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1 Introduction 
 

The Vale of White Horse is currently preparing an SPD for the West Way Shopping 

Centre. We have been instructed by the Vale of White Horse District Council to 

provide a Baseline Analysis and appraise 3 development options prepared by BDP. 

These development options are medium mixed use development, maximum 

intervention and a residential led scheme.  

 

The subject site is located off the West Way, close to the A34 trunk road, 

approximately 1.5 miles west of Oxford City Centre. Current occupiers include the 

Co-op Supermarket, Iceland, Lloyds Pharmacy and Lloyds TSB. The scheme is 

predominately occupied by local, independent retailers. 

 

The Baseline Analysis details the possible uses on site, with a particular focus on 

potential demand for the subject site. The retail has been analysed on the basis of 

the offer in the Vale of White Horse, Oxford City Centre and the retail warehousing in 

the area. These all being relevant as possible competition to this site and used as 

comparable information for the development appraisals. There is a section on the 

foodstore market and the changing nature of this sector, as well as the current 

coverage in Oxford.  

 

The hotel market analysis has highlighted possible demand for beds in this area, by 

investigating current supply in Oxford and requirements of hotel operators. The 

office market is showing increased demand but due to the low rentals achievable, 

makes this sector less viable. The leisure parks, including cinemas have also been 

analysed and have highlighted demand for this location of Oxford.  

 

Residential and student accommodation are likely to improve the viability of a 

scheme in this location, this was therefore analysed to establish possible demand 

and likely rental and sales values. In terms of the residential, Botley was compared to 

Oxford and national averages. The possibility of post graduate/family student 

accommodation was also explored.  

 

 

 

The three development options that have been appraised have been compiled by 

BDP, with advice from consultants regarding demand and value. All of the options 

include a continued retail hub, with differing types of retail offer. Option one 

proposes only improvements to the existing and it has not been tested for viability. 

Option two and three see the retention of Elms Parade, while option four is a more 

comprehensive redevelopment. Two of the options provide a mix of uses, while one 

development is predominately residential led.  
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2 Baseline Analysis 
 

2.1 RETAIL 
 

Retail Centres in the Vale of Whitehorse 

 
Abingdon is the largest centre within the Vale of White Horse area with its main 

retail destination being Bury Street Shopping Centre. Bury street is predominantly 

occupied by national brands, these include: Boots, Clarks, Dorothy Perkins, Holland & 

Barrett, H. Samuel, New Look, Poundland and WHSmith. Bath Street also offers some 

retail, this is predominantly independent retailers and cafes. Stert Street, St Helens 

and High Street offer independent retailers. The total floor space of Abingdon was 

circa 31,521 sq metres in 2013. This figure includes the Fairacres Retail Park, which 

accounts for a large amount of this retail.  

Wantage, the second largest retail centre is a historic market town situated to the 

south-west of Abingdon. The main shopping destinations in Wantage include Market 

Place, with Grove Street and Wallingford Street, with the majority being independent 

retailers. The estimate floor space in 2013 was 8,325 sq metres.  

Faringdon is similar to Wantage, a small historic market town. The relatively small 

settlement does not offer much retail space. The retail consists of predominately 

independent retailers with a few nationals, including Boots. The retail floor space 

was circa 1,729 sq metres. 

 

Botley has the fourth largest number of retail units, but has the third largest amount 

of comparison goods sales floospace of 4,490 sq metres. This figure does include the 

Homebase. A large proposition of the retail units are occupied by independents.  

 

The table below shows that Abington and Wantage town centres are the top of the 

retail hierarchy in the district.  

 
Source: VOWH Retail and Town Centre Study 2013 

 

Oxford City Centre 

 

Botley is located within close proximity of Oxford city centre, approximately 2 miles 

west. The retail offer of Oxford City Centre would therefore have an impact on the 

type of retail scheme that could be delivered in Botely. Oxford has remained fairly 

stable within PMA’s hierarchy of 200 PROMIS centres, falling by only six places to 25 

in 2005, to a position of 31 by 2015. Like many other centres, Oxford lost many mid-

market fashion retailers during 2007 – 2015 with Levi Strauss, Miss Selfridge, Faith 

and Kaliko all having left the city.  

 

There has been no significant new retail floorspace in the city centre since the 1980s. 

Given the protracted nature of the Westgate Centre project, the city centre has not 

been able to fully capitalise on retailer interest and take advantage of the area’s 

inherent strengths.  

 

In early 2015, construction began on the refurbishment and extension of the 

Westgate Centre. The scheme will be extended to provide 805,000 sq ft of additional 

retail floorspace, including a 100,000 sq ft John Lewis department store and a Curzon 
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cinema, the existing centre will also be refurbished. The development, which will be 

configured over two floors, is scheduled for completion by the end of 2017, pre-lets 

have also been agreed with H&M Hennes, Superdry, Michael Kors, Schuh and 

Goldsmiths.  

 

The improvement of the city centre through the extension of Westgate means that 

retailers like Next are unlikely to be interested in the West Way redevelopment.  

 

 

Retail Warehousing 

 

Retail warehousing supply was estimated to be 1,156,000 sq ft ranking the city 50 of 

the PROMIS centres. Overall, provision per household of retail warehousing 

floorspace is below the PROMIS average.  

 

The table below demonstrates the high proportion of out of town fashion retailing. 

The market underrepresented in Oxford is DIY, but these retailers are downsizing 

rather than acquiring new space.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Oxford Retail Park is considered to be the main open A1 retail park within Oxford. 

The park has a prominent location, situated approximately four miles south east of 

the city centre on the Eastern By-pass in Cowley. The development comprises five 

retail warehouses occupied by Next, Mothercare, Sports Direct, Boots and Marks & 

Spencer’s Simply Food.  

 

Botley Road is home to three of Oxford’s retail parks, as well as a number of 

freestanding stores. . Botley Retail Park lies on the south side of Botley Road, one of 

the main route into Oxford city centre. It consists of a terrace of four units created 

from the subdivision of a former Courts store in 2006, now occupied by Maplin, 

Multiyork, Wren Kitchens and Pets at Home, Harveys and Currys also trade from the 

park. The park is connected to a cluster of units under separate ownership, referred 

to simply as Botley Road. Wickes and Toys R Us trade from sizeable units alongside 

Argos Extra, Oak Furniture Land and Aldi.  

