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West Way Re-development 1 -   

a sustainable development?  
A note prepared by West Way Community Concern 

November 2014 

1 Introduction 

WWCC’s previous note, in September, set out why local residents are so opposed to the scheme 
proposed by Doric for West Way. In this short note we consider whether the proposed 
development is a sustainable development.  

Sustainable development was originally defined as development that meets the needs of the 
present, without compromising the ability of future generations to meet their own needs. 

Para. 7 of the National Planning Policy Framework (NPPF) stresses that all new development should 
be economically, socially and environmentally sustainable, and describes how these roles are to be 
interpreted. We conclude here that the Doric Properties’ proposals for West Way are not 
sustainable on any of these grounds, and should be rejected. 

2 Economically sustainable? 

Food shopping patterns  

Food shopping behaviour is currently in flux, with commentators using phrases such as ‘sea change’ 
to describe it. The move away from large superstores is apparent. Asda, Tesco, Sainsbury’s, 
Morrisons, Aldi, Lidl and M&S have all stated to us in writing that they are not interested in the 
8100 sq. m. superstore proposed in this application.   

This store has been repeatedly described by the developers as an essential ‘anchor store’ for their 
whole plan. Without it there is likely to be much less interest from the medium scale retailers 
expected to fill the other larger stores in the plan. The average size of recent supermarket 
proposals across England is less than 3000 sq. m., and there are serious questions about the future 
viability of new stores at the proposed size.  

Impact on local shopping centres 

Para. 24 of the NPPF states that local planning authorities should require "applications for main 
town centre uses to be located in town centres, then in edge of centre locations...".  The proposed 
development is clearly designed for major 'town centre' use in its height and density. It is 
inappropriate for a suburban location like Botley, described in the existing Local Plan as a local 
shopping centre and in the draft Local Plan 2014 as a Local Service Centre. 

Waitrose are building a medium sized store on Botley Road, less than a mile from West Way, and 
Aldi’s existing store is nearer still. The scope for a large store at West Way is thus even more 
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limited. Rather than ‘clawing back’ trade from Oxford, this development would be likely to have an 
adverse impact on trade in Abingdon and other centres in VOWH and West Oxfordshire. Abingdon 
already has a number of large empty stores in its centre. 

If this development does proceed, most local facilities will be closed or severely limited for two 
years or more. During this time the local economy will suffer and people will look elsewhere for 
shops and services. Many of the smaller independent traders are deeply concerned for the future 
of their businesses as shoppers find alternatives outside the area. Once patterns have changed, it 
will be hard to rebuild the customer base. 

West Way remains the only local shopping centre for Botley and Cumnor. This proposal will do 
nothing to support growth and innovation, providing less space for independent traders than 
currently exists, reducing choice and variety of services which are important for a healthy local 
economy. The proposals are not co-ordinated with other local development, either on the nearby 
Seacourt site, or in the Oxford City area.  This is inconsistent with para. 178 of the NPPF. 

3 Socially sustainable? 

Housing 

A major development such as this could provide housing to meet the needs of present and future 
generations. However Doric’s proposal would see a loss of general and age-restricted housing on 
this important site.  

The current housing within the proposed development site is in total 93 homes including the 
vicarage of St Peter and St Paul Church. Of these, 27 are private sector rental and 65 are age-
restricted. The proposed development includes just 50 age-restricted units. There will therefore be 
a net loss of housing provision, particularly in rented accommodation.  

The developers wish to claim that the inclusion of student accommodation will release homes in 
the area. This is not supported by the 2011 Census data or enquiries with local estate agents, which 
show a minimal number of houses (4 or 5) occupied by students.    

Supporting strong, vibrant and healthy communities? 

We maintain that the proposed development will lead to a loss of community cohesion and sense 
of place. The high, dominant buildings will compromise a feeling of space and openness in the 
public realm, and owing to changes in level the development will be much more difficult to walk 
through than the current centre, particularly for the disabled, older people and families with small 
children.  

The stress on older people in Field House being forced to move has been documented by Dr. David 
Millard in his objection, and he points to evidence of shortened lifespan in such situations.  

As such, it will fail to meet the social role of supporting a strong, vital and healthy community.  

