Way centre, but in 
the face of Doric’s unwillingness to consider this option 
they are standing firm and refusing to sell this long-
standing local heritage asset. 

In the face of this unanimous and justified opposition 
by the land owners, the Vale’s stated intention to use 
its compulsory purchase powers is highly suspect. 
The possibility of compulsory purchase is what 
allows Doric’s plans to be so out of scale and character 
for the area; without these three pieces of land, the 
oversized superstore would be reduced to something 
more viable, and the new community facilities would 
stay on the main site. Compulsory purchase would be 
a shocking case of a Council and a developer riding 
roughshod over people’s rights to their land, homes 
and livelihoods in the pursuit of profit, with no public 
interest justification.
Chris Church

We are currently looking in detail at the EIA.  Some 
concerns are set out below.  The main reason why 
this assessment is of low value is that it uses much of 
what Doric put forward to make their case, and many 
objectors have highlighted the inaccuracies in these 
documents.

Chapter 5 refers to Doric’s ‘Commercial Brief’ and 
suggests that this was the correct basis for the design.  
There is no evidence for this claim.  Major redevelop-
ment of a neighbourhood should have a brief 
developed in collaboration and consultation with all 
stakeholders.  There was minimal consultation on 
limited options.  There has been no discussion of the 
option which reflects the views of most local 
residents, i.e. developing the original site only.

The EIA ‘heritage statement’ concludes that there is 
no ‘justification for Elms Parade to be considered as a 
non-designated heritage asset’.  

WWCC has the advice of a heritage professional 
equally well qualified and arguably more experienced 
than Doric’s consultant and who knows the area. 
Using the same Conservation Principles she has come 
to an entirely different conclusion -  Elms Parade is 
eminently appropriate for inclusion on a local list of 
heritage assets.

West Way EIA 



The chapter on noise makes various claims with little or no documented evidence.  In particular there is:

• no analysis of noise from use of site (rather than just the traffic), and so does not consider the ‘night time   
 economy’ impacts on local homes
• no analysis of traffic noise levels up and down various roads (e.g. on Westminster Way south of the site)

The transport aspects are based on Doric’s Transport Assessment (TA) analysis - shown to be fundamentally flawed.  

It is simply not credible that the new development will lead to reductions in traffic on Eynsham Road and Cumnor 
Hill (and we will address this in detail). Even if the overall figures were accepted as correct:

• Traffic levels on both the A34 south of Botley Interchange and on Westminster Way south of Arthray Road   
 have been ignored.  This runs directly through the Air Quality Management Area.
• All traffic from the A34 from the south is assumed to use the Botley Interchange to approach the site. In   
 reality a large proportion would use Westminster Way which will have impacts which are not addressed.
• All construction traffic is assumed to use West Way and a short section of Westminster Way to access the   
 site. This is unrealistic as it is not possible to control construction traffic outside the immediate area.

No estimate is given for how many of the 600 construction workers will arrive by vehicle, or where they will park.

               So far, we have raised nearly £9,000 from our supporters; an amazing amount for a local campaign about a planning 
               application.  A big thank you to everyone who helped us do this.
  
What have we done with your money?
Over the last year, we have spent about a third of this on printing newsletters, posters, leaflets, emails and the three-dimensional 
model and about a third on specialist advisors – the character statement, planning, traffic, landscape, and writing up our detailed 
objection document. We’ve committed much of the remainder for legal advice.  Although we still have some uncommitted funds, 
there is lots more for us to do, as you will have read elsewhere in this newsletter.

Why we are appealing for more funds
We need to respond to Doric’s Environmental Impact Assessment. This may need more expert help. We are still trying to find out, 
on your behalf, more about the agreement between Doric and the Vale, and what conditions and restrictions the Vale have agreed 
to without democratic scrutiny.  If the Vale give planning consent, we will take legal action to challenge their decision. 

We need to raise funds now to keep the campaign going, to keep everyone informed, and to help you take action as and 
when needed.  We feel we’ve spent remarkably little for the results we have achieved so far.  This leaves us with about £1,500 
uncommitted, and there is still lots for us to do, as you will have read elsewhere in this newsletter. 

To help us keep up the momentum, please donate by one of the following:
On-line transfer to:  West Way Community Concern   Sort code: 08-92-99 Account:  65704273
Cheque Payable to: ‘West Way Community Concern’  Or cash:  Can be left at our shop when open or at 
Cafe Aloha  or sent/delivered to Treasurer, West Way Community Concern, 19 Raleigh Park Road, Oxford OX2 9A 

Paying for our campaign - and please help us now !

•      The Sprout is Botley’s community newsletter, produced 
and delivered free door-to-door by a group of volunteers 
and packed full of articles of local interest. Financed 
entirely through local advertising it is an essential 
information source for the community.  Our thanks for their 
support with this newsletter.
•      www.botleyhinksey.org.uk/ Set up in 2013, the Botley 
& North Hinksey website is run by volunteers and provides 
a one-stop-shop for local information and an online outlet 
for news in between the Sprout issues. 
•      West Way Festival : 19th July   Back for a second year, 
this festival, hosted by Café Aloha, is a celebration of West 
Way shopping centre, its customers, residents and traders. 
Stalls, music and other acts from midday to midnight.

•      Botley’s Big  Fete : Saturday 20th September  
Held on the Louie Memorial Field with a parade, stalls, 
music, sport, competitions and food from local cafes. 

And we are still attracting new people to Botley ….
Brasserie B, a new Indian restaurant is due to open in the 
last week of June.  Restaurant General Manager Rashel 
Rahman said:  “We are extremely excited to be part of 
the Botley and West Way community.  We believe Botley 
deserves a quality Indian retaurant as well as a team that is 
truly dedicated to providing the local and wider community 
with the very best service.   We very much look forward to 
welcoming you all.”

Botley : A great place to live !             BOTLEY IS A THRIVING COMMUNITY WITH LOTS GOING ON
HERE ARE JUST A FEW HIGHLIGHTS :
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