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Botley Central Area 

DRAFT Brief for: 

Framework to inform a development brief of the Botley Central Area 

 

1 Introduction 

 

1.1 This brief sets out the context against which Vale of White Horse District 

Council wishes to progress the preparation of a development brief for the 

Botley Central Area. 

 

2 Background 

 

2.1 Context 

 

2.2 The West Way shopping centre is a 1960’s, part covered shopping centre that 

forms the main shopping area in Botley. The West Way centre is located to 

the rear of Elms Parade, which contains a number of small independent 

shops. This shopping area has served the Botley catchment well over the 

years, providing for a range of services.  

 

2.3 The Botley Central Area, as defined in the submission version of the Vale of 

White Horse Local Plan 2031 Part 1, also includes land to the east and west 

of the main commercial/shopping centre, which comprises of offices, a 

community hall, a library, Botley Baptist Church, the vicarage to the Church of 

St Peter and St Paul, Field House (age restricted accommodation), Vale 

House and three public car parks.  

 

2.4 It is the aspiration of the council, who are majority landowners of the site, to 

regenerate this area, to enhance its offering and range of uses to better reflect 

its status as a local service centre in a key location on the western edge of 

Oxford with immediate access to the strategic highways network (A34).  

 

2.5 Local Opposition to recently refused planning application 

(P13/V2733/FUL) 

 

2.6 A recent planning application for the comprehensive redevelopment of the 

whole of the area as defined above was met with a significant level of local 

opposition. The proposals comprised of three mixed use blocks, each varying 
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in size, enclosing a raised piazza. A range of community and leisure uses, 

including a replacement library, replacement community hall, replacement 

Baptist Church, a gym, a 101 bed hotel, a six screen cinema and restaurants. 

It also comprised of 50 replacement age restricted apartments along with 525 

student rooms. 

 

2.7 Objections were received from both North Hinksey Parish Council and 

Cumnor Parish Council to the proposal, and are summarised as follows: 

 

 Development is too large and out of scale with the surrounding area 

 The proposal will impact on the character of the area 

 Proposal will lead to significant traffic generation 

 Botley is not a district centre 

 Inadequate parking provision 

 A net loss of housing 

 Provision and scale of student accommodation 

 The scale of the food superstore as proposed (8,181 sq.m) 

 The loss of Elms Parade 

 The loss of the vicarage 

 Impact of noise and air pollution 

 

2.8 A total of 884 third party representations were received to the initial round of 

consultation, of which 810 raised objections to the development proposals. 

The majority of the objections raised concerns similar to those identified 

above, but also included: 

 

 The impact on residential amenity – loss of privacy, outlook and light, over 

dominance. 

 Concerns over the loss of local shops / businesses (including the Post Office), 

particularly during the construction phase 

 Impact the retail offering of Oxford 

 Impact on landscape 

 Impact on wildlife, including Wytham Woods and Botley nature reserve 

 Elms Parade is a heritage asset 

 Development does not meet needs of local people 

 

2.9 Further consultations were held in June, September and November 2014. A 

total of 769 representations were received through these, with 665 raising 

objections, with the majority of these reiterating previous concerns (listed 

above).  

 

2.10 At the Planning Committee meeting on the 20 October 2014 a petition with 

946 signatures were submitted calling for planning committee members to 

reject the application.  
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2.11 A number of objections of note were received from a wide range of 

stakeholders, including campaign groups, organisations, local businesses and 

retailers, the local MP for Oxford West and Abingdon, and Oxford City 

Council. 

 

2.12 Decision 

 

2.13 The officer recommended granting permission subject to conditions. At 

Planning Committee held on 3 December 2014, the committee unanimously 

refused the application for the following reasons (summarised): 

 

1. The proposal would result in a visually harmful and unneighbourly scheme, 

which is not compatible with or sympathetic to the character of the 

surrounding residential area by reason of its size, bulk, scale, height, and 

massing of the proposed developments. It would also adversely impact on 

views into and out of Oxford City by reason of its size, bulk, height and 

massing. 

 

2. The proposal would be harmful to highways safety and operation due to its 

associated traffic generation, and inadequate on-site parking. 

 

3. The proposal would result in the loss of open market housing and older 

person’s supported accommodation which would have an impact on the local 

authority’s supply of deliverable housing land, which is contrary to the 

National Planning Policy Framework. 