 

Meadowside Retail Park completed in 2012, is situated near to the small clusters of 

retail warehousing just off Botley Road, next to Oatlands Road recreation ground. 

The park has open A1 consent and houses Dunelm Mill, Halfords and Hobbycraft. 

DFS and Carpetright operate from two solus stores on the same side of Botley Road.  

 

In 2014, a redevelopment of the former Habitat and Carpetright units at Seacourt 

Retail Park, at the junction of Botley Road (A420) and West Way (B4044), was 

completed allowing Decathlon, Sports Direct and Dreams to trade from the park. 

Homebase has continued to operate from this unit.  

 

The largest park in the area is Fairacres Retail Park situated on Nuffield Way, just off 

the A34 in Abingdon. Tenants include Pets at Home, Carpetright, Beales, Homebase 

and Dreams. Other tenants include B&M Bargains, Topps Tiles, Vineys and Anglia 

Home Furnishings. Tesco trade from a superstore adjacent to the park.  

 

 

Independent Retailers 

West Way is currently occupied by a high percentage of independent retailers. These 

retailers are not able to pay a similar rent to national brands and do not offers as 
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strong covenant to investors, therefore impacting the yield achievable for the end 

sale. The redevelopment of the subject site, if it was to incorporate independent 

retailers would therefore impact the viability and not be deliverable. The 

introduction of national brands is required to make the development financially 

viable, without them, a developer would not deliver the scheme.  

 

Potential Occupiers 

The rents achievable on the scheme will depend on the extent of the redevelopment 

of the retail components and the types of retailers secured for the site, i.e. a 

continuation of independent retailers vs national brands. The rents will also affect 

the preferred direction for the scheme, for example fashion based retailing will 

provide higher rents compared to a lifestyle focus.  

 

A gap analysis of Botley has been undertaken to determine possible occupiers 

(appendix 5) for the retail component of the redevelopment of West Way. It is 

important to ensure the development at West Way does not impact other retail 

areas in the locality.  Given the location of the subject site we would envisage the 

form of retail to comprise of large unit non-fashion retailers.  

 

The gap analysis has highlighted a number of retailers missing from the area, which 

includes Decathlon, Mountain Warehouse, Smyths Toys, Trepass, The Range and 

Home Bargains. Other possible occupiers include Wilkinson’s, 99p store and 

Brantano.  

  

2.2 FOODSTORES 
 

The struggling foodstore market has been well documented. There have been a 

number of large retailers disposing of development sites/stores, particularly large 

format stores. There has been a growing trend of online shopping and more 

convenience based food shopping which has had a significant impact on the viability 

of superstores. The map in appendix 1 shows the foodstores located within Oxford 

and the surrounds.  

 

The Oxford market is well covered by a number of supermarkets, including 

Sainsbury’s and Tesco. Waitrose has recently commenced construction of their 

Botley Road store; of the discount retailers, Aldi have a store located in close 

proximity. 
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The graphs above show the superstore floor space in Oxford by retailer. The pie 

charts demonstrate that Asda and Morrison’s are underrepresented in Oxford 

compared to the PROMIS average, while Sainsbury’s and Waitrose are 

overrepresented in Oxford compared to the average city.  

 

The potential supermarkets that could be interested in the opportunity are Lidl, Asda 

and Morrison’s due to their lack of market coverage of this area. Lidl have been the 

most active of these three retailers and are in acquisition mode. Morrison’s of late 

have been cautious and are unlikely to acquire a large foodstore in this location.  

 

Lidl, outside of the M25, are very restrictive in their form and require standalone 

foodstores with adjacent surface car parking. Lidl are also keen to acquire either the 

freehold or a long leasehold interest, although they are starting to appreciate that if 

they are to expand as rapidly as they wish to, they will need to compromise.  

 

The current occupiers, Tesco and Co-op Supermarkets could be interested in upsizing 

in the new scheme. It would be beneficial to keep existing tenants in the scheme as 

this will reduce possible liability, e.g. CPO or compensation. Marks & Spencer’s are 

also another potential occupier. 

 

The supermarket operators have moved away from superstores and are focusing on 

acquiring more convenience shops, around 5,000 sq ft, this includes Little Waitrose, 

Tesco Express, Sainsburys Local and Morrisons M Local. Aldi and Lidl are fairly rigid 

with their store format, generally acquiring 18,000 to 21,000 sq ft, although they 

have opened smaller format stores in London. Despite increasing trends towards 

convenience stores, we are of the opinion a medium size format is most suitable for 

this location, say of 20,000 sq ft to 30,000 sq ft.   

 

We have applied a rent of £..psf for the foodstore which we think is realistic given 

comparable foodstore rents, which have been provided in appendix 2.  The 

foodstore transactions in 2015 are showing an average yield of .%.  

 

Based on previous experience and a number of similar projects we are advising on, 

we are of the opinion the construction costs will be in the region of £100psf based 

on the costs adopted on other schemes.  

 

2.3 HOTEL 
 

The supply and pipeline of hotels in Oxford has been tabled in Appendix 3. As the 

data shows there is a limited supply of budget rooms for a market the size of Oxford. 

Premier Inn and Travelodge both have requirements for Oxford.  

 

Given the subject site location to the west of the city, it is likely a budget operator 

would be the most interested in the opportunity.  

 

Premier Inn and Travelodge both provide strong covenants and a long lease to either 

of these operators would be well received by the investment market.  

 

2.4 OFFICES 
 

The public sector accounts for a large proportion of employment in Oxford and is 

therefore a major office occupier. Other large office occupiers are biotech and 

research based businesses, publishing and law firms.   

 

The Oxford office market saw a rise in demand in 2014 with take up far surpassing 

2013 levels. The most recent short term take up trends (6 months to end Q1 2015) 

suggests that demand in Oxford totalled 174,000 sq ft, an increase of 50% from the 

previous 6 months.  
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The graph above shows Oxford take up in comparison to similar office locations, 

including Reading and Swindon. Oxford’s office take up is significantly above those 

markets and the average for the UK.  

 

The most significant rental, in relation to the subject site was the Midland House, 

West Way to Darby’s Solicitors of 16,400 sq ft on a 17 years lease.  

 

EGI has estimated the availability of office in Oxford, including under construction 

and due to complete within the next 6 months, to have fallen by -8% to a total of 

304,000 sq ft over the year Q4 2014.  