Far from meeting the needs of present and future generations, the development would make 
affordable rented housing for younger people more scarce and would damage the sense of place 
and community for residents of all ages. Therefore the development would be contrary to para. 70 
of the NPPF, and Policy CF1 of the VWHDC Local Plan 
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4 Environmentally sustainable? 

Transport  

A development of the size proposed can only be viable if it draws in trade from a much wider area 
than the tightly bounded Botley, Cumnor and Botley Road suburbs which it naturally serves. The 
superstore and cinema would only be economically viable by adding traffic to the A34 and other 
local roads. 

Calculations used in the Transport Assessments are flawed. The development would see large 
increases in traffic accessing the site from the A34, up to 30% increase in traffic on local roads, with 
speeding up and slowing down for traffic calming and congestion adding significantly to emissions.  
This is inconsistent with Policy S1 of the VWHDC Local Plan. 

Air quality and noise  

The proposed development would be within 300m of two Air Quality Management Areas, both of 
which would receive more traffic as a result of the development. The 525 students and the hotel 
residents would all be subjected to air pollution levels nearing the legal maximum for NO2. It is 
difficult to imagine a clearer case of a new development exposing new residents to poor air quality. 

Noise levels in the area, already high due to the A34, would become even higher as a result of the 
additional traffic, the reflection of the noise from the tall buildings built adjacent to West Way, and 
from the 'evening economy'.  This is inconsistent with para. 123 of the NPPF.  The Environmental 
Statement submitted by the developer severely underestimates the likely noise from the 
development. 

Enhancing our natural and built environment – Scale and Character 

The scale and character of the proposals are completely out of keeping with the local character. The 
west side of the A34 is a residential area characterised by two storey 1930s housing set back from 
the road. The proposed development is for up to eight storeys immediately adjacent to the road.  

The site will impact on various historic views across Oxford as shown in detail in the evidence 
submitted by Oxford Architectural and Historical Society.  

 It is wholly inconsistent with the NPPF which calls for "the integration of new development into the 
natural, built and historic environment", and VWHDC Local Plan Policy DC1 which calls for new 
development to "take into account local distinctiveness and character".  While the office blocks in 
the current site are not in keeping with this, there is no justification for not taking the surrounding 
area as the character to which the proposed development should respond. 

Far from protecting and enhancing the built and historic environment, the proposals would change 
a low key local centre into what would be expected of a District Centre in an inner metropolitan 
area, with traffic levels to match. Pollution would increase due to higher traffic levels on already 
congested roads. This is inconsistent with para. 58 of the NPPF. 
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5 Meeting the needs of the future? 

Oxford and Oxfordshire are growing and developing and it is important that we get that 
development right. Any development should meet objectively assessed needs with sufficient 
flexibility to adapt to rapid change (NPPF, para. 14).  There are some key points that suggest that 
this development at Botley is not the right answer: 

 Botley is bounded by protected areas - Wytham Woods and Hinksey Heights - and no major 
development is envisaged in this area, as compared to proposals for the north of Oxford 
(Begbroke / Yarnton) and south of Oxford and Didcot. This is made very clear in the Vale 
Council’s own consultation documents for the Local Plan.  New developments to service this 
growth should be where the people will live and be well connected to them.  The only 
significant connector to these areas from Botley is the A34, where the over-riding need is to 
reduce congestion. 

 This is one very large single development. It will be hard to modify this structure to meet 
changing needs due to the way in which it has been designed around the superstore and car 
park.  A smaller development of separate but linked buildings would allow for more flexibility in 
the future, as indicated in the comments by Design Southeast. 

 Retail needs are changing and are likely to change further.  On-line and delivered retail is 
growing rapidly and shopping habits are changing. Superstore developments across England are 
being cancelled and even mothballed once completed (as in Cambridgeshire). Were there to be 
another built on the edge of Oxford, future generations may not thank us for removing the 
convenient and flexible retail base at Botley.  

6 Conclusion 

We conclude that the proposals put forward by Doric Properties for re-development of West Way 
Shopping Centre do not meet any of the three components required for a sustainable 
development. They are thus incompatible with the NPPF as well as local planning policies. These 
proposals should be rejected, in favour of alternative proposals that will better meet the current 
and future needs of Botley and the Vale of White Horse.   
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