 

4. Without the secured financial contributions to mitigate the impacts of the 

proposed development, the proposal would result in a detrimental impact on 

existing services and social infrastructure. 

 

2.14 Withdrawal of appeal for refused planning application 

 

2.15 It is anticipated that the appeal for the recently refused planning application 

will be withdrawn shortly. The developers, Mace, have confirmed the following 

criterion will apply to any future development proposals: 

 

 The intention to work closely with the local community to ensure that, 

subject to viability, the replacement scheme will better meet the needs of 

people living and working in the Botley area 

 The new scheme will explicitly exclude any redevelopment of Elms 

Parade, Sovereign Housing Association’s Field House and the Vicarage of 

St Peter and St Paul Church. 

 

2.16 Local Opposition to the submitted Vale of White Horse Local Plan 2031 

Part 1 
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2.17 The submitted local plan contains a policy specific to the Botley central area 

(Core Policy 11). It sets out a range of criterion to guide proposals for a retail-

led redevelopment and upgrading the Botley central area, including a range of 

uses. 

 

2.18 This policy, along with its supporting text, has also been subject to a 

significant level of opposition since its inclusion in a consultation draft of the 

Local Plan (February 2013). This was the first occasion that the enlarged 

(currently defined) area was published for consultation and the two 

subsequent public consultations (February 2014 and November 2014) raised 

similar levels of opposition. A map of the area is included in Appendix A. 

 

2.19 The objections are closely aligned with those raised through the planning 

application as set out above. Although the policy allows for sufficient flexibility 

in terms of height, scale and massing, and with no clearly defined floorspaces, 

it was given little weight in the determination of the planning application, with 

greater weight given to national policy in this instance. 

 

2.20 The Examination in Public for the submitted local plan is due to take place in 

June 2015, where the core policy for the Botley central area and its supporting 

text is expected to be an item that the Inspector will want to discuss with the 

council and any supporting/opposing groups and bodies. 

 

2.21 Retail and Town Centre Study Addendum (October 2014) 

 

2.22 An addendum to the previously published Retail and Town Centre Study 

Update which was produced in March 2013 in line with the updated housing 

requirements for the district. It identifies a retail requirement for the Botley 

catchment (up to 2031) as follows: 

Retail 
provision up to 
2031 

A1 
Convenience 

A1 
Comparison 

Service Retail Total 

Botley 498 sq.m 681 sq.m 295 sq.m  1,474 sq.m 

 

2.23 The addendum also recognises that across the whole district, there is a 

significant retail floorspace requirement, over and above the committed and 

proposed floorspace for the plan period (including that of the recently refused 

scheme for Botley). 

 

2.24 The addendum, in paragraph 3.27, states that the [now refused] 

redevelopment of Central Botley and Seacourt Retail park, would be sufficient 

to more than meet Botley’s floorspace projection up to 2031 and some of the 

floorspace needs identified elsewhere in the District, including Abingdon-on-

Thames, where the requirement is significantly higher and cannot solely be 

met through redevelopment of the Abbey and Charter Area town centre site. 
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2.25 Joint Hotel Needs Assessment (July 2014) 

 

2.26 The hotel needs assessment was prepared jointly with South Oxfordshire 

District Council and published in November 2014 alongside the submission 

version of the Local Plan 2031 Part 1.  

 

2.27 In section 3.1.2, it identifies that the hotel supply is limited in Botley, located 

on the western fringes of Oxford.  Section 5.5.5 states that “opportunities are 

likely to be strongest for large full service hotels in the M40 and A34 

corridors”. Section 8.1.13 states the following: 

“Given the strength of the Oxford hotel market, the frequent shortages of hotel 

development sites in Oxford, there could be market potential for new hotel 

development in those parts of South Oxfordshire and the Vale of White Horse 

that surround Oxford, given suitable hotel sites in these locations.” 

 

3 THE DEVELOPMENT BRIEF 

 

3.1 The Purpose of the Development Brief 

 

3.2 The purpose of the Development Brief is to illustrate how the Botley central 

area could be refurbished and/or redevelopment in a way which: 

 

 Guides the development of a high quality, prestigious mixed use development 

that increases the amount of floorspace available for future retailers without 

compromising the provision for existing independent retailers and businesses  

 Provides additional town centre uses in line with the needs of existing and 

future populations for the area and wider district as appropriate 

 

3.3 The Development Brief will help guide the formulation of future planning 

applications for the site. 