 

Oxford has an estimated office stock of 6.1 million sq ft for 2014. This does include 

business and science parks, such as the Abingdon Business Park, Abingdon Science 

Park, Milton Park and Oxford Spires Business Park.  

 

 

 
 

The graph above shows the limited pipeline of office development in Oxford 

compared to Reading, Swindon and the office average.  

 

At Q4 2014 top headline rents in Oxford were £21.50pdf, reflecting a significant out 

of town market.  Option 2 and 3 both have a component of office space of 800 sq 

metres which feels appropriate for the location. Our office agents who operate in the 

area are of the opinion a rent of £..psf is achievable.  

 

While there would be some demand for offices, this will be limited and given the low 

rental income of £..psf, this would significantly impact the viability of delivering a 

large component of office use to the scheme.  
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2.5 LEISURE PARKS 
The leisure market has been growing for the last few years and has attracted 

considerable investment of late. With the increase in online shopping and declining 

number of visitors to physical retail stores, there has been an increase in awareness 

of creating a destination. This often is achieved through a component of leisure, be it 

a cinema or A3 (restaurants and cafes).  

 

There are two leisure parks in Oxford, The Ozone Leisure Park and the former Oxford 

Castle site on New Road. The Ozone Leisure Park is situated to the south of Oxford 

city centre next to Oxford Football Club stadium, benefitting from the proximity of 

the A34. A Bowlplex, Vue Multiplex, Holiday Inn and Gala Bingo, along with several 

A3 operators.  

 

The former Oxford Castle site on New Road is a 106,000 sq ft leisure development, 

completed in 2005. The scheme is anchored by a Malmaison Hotel, whilst 

restaurants include La Tasca, Slug & Lettuce, Pizza Express and Prezzo.  

 

The cinema currently in operation in the City is Odeon and Curzon Cinema is going 

into the planned Westgate extension. A component of leisure is vital to the subject 

scheme and should include a cinema and A3 units (restaurants and cafes). The 

cinema will act as an anchor and would help secure tenants for the retail units. 

Without the leisure component the viability of the scheme would be significantly 

impacted.  

 

Prime cinema rents in a strong city centre location can be as high as £20 to £25 psf, 

such as the new West Quay leisure development in Southampton. Given the location 

of this site, the rents achievable will not be of a similar level. We have spoken to our 

leisure agents and they are of the opinion a rent of £..psf for the cinema would be 

achievable, with the A3 units achieving £..psf. The yields achievable for leisure 

schemes have moved in considerably over the last 18months and feel .% is 

achievable for this component of the scheme.  

 

 

2.6 RESIDENTIAL  
 

Oxford Market 

In 2014, prime property prices in Oxford rose by 6.1% and between October and 

December the same year, prices rose by 1.8%. One of the key reasons for this is 

homebuyers relocating from outside of the city with 52% of property purchases in 

Oxford in 2014 coming from outside the city, Londoners relocating to Oxford was a 

major driver of this (brought about by strong transport links to London). 

 

Botley Market 

 OX2 OX National 

1 Bedroom £304,900 £211,600 £181,400 

2 Bedrooms £411,700 £271,300 £197,600 

3 Bedrooms £490,800 £320,100 £224,400 

4 Bedrooms £832,100 £506,900 £398,900 

Source: Mouseprices 

 

The residential market in Botley seems relatively strong. This can be seen by the 

higher values for all size properties in the OX2 postcode than the wider OX and 

national values. A majority of the residential properties in the area are whole houses 

or bungalows with only 13% of units being flats or apartments. The wider Oxford 

market also looks to be on the up as many purchases in and around the city are 

being made up by out of city buyers. This is predominantly being driven by Oxfords 

strong ties to London, with Londoners relocating to areas like Oxford. 
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The heatmap indicates that values specific to Botley are predominantly £200,000- 

£250,000 with a few values pushing £500,000 to the West South-West.  

In regards to household types, 86% are whole houses or bungalows, with only 13% 

being made up by flats and apartments. Out of these whole houses and bungalows, 

43% are detached, 35% are semi-detached with 22% terraced. Out of the flats a vast 

majority are made up from a purpose built blocks with 13% and 5% being made up of 

a converted or shared house, or part of a commercial building respectively.  

 

Occupation Statistics 

Within the Vale of White Horse Local Authority, out of the inhabitants, 12.8% work 

as Managers, Directors and Senior Officials, 23.3% work in professional occupations, 

14.2% work in Associate professional and technical occupations, 10.9% work in 

administrative and secretarial occupations, 11% in skilled trade occupations, 8% in 

caring, leisure and other service occupations, 6.2% in sales and customer service, 

5.3% in process plant and machine operative with 8.5% in elementary occupations. 

 

 

 

Age Structure 

AGE VALE OF WHITE HORSE OXFORDSHIRE ENGLAND 

Age 0 to 4 6.1% 6.3% 6.3% 

Age 5 to 9 5.5% 5.5% 5.6% 

Age 10 to14 6.1% 5.7% 5.8% 

Age 15 to 17 3.9% 3.6% 3.7% 

Age 18 to 24 7.1% 10.2% 9.4% 

Age 25 to 29 5.8% 7.2% 6.9% 

Age 30 to 44 20% 20.7% 20.6% 

Age 45 to 59 20.9% 19.2% 19.4% 

Age 60 to 64 6.6% 5.8% 6% 

Age 65 to 74 9.4% 8.3% 8.6% 

Age 75 to 84 6.1% 5.3% 5.5% 

Age 85 + 2.5% 2.3% 2.3% 

Mean Age 40.8 38.9 39.3 

Median Age 41 38 39 

Source: ONS 

 
On average, the Vale of White Horse authority (in which Botley lies), has an older 

population than the wider Oxford and the national average. 45.5% of residents in the 

Vale of White Horse are aged 45 and over, this indicates that Botley may be location 

for older residents. 

 

New Build Residential in Botley 
A development of 7, 2/1 bedroom flats located on Eynsham Rd, Botley is currently 

under construction and are due for completion in September 2015. The asking price 

for the 1 bed units are £220,000, with a £275,000-£300,000 asking price for the 2 

bed units. 

There is a small development of 5, 2 bedroom apartments with asking prices of circa 

£375,000 located on Cumnor Hill, Botley. 
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Using the recent decisions made on planning applications to the Vale of White Horse 

council, most of the accepted applications have been for developments of 2-4 storey 

buildings containing around 7, 2/1 bed apartments along with relevant access and 

parking for the units. These decisions are dated between February and July 2015. 