 

3.4 The brief should be firmly based on realistic financial and commercial 

principles and urban design principles promoted by the Commission for the 

Built Environment (CABE). It is not intended that it will be a detailed 

masterplan, but a guide of key principles which will influence future planning 

applications for this site. Consultation with parties will be fundamental in 

addressing existing issues and concerns. 

 

3.5 It is important for the brief to consider phasing of redevelopment and/or 

refurbishment in order to minimise any adverse impacts upon existing 

businesses and services, should they arise. 

 

3.6 The Scope of the Development Brief 
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3.7 The Development Brief should demonstrate that the proposed refurbishment 

and/or redevelopment will:  

 

 Create a mix of uses including: 

o Making the best and most efficient use of the site for retail (A1, A2, 

Service Retail) given its strategic location as a local service centre on 

the edge of Oxford 

o The potential to address some of the retail need arising from other 

constrained centres in the district, such as Abingdon-on-Thames which 

are lacking in suitable and/or available sites to accommodate this need 

o A level of convenience retail floorspace capable of accommodating one 

large anchor tenant (~3,500 sq.m) or which can be sub-divided to 

accommodate two smaller convenience foodstores  

o The retention and enhancement where possible of independent retail 

and business uses on site, either through the re-use of existing units or 

through the provision of new units 

o To consider a level of residential development that accommodates, in 

part, the needs of the district and/or wider housing market area 

o To consider in a sustainable manner the provision of other town centre 

and community uses on this site, either through reconfiguration of the 

site (in part, or whole) or through the retention/refurbishment of existing 

buildings where appropriate. This can be guided by, but not restricted 

to, the emerging core policy for Botley in the Local Plan 2031 Part 1, 

along with any supporting evidence which demonstrate a need for such 

uses.  

 Produce a new development that in urban design terms improves the 

relationship of this site with its immediate and wider surroundings, while 

respecting, preserving and enhancing where possible the architectural merits 

of Elms Parade 

 To be easily accessible for pedestrians and cyclists and ensure good 

accessibility to public car parks, bus and taxi stops 

 

3.8 The Development Brief should include realistic phasing proposals for the 

delivery of the scheme which should be based on sound financial and 

commercial principles. 

 

3.9 Key Factors to be taken into account 

 

Consultation 

This will need to take account of responses received to the recently refused 

planning application and responses to any other relevant planning history and 

also to those representations received to the local plan consultations as set 

out in section two above. It should also take account of the recent 

commitments by the developers Mace, which seek to exclude any 

redevelopment of Elms Parade, Sovereign Housing Association’s Field House 

and the Vicarage of St Peter and St Paul Church from future development 
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proposals. The key issues raised are also expanded in more detail through 

the remaining factors below. 

 

Amenity of adjoining properties 

In developing the illustrative scheme, careful consideration should be given to 

the layout and design of the development to minimise the potential for 

overlooking, disturbance or the undue restriction of daylight to adjoining 

properties, particularly where they are in residential use. Significant regard 

should be taken of the overall density, height and massing on site, as well as 

that of the buildings in the surrounding area. Modern retail/commercial 

buildings are generally of a larger bulk, form and scale than vernacular 

buildings and the brief should demonstrate how the development can be fitted 

comfortably into its surroundings. 

 

Impact on Elms Parade 

The proposals must demonstrate how the character and appearance of Elms 

Parade will be preserved and where possible, enhanced. This could be 

achieved by the careful location and design of new buildings and spaced 

within the redevelopment.   

 

Impact on important views and setting of Oxford City 

The impact of new development will need to have regard to the setting of 

Oxford City, its views and prospects. While the existing central area of Botley 

does not form part of any protected views to or from Oxford, proposals will 

need to ensure that no adverse impacts occur with respect to the site’s wider 

setting, including any landscape impacts on the green belt. 