We would envisage the most appropriate form of residential development would 

comprise of 2 and 1 bedroom flats. We would expect very little demand for studio 

flats in this location.  

 

2.7 STUDENT ACCOMMODATION 
 

The student accommodation market has been strengthening over recent years, 

particularly those leased to Universities on a long term basis. We are of the opinion 

the annual room rate achieveable for this location is £….. to £….. per room, given that 

comparable elsewhere in Oxford are as high as £5,500. As the subject site is outside 

of Oxford city centre, we believe the higher rentals will not be achievable.  

 

In terms of the yield, this is totally dependent on the structure of the investment.  

“Direct let” product (where the owner of the scheme lets beds on yearly contracts 

direct to students) is of little interest to the annuity type funds that Doric claim are 

likely to be funding this scheme, due to the lack of security of income.  On the other 

hand, low yields are being achieved on long term annuity style leases (25 years plus) 

that are direct to the University, with index linked guaranteed uplifts.   

 

Legal & General have recently completed an innovative “income strip” type 

transaction like this with the University of Southampton, where a 1,100 bed scheme 

was forward sold for £93.2m reflecting a 4.15% NIY.  The entire block is pre-let to the 

University of Southampton, a member of the Russell Group of Universities, on a 38-

year lease with annual RPI uplifts.  This represents the best possible investment and 

therefore the best possible yield achievable in the market at present. It is probably 

unlikely a similar yield would be achieved at West Way, as the institutional grade 

covenant provided by Southampton University would be harder to come by in 

Oxford however a longer lease would help to attract a better yield. Due to the 

uncertainty about what will be achieved we have adopted a yield of 6% on the base 

appraisal improving it to 5% in the upside appraisal. 

 

Postgraduate and Family Accommodation 

Postgraduate only accommodation is available at many universities across the 

country, however, these blocks of accommodation are limited in space and 

availability. This lack of availability means that many universities advise that 

postgraduates apply for undergraduate/ postgraduate mixed accommodation, where 

they try and group the postgraduates.  Oxford Brookes University hosts the Clive 

Booth Postgraduate Centre, which is a block of accommodation located near the 

Headington Campus which is dedicated to postgraduates and mature students. It 

includes 2-6 bed ensuite apartments with a total of 364 rooms. Despite this, demand 

is high and the block is full for the 2015/16 academic year. 

 

Student accommodation for families is very limited in Oxford. If you are a single 

parent student or intend on living with a partner or children, you are advised to 

make your own accommodation arrangements in advance of your studies. This 

theme runs with many universities throughout the UK. Universities such as 

Manchester and Bristol offer very little in the way of family accommodation and like 

most universities, will offer advice on finding suitable accommodation close to their 

respective grounds. Leeds University, as an example, offers 150 ‘family properties’ 

specific to students who wish to live with a partner, and or, children. However, this is 

not one block of accommodation, these sites are spread across the city. Demand for 

these types of properties in Leeds can be seen to be high, as there is currently a 

waiting list to get one of the properties. 

 

 

 

 

2.8 COMMUNITY FACILITIES 
 

Within Botley, there is one library currently open to the public. This is Botley Library, 

currently located at Elms Court. There are a couple of community centres located in 
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the surrounding area. West Oxford Community Centre is located on Botley Road and 

is run by a small local charity which provides a range of recreational, welfare and 

educational opportunities to the local community. Dean Court Community Centre is 

run by a similar, non-profit organisation and is situated at Pinnocks Way. This centre 

is there to host events for the community as well as provide a meeting point and a 

place for activities for the local community. There are a scattering of nurseries in 

Botley and the surrounding area. The closet of which being Elms Road Children’s 

Centre which is located on Elms Road, adjacent to Botley Primary School. Most of 

these nurseries are non-profit and provide day childcare for families. 

 

Community facilities, including libraries, are a cost to a development and do not 

provide any financial value. In order to deliver community facilities, there needs to be 

enough commercial value generated from other parts of a development to bear the 

cost of providing these facilities. The ability to provide community uses on site will be 

determined by the profit the site delivers, as such the rest of the redevelopment will 

need to maximise commercial value in order to warrant the cost of providing these.  
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3 Development Option Analysis 
We have run a residual appraisal for each development option based on the 

assumptions in the table below. The inputs for these appraisals have been based on 

in-house investment and agency team’s opinion and our own experience with similar 

types of development.  

 

The assumptions detailed below are provided on the basis that the scheme brought 

forward is commercially sound, including an efficient design that has been market 

tested and demonstrated to be in demand. We have assessed the schemes as an 

overview, not taking into consideration specific designs, i.e. investigating the impact 

on rentals of retail unit sizes.  

 

We do not have the Existing Use Value. The land value produced for each option will 

need to be looked at in conjunction with the existing use value as a high EUV is likely 

to deem all if not all options unviable in their current form and density.  

 

We have colour coded the different components of the site to show which uses are 

viable, which break even and what components are unviable. In order to deliver a 

scheme, the mix of uses will need to include those uses that are viable.  

 

      Green = viable                         Orange = breakeven                    Red = unviable  

 

Variable Assumption Comment 

Foodstore* 

Rent and yield 

 … Based on 2015 transactions 

Existing Retail  

Rent and yield 

… Elms Parade is likely to remain as 

independent retailers, which do not provide a 

strong covenant.  

Student 

Accommodation 

Rent and Yield 

£……. per 

flat per 

The location is out of the main student areas 

so will demand a lower rate per room.  

annum – 

…..% 

Cinema* 

Rent and yield 

… The cinema breaks even but is required in 

order to attract other uses to the site.  

Offices 

Rent and yield 

… Lower than current averages for Oxford given 

the location. Most offices in Oxford are on 

parks. 

Hotel 

Rent and yield 

… The hotel would demand a higher rental if in 

the city centre. The yield will be given as the 

likely target operators will be Travelodge or 

Premier Inn who have a strong covenant.  

New Retail 

(Bulky) 

Rent and yield 

… The most likely occupier for the scheme is a 

large store format. There will be a large 

differential in rental income between fashion 

and lifestyle, for example.  