 

Costs and Financial Viability 

A key factor in delivering a redevelopment and/or refurbished scheme for this 

important site will be the costs of redeveloping existing buildings and 

structures set against increased revenue. Potential sources of funding must 

be taken into account and if possible information given on similar 

redevelopment schemes elsewhere. 

 

3.10 Other Factors which could be considered 

 

Parking 

The provision of new car parking arrangements may arise as a result of 

proposals set out in the brief. This will need to be discussed with Oxfordshire 

County Council. 

 

Vehicular Access and Servicing 

The majority of the site is currently accessed from West Way with secondary 

access available from Westminster Way and Arthray Road. Additional 

facilities could lead to an increase in traffic which must be taken into account. 
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3.11 The Key Outputs for the Development Brief 

 

 An inception meeting which includes the Chief Executive of Vale of 

White Horse District Council 

 Production of an inception report clarifying the brief for the consultants 

 Production of an initial draft development brief for the Botley central 

area 

 Production of a final draft development brief for the Botley central area 

 A workshop on the draft development brief with West Way Community 

Concern group 

 Production of a final development brief for the Botley central area 

 

4 Overall Documentation Formats 

 

4.1 The development brief should be concise and written in a style that is 

accessible and easy to understand. It should contain page and paragraph 

numbers. All plans, drawings, photographs and tables should be clearly titled 

and numbered. All background information should be clearly referenced. The 

layout and design of the final document will reflect the council’s corporate 

style. 

 

4.2 The development brief should be capable of being reproduced in A4 format 

for east of production and distribution. The inclusion of A3 pages or A3 pages 

folded to A4 size is not acceptable. Electronic copies of the final brief should 

be suitable for the production of hard copies and publication on the council’s 

web site. Electronic copies should be provided in both Word and PDF formats. 

Should the document be prepared using desk top publishing software (instead 

of Work), then a suitable electronic version of this should be provided.  

 

4.3 Ordnance Survey (OS) base mapping for inclusion in the brief can be 

provided, if required, by the council as part of its Mapping Services 

Agreement with the OS. A contractor’s licence agreement must be signed in 

order to receive and use OS mapping. Any such OS mapping must be used 

only for the purposes of the brief and be destroyed or returned to the council 

on completion of the work.  

 

5 Next Steps 

 

5.1 The response from BDP should outline how they will execute the development 

brief, including 

 

 The specification of the methodology to carry out the brief, including where 

appropriate consultation and stakeholder involvement (including who, how to 

identify their needs and to record meetings and outputs from stakeholders) on 
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the brief, the structure of the brief and an explanation of how urban design 

principles will be embedded within it; 

 A schedule of reporting mechanisms during the production of the brief with the 

client; 

 A detailed written quote with cost breakdown for each element of the work  

 A work plan detailing the total number of consultancy days that will be 

provided, including a breakdown of the time input for each member of your 

team and his or her daily rate; 

 How you intend to organise your team to manage and deliver this project, and 

the specific role that each member will perform. This should include any sub-

contractors if necessary 

 

6 Reporting  

 

6.1 The frequency of meetings will depend on the requirements of the project as it 

progresses.  

 

6.2 Your point of contact at the council will be XXXXX XXXXXX, Project Manager, 

and you should nominate one person from your organisation to manage the 

brief through to completion and act as a primary contact. 

 

7 Suggested Timetable 

 

Date Task 

Monday 13 April 2015 Contract between consultant and council 

Wednesday 15 April 2015 Initial inception meeting between the council and  
BDP 

w/c Monday 11 May 2015 Initial draft development brief provided to council 

w/c Monday 18 May 2015 Final draft development brief provided to council 

w/c Monday 25 May 2015 
 

Workshop with West Way Community Concern to 
discuss draft development brief  

Monday 8 June 2015 Final development brief to be provided to council 
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Appendix A – Maps of Botley Central Area 

Map 1: Botley Central Area as defined in the submission version of the Vale of White 

Horse District Council Local Plan 2031 Part 1 (November 2014) 
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Map 2: Comprehensive development and Environmental Improvement Area as set 

out in the Local Plan Preferred Options Consultation Document (January 2009) 

NB: This map excludes the western section of the current designation for the Botley 

Central Area. It better reflects the current aspirations of the developer’s, Mace, for 

the land that will be subject to a future planning application, albeit with the inclusion 

of Elms Parade also.  

 

 