New Retail (Local 

Centre) 

Rend and yield 

… We have applied a rate of £.., although we 

believe a local centre offer will be difficult to 

let, particularly if the aspiration is for 

nationals.  

Residential 

Sales Value 

£330 per 

square foot 

The residential units around the Botley area 

are currently achieving £330 per square foot. 

This could potential increase considerably 

before completion, as projected.  

A3 Units … If a cinema is attracted to the scheme, A3 

operators will follow. Our agents thought 

£..psf could be improved.  

Community Uses No Value The community facilities will be a cost and 

will have no financial value.  

Land Value Residual  We have calculated a residual land value on 

the basis of target Profit on Cost of ..%.  

*Anchors to the scheme 
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3.1 OPTION TWO – MEDIUM MIXED USE 
 

Option two is a medium density, mixed use development. The uses on site include 

retail, foodstore, cinema, residential, student accommodation, hotel, offices, 

community uses and surface car park. In this option Elms Parade is retained, along 

with the Barclays building adjacent to St Peter and St Paul’s church.  

 

The demolition would be extensive, probably in excess of £3m. We have factored in 

£3m for the demolition, but would advise cost consultants were used to provide 

advice.   

 
 

 

Deliverability 

We are of the opinion option 2 is likely to be the most deliverable scheme given the 

mix of uses, including the more viable residential and student accommodation. We 

would envisage significant demand for the student accommodation. We would 

recommend any scheme proposed on site should include an element of student 

accommodation to ensure viability and therefore deliverability.  

 

If a student accommodation operator is secured at an early stage it removes the risk 

for the developer and therefore increases the potential of deliverability. The 

residential units have a higher degree of risk due to the timing of selling the units. A 

developer would therefore try to reduce risk and increase deliverability by providing 

student accommodation.  

 

The retail form south of Elms Parade is larger in nature than currently on site, which 

is more suited towards the modern retailing. This is required to enable the 

development to be financially viable and therefore deliverable. There is potential to 

increase the density of Option2, which would improve the viability and deliverability 

of the scheme.  

 

 

Viability 

 

We have undertaken a high level appraisal on the scheme with a number of 

assumptions which need to be explored further. The table below shows the key 

figures for the appraisal. Development option 2 is producing a land value of £… on 

the basis of a … Profit on Cost, equating a profit of £…. The Development Yield for 

the Option 2 is …%. The residual land value is likely to be below the Existing Use 

Value, which would in commercial terms meant the scheme is unviable.  

 

The viability figures do not take into account the lower risk associated with this 

scheme through the mix of uses. If an operator for the student accommodation is 

secured, it de-risks the investment. Whereas a higher proportion of residential has 

more risk as the residential units could take time to sell.  
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Output Option 2   

Profit (£)  … 

Profit on Cost (%) … 

Development Yield (%) … 

IRR (%) … 

  

Residual Land Value 

(based on … PoC) 

… 

 

The community uses on site will not add any financial value to the scheme and will 

not provide any financial value to the site, the ability of the development to pay for 

these components of the site will need to be explored further.  

 

Impact on Retained Users 

 

Option 2 retains a component of the existing retail at Elms Parade which will ensure 

the continuation of the independent retailers. The overall retail offer of West Way 

Shopping Centre is improved to provide modern retailing space suited to national 

retailers. The size and form of the new retail is likely to reduce the impact of the 

redevelopment on the Elms Parade as the retailer offer will be different.  

 

Ability to attract Investment 

 

The ability of the scheme to attract development investment will be dependent on 

the ability to lease the retail units, hotel and student accommodation. It is likely the 

developer will want to pre-lease some of the elements of the scheme prior to 

commencing the development and obtaining finance. The ability to lease a large 

component of the site, i.e. the student accommodation is highly attractive to an 

investor as it decreases potential risk. 

 

 

 

 

Ability to attract Occupiers 

 

The retail units are of an appropriate size to attract out of town retailers to the 

scheme. The A3, while in close proximity to the cinema, might prefer to be 

surrounding the cinema entrance, discussions with operators will determine if the 

scheme needs to be revised. Elms Parade will continue to be operated by 

independent retailers and is unlikely to attract any national brands in its current 

form.  

 

There has been shown to be demand from budget hotels for Oxford and have 

previously shown interest in the site. The hotel operators might prefer main road 

exposure and more convenient access to the car park.  
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3.2 OPTION THREE – RESIDENTIAL LED 
 

Option 3 is a residential led development, providing upgraded town centre uses and 

foodstore in the north eastern part of the site. The scheme continues Botley’s role as 

a Local Centre, while introducing some larger units. Given the limited retail space 

and smaller units we would envisage lower rental figures for the retail components 

in comparison to the other 2 options.  

 

The demolition would be extensive, probably in excess of £3m. We have factored in 

£3m for the demolition, but would advise cost consultants were used to provide 

advice.   

 

The scheme has the least mix of uses and does not include student accommodation, 

which is a key driver to viability. This option also does not include a cinema which 

will significantly impact the ability to lease the retail components of the scheme as 

the cinema as this would act as a key footfall driving to the scheme. This will also 

impact the schemes ability to attract restaurants to the site. The inclusion of leisure 

to the scheme would help create a more vibrant destination.  

 
 

 

Deliverability 

 

Option 3 consists of 2 foodstores, which could impact the deliverability of the 

scheme if occupiers are not secured. The supermarket operators have seen a 

significant downturn and move away from large format stores.  

 

The compromised nature of the retail units, due to their size, configuration close to 

non-retail uses and the lack of leisure facilities, the retail will demand lower rental 

figures compared to Option 2 and 4. This could impact the deliverability of the 

scheme.  

 

Viability 

 

The viability does not take into account the potential void of one of the 

supermarkets and the potential phasing of the residential, which might positively 

skew the figures. The figures do not take into account the impact on the ability to 

deliver other elements of the scheme without a cinema, such as high quality retailers 

and restaurants. 

 

The viability assessment tabled below shows a residual land value of £… on a Profit 

on Cost of …%. The scheme is also showing a development yield of …%. This provides 

the smallest return on investment in comparison to Option 2 and 4 and therefore is 

less viable than the other development options. The main reasons for this is the lack 

of leisure offer, the provision of no student accommodation and the impact of 

compromised retail units. The proposed two foodstores will impact the achievable 

rent, particularly as one of the foodstore has no directly accessed surface car 

parking.  
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Output Option 3   

Profit (£)  … 

Profit on Cost (%) … 

Development Yield (%) … 

IRR (%) … 

  

Residual Land Value 

(based on ..% PoC) 

… 

 

 

Impact on retained Users 

 

The scheme will impact the retained users as there will be an introduction of new 

retail to the scheme. The smaller units are more likely to be occupied by retailers 

that could compete with the existing independent retailers.  

 

 

Ability to attract Investment 

 

There are more viability concerns with this scheme given the compromised retail on 

site. It is therefore likely to attract less investment opportunities in comparison to 

the other two schemes. There is likely to be concern from investors regarding the 

ability to lease some of the components of the site, such as the 2 foodstores.  

 

There are concerns regarding the ability to provide enough car parking on site, 

particularly for the residential components. The residential units on site however are 

separated from the other components of the site, which will be more attractive to 

end purchasers.  

 

 

 

 

 

Ability to attract Occupiers 

 

The retail ‘strip’ is negatively affected by the inclusion of community uses, by 

reducing the quantum of retail. While community uses can increase footfall, retailers 

benefit from a high quantum of retailers around them. The retail units are also 

smaller on the northern side of the retail strip which are likely to be difficult to lease.  

 

Option 2 comprises of two foodstores, one to the north east and one south west. 

There might be issues leasing two foodstores, particularly as the north eastern 

supermarket does not have any surface car parking. The inclusion of two foodstores 

might also impact the rental.  

 

The hotel benefits from exposure to the main road and benefits from access to the 

car parking. This is likely to be more attractive to occupiers compared to Option 2.  

 

Option 3 does not include a cinema, which would impact the ability to attract any 

restaurants to the scheme. The limited amount of leisure components on site, 

coupled with the community uses breaking up the retail will have a significant impact 

on the ability to attract retailers.  
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3.3 OPTION FOUR  
 

Option four has the highest density and involves the maximum intervention as it 

shows the Elm Parade site also redeveloped. The mixed use scheme includes the 

highest density of retail, foodstore and cinema. There is a mix of surface car parking 

and decked car parking. There are considerable community uses on the scheme, 

including the demolition of Barclays for the library. This amount of intervention is 

likely to have high compensation costs, which have not been factored into our 

appraisal.  

 

The demolition costs for the site are likely to be significant. We have factored £5m 

into our appraisals but could be significantly higher. We would advise obtain advice 

regarding the potential demolition costs as this could significantly impact the viability 

of this development option.  

 

 
 

 

 

 

Deliverability 

 

The scheme includes student accommodation, which is likely to be a key attractor to 

the site and improves the viability of the development option. There is also a 

component of residential to the west of the site, separated from the retail 

components. This position is likely to be attractive to developers due to the 

attractiveness to end purchasers.  

 

The retail offer of Option 4 might be harder to lease, due to the size and depth of 

units, the northern units are outward facing and broken up by 

community/residential uses. The ability to lease these units will affect the 

deliverability of this development option.  

 

The demolition of the Barclays bank for the provision of the library will have a 

substantial cost, while not providing any financial value. The compensation for the 

removal of Barclays could be considerable. This component of the scheme is not 

deliverable and we would encourage the library to be provided elsewhere on the 

scheme that can be funded by the introduction of additional value. The demolition 

and removal of Barclays would only be viable if there was a financial benefit to do so.  

 

 

Viability 

 

The appraisal for Option 4 is showing a residual land value of £… on a profit on cost 

of …%. There are increased demolition costs and increased compensation costs 

associated with the scheme which impact the viability. The viability does not include 

some additional costs that might be incurred such as compensation. This might mean 

this is the most unviable of the three options.  
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Output Option 4   

Profit (£)  … 

Profit on Cost (%) … 

Development Yield (%) … 

IRR (%) … 

  

Residual Land Value 

(based on …% PoC) 

… 

 

 

Impact on retained Users 

 

There is very little current users retained in option four as the scheme completely 

removes all existing retailers. This could have an impact on the viability of the 

scheme if there is considerable compensation payable, it will also have the most 

local contention, as there is local support for the retention of the retail parade.  

 

Ability to attract Occupiers 

 

The retail components of Option 4 are likely to have lower demand given the depth 

of the units and the northern units having no frontage into the scheme. This is likely 

to impact the viability of this option. The ‘breaking up’ of the retail uses on the West 

Way, with residential access points and community uses will reduce the footfall, 

further impacting the rent achievable and demand for these units.  

 

The restaurants for the scheme surround the cinema entrance which will be 

attractive to these occupiers, particularly given the easy access to the decked car 

park. The foodstore is located to the rear of the scheme, but should still benefit from 

some slight line from West Way. The footsore is a suitable size for the current 

requirement of food store operators.  

 

The hotel benefits from corner exposure but is some distance from the car parking. 

The café and restaurants below will make the overall offer attractive.  
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4 Phasing  
 

The subject scheme is unlikely to be phased given that it would be difficult to break 

up the retail. The only part of the site that might be a later phase would be the 

community/residential area to the west. This could not be delivered first as there is 

no return from the community centre and the developer would need some of the 

income generated to fund the next phase.   

 

 

 

 

 

 

 

  

The western part of the site could 

be developed after the main phase 

The retail components of the site could not be phased 

and would need to be delivered as one. It would 

therefore not be possible to phase this portion of the 

site 
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5 Summary  
 

From a high level perspective, demand still exists from the key occupier markets 

including foodstores and cinemas although the foodstore operators are scaling back 

the size of stores they are currently looking to take, making a move away from the 

extra-large store format. The student accommodation market has been strengthening 

and performing well over the last few years. This market is however very specific to 

the city the scheme is located in, the nature of demand from the Universities located 

there. Oxford Brookes is the University which is most likely to be interested in taking 

on new space in Botley due to the West Way site being located close to Oxford 

Brookes’ Harcourt Hill campus.  

 
The Baseline Analysis has shown demand for the following uses on site: 

 Budget operated hotel 

 Retail – larger format with a non-fashion focus 

 Cinema with A3 alongside 

 Residential – 2-1 bedroom units 

 Student Accommodation 
 
The budget hotel will not add significant value to viability of the scheme but will add 
to the mix of uses and will help increase the footfall. Likewise, the cinema does not 
contribute significantly to the financial viability of the scheme but the provision 
enables the developer to secure other occupiers, such as retailers and restaurants. 
These are important when creating a development with longevity.  
 
The student accommodation and residential components of the scheme are the 
most viable uses on site and enable the wider development. The introduction of 
student accommodation, if pre-leased, reduces the risk for a developer and creates 
an attractive investment.  
 
The proximity of the subject site to the city centre and the competition retail parks in 
the vicinity, means the form of retail on site is likely to be larger non-fashion 

retailing. The retail demand is likely to be for larger retail park type retailing rather 
than high street.  
 
Most Appropriate form of Development 
 
The development options created by BDP have been analysed and financially 
appraised. As a result, the best form of development will present itself in the form of 
Option 2, which includes larger retail units, while retaining the local centre character 
of Elms Parade. The position of the foodstore is appropriate as it draws people 
through the scheme, the surface car parking is also in the correct position to secure a 
foodstore operator. 
 
The scheme should include a high density of residential and student accommodation, 
to a similar level of Option 4. The student accommodation in particular should be of 
scale as it is fundamental to the viability. This will help improve the viability of the 
scheme and without these elements there is unlikely to be investment into the 
scheme.  
 
Due to the foodstore and the student accommodation making up the majority of the 
income the demand for these uses is critical along with the nature and structure of 
the deal that is agreed with the leaseholder as well as the covenant strength. 
Securing pre-lets with all the key occupiers is vital to enable delivery of the scheme 
and is likely to be a fundamental requirement of a funder. 
 
The most viable option is to maintain the Barclays building if there is no other use 
apart from community uses, unless it can be established that demolition costs and 
compensation costs are lower than assumed.  
 
Importance of Anchors 
 
The cinema and foodstore are essential anchors that are required to attract other 
retailers and uses. Without the inclusion of these uses the scheme will struggle to 
attract the required retailers and restaurants. The A3 units need to be developed 
within close proximity to the cinema to ensure maximum value and demand.  
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Appendix 1: Foodstores in Oxford 
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Appendix 2 – 2015 Foodstores Transactions 

 

Address Tenant 
Area (sq 

ft) 
Term 

Certain 
Rent 

Rent 
Psf 

Rent Review 
Structure 

Price (£m) Yield Date 

Portsmouth 
Fratton Way 

Tesco Extra 
(Forward 
Funding) 

        
86,876  

20 years £1,860,015 £21 
5 yearly reviews 

linked to RPI, c and c 
0% and 4% 

£38,000,000 4.75% Q1 2015 

Reading, 
Darlington, High 

Wycombe 

Morrisons Sale 
and Leaseback 

  
25 year 
leases 

   RPI linked c.£100m   Q1 2015 

Hythe Tesco          £23,000,000 4.95% Q1 2015 

Uttoxeter 
Waitrose 
(Forward 
Funding) 

         £12,529,000 4.75% Q1 2015 

Sutton 
Sainsbury's 

(Forward 
Funding) 

        
93,000  

25 years £2,800,000 £30 
5 yearly reviews 

linked to RPI cap and 
collar 1% and 4% 

£47,830,000   Q1 2015 

St Austell 

Morrisons 
Forward 
Funding 

Opportunity 

55,000 
25 years    

(TBO year 
20) 

£1,045,000 £19 
5 yearly upward only 
RPI linked cap and 

collar 1% & 4% 

Quoting 
£20,800,000 

4.75% Q1 2015 

Crawley Morrisons 75,240   £2,006,250 £27 

RPI linked 5 yearly 
rent reviews subject 
to cap and collar 1% 

and 3% 

Quoting 
£48,500,000 

5.07% Q4 2014 

Cheltenham 

Morrisons 
Forward 
Funding 

Opportunity 

73,329 25 years £1,402,500 £19 
5 yearly RR linked to 
RPI collar and cap 

1% and 4% 

Quoting 
£29,400,000 

4.65%   
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Huddersfield 
Road Oldham 

Tesco Extra 149,175 20 years £2,506,138 £17 

5 yearly upward only 
to the higher of 

uncapped RPI or 
2.5%pa compounded 

Quoting 
£48,000,000 

5.38% Q2 2014 

Edinburgh 
Westfield Road 

Sainsbury's 
      

107,654  
18.5 years £2,000,000 £19 

5 yearly upward only 
rent reviews to OMV 

Quoting 
£34,370,000 

5.85% Q1 2015 

Blaydon Morrisons 
        

69,430  
25 years 
(TOB 20) 

1,541,920 £22 
Subject to 5 yearly 
open market rent 

reviews 

£31,250,000 5.00% Q1 2015 
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Appendix 3 – Hotel Market 

 



BUSINESS SENSITIVE & CONFIDENTIAL - NOT FOR PUBLICATION 
 

26 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



BUSINESS SENSITIVE & CONFIDENTIAL - NOT FOR PUBLICATION 
 

27 

 

Appendix 4 – Hotel locations 
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Appendix 5 – Gap Analysis 
 

DIY Stores 

Retailer Location Postcode 
Distance from 
Site (Miles) 

B&Q Abingdon OX14 1RL 5.66 

Homebase Uni1 Seacourt Towers OX2 0JJ 0.2 

Wickes Botley Road OX2 0HA 0.5 

 

Technology/ Phones 

Retailer Location Postcode 
Distance from 
site 

Currys/ PC 
World Unit 1 Lamarsh Road 0X2 0HY 0.5 

Carphone 
Warehouse 

Within Currys/ PC World, Lamarsh 
Road OX2 0HY 0.5 

EE Westgate Centre OX1 1NU 1.6 

Game Westgate Centre OX1 1NU 1.6 

Maplin Botley Road Retail Park OX2 0HA 0.8 

3 Mobile Cornmarket Streey OX1 3HA 1.68 

Novatech No representation: 1 Store in Portsmouth 

O2 Clarendon Centre OX1 3JD 1.68 

Vodafone Clarendon Centre OX1 3JD 1.68 

 

Catering 

Retailer Location Postcode 
Distance from 
Site (Miles) 

Bella Italia George Street OX1 2AF 1.7 

Burger King Cornmarket Street OX1 23EY 1.68 

Caffe Nero Glocester Green OX1 2BU 1.97 

Chiquitos No representation: nearest store, Swindon 

Costa Coffee Queen Street OX1 1ER 1.7 

Domino's Park End Street OX1 1HU 1.3 

Frankie & Ben. Ozone Leisure Park OZ4 4XP 4.6 

Giraffe George Street OX1 2BQ 1.5 

Gregg's Pound Way, Cowley OX4 3XH 3.7 

Harvester Bicester Road, Gosford OX5 2PX 5 

KFC Cornmarket Street OX1 3EZ 1.68 

McDonalds Botley Road OX2 0JR 0.22 

Nando's George Street OX1 2BQ 1.7 

Pizza Express Oxford Castle OX1 1AY 2 

Pizza Hut George Street OX1 2BQ 1.5 

Prezzo Oxford Castle Ox1 1AY 2 

Starbucks Banbury Road OX2 7BY 2.5 

Subway St Clements OX4 1AB 2.5 

Wagamamas Market Street OX1 3EF 1.7 

 
 
 
 

Kitchen/ Furniture/ Bathrooms 

Retailer Location Postcode 

Distance 
from Site 
(Miles) 

AHF Abingdon OX14 1RL 5.7 

Bathstore.com Oxford Trade Centre, Harrow Road OX4 6NP 4.6 

Betta Living No representation: Nearest store, Reading 

BHS No representation: Nearest store, Aylesbury 

County 
Furniture       

Sofaworks No representation: Nearest store, Reading 

DFS Hartwell Grange, Botley Road OX2 0HD 0.46 

Furniture 
Village Abingdon OX14 1TR 5.7 

Hammonds Abingdon OX14 1SD 5.7 

Harveys Lamarsh Road, Botley retail park OX2 0HA 0.7 

Ikea No representation: Nearest store, Milton Keynes 

Kutchenhaus No representation: Nearest store, Brentwood 

Oak 
Furnitureland Botley Road OX2 0HA 0.44 

Magnet Factory Estate OX2 0ES 0.62 

Multiyork Lamarsh Road, Botley retail park OX2 0HA 0.7 

SCS No representation: Nearest store, Milton Keynes 

Wren Living Botley Road retail park OX2 0HA 0.7 

 

Miscellaneous Bulkey Goods 

Retailer Location Postcode 
Distance from Site 
(Miles) 

Halfords 
Meadowside Retail Park, 
Botley OX2 0FE 0.58 

Jollyes 
No representation: Nearest store, High Wycome/ Milton 

Keynes 

Just For Pets No representation: Nearest store, Evesham 

Pets at Home Botlet Road Retail Park Ox2 0HA 0.7 

Staples Park End Street OX1 1HH 1.4 

 

Beds and Carpets 

Retailer Location Postcode 
Distance from 
Site (Miles) 

Al Murad 
Tiles No representation: Nearest store, Slough 

Bensons Botley Road Retail Park OX2 0HA 0.7 

Carpetright Botley Road Retail Park OX2 0HA 0.7 

Dreams Seacourt Tower Retail Park OX2 0JJ 0.2 

Porcelanosa No representation: Nearest store, Reading 

Topps Tiles Botley Road OX2 0PB 0.6 

 
 
 
 
 

Soft Furnishings 

Retailer Location Postcode 
Distance from Site 
(Miles) 

Dunelm Mill 
Meadowside Retail 
Park OX2 0FE 0.7 

Homesense No representation: Nearest store, Swindon 

John lewis 
Home No representation: Nearest store, High Wycome 

JYSK No representation: Nearest store, Coventry 

Laura Ashley Banbury Road OX2 7HT 2 

Next Home No representation: Nearest store, High Wycome 

 

Fashion / Footwear / Department Stores 

Retailer Location Postcode Distance from Site (Miles) 

Warehouse 
Debenhams, Magdelen 
St   1.7 

BHS No representation: Nearest store, Aylesbury 

Brantano The Junction Templars    5.8 

Clarks Cornmarket Street OX1 3HA 1.7 

Debenhams Magdelen st   1.7 

Deichmann No representation: Nearest store, High Wycome 

Dorothy 
Perkins Abingdon OX14 3QT 5.7 

Foot Asylum No Representation: Nearest store, Kingston 

H&M Cornmarket Street OX1 3JD 1.7 

JD Sports Cowley OX4 3JP 3.2 

M&S Queen Street OX1 1AB 1.7 

Matalan John Allen Centre OX4 3JP 3.2 

New Look Queen Street OX1 1PD 1.6 

Next Cornmarket street OX1 3EY 1.7 

Nike No representation: nearest store, Maidenhead 

Outfit No representation: nearest store, Swindon 

Primark Westgate OX1 1LP 1.7 

River Island Cornmarket Street OX1 3EY 1.7 

Schuh Magdelen street OX1 3AA 1.7 

Select Cowley OX4 3UZ 3.7 

Sports Direct 
Seacourt Tower Retail 
Park OX2 0JJ 0.18 

Topshop Queen Street OX1 1EJ 1.7 

TK Maxx 
Junction Templars Retail 
Park Cowley OX4 3JP 3.6 
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Leisure 

Retailer Location Postcode 
Distance from Site 
(Miles) 

Premier Inn Pxford Business Park OX4 2JT 5.1 

Pure Gym No representation: nearest gym, Reading 

The Gym Group No representation: nearest gym, Reading 

Xercise 4 Less No representation 

Anytime Fitness No representation: Nearest gym, Bicester 

i-Motion Gym No representation: Nearest gym, Gloucester 

YMCA No representation: Nearest location, High Wycome 

Tenpin No representation: Nearest location, Swindon 

Vue  Ozone Leisure Park OX4 4XP 4.6 

Cineworld No representation: Nearlest Location, Witney 

Odeon George Street OX1 2BL 1.55 

Travelodge Moto Service Area OX2 8JZ 3 

 

Retailer Location Postcode 
Distance from 
Site (Miles) 

B&M Templars Shopping Centre OX4 3XH 4 

Home Bargains Nor representation: Nearest store, banbury 

JTF No representation 

Poundland Westgate Shopping Centre OX1 1NU 1.6 

Poundstretcher No representation: Nearest Store, Witney 

Poundworld No representation: Nearest Store, Aylesbury 

QD No representation: Nearest Store, Aylesbury 

99p Stores Templars square, Cowley OX4 3XB 3.19 

Family Bargains No representation: Nearest Store, Wantage 

The Range No representation: Nearest Store, Swindon 

Wilkinson Templars square, Cowley OX4 3UZ 3.19 

 

Family life (non fashion) 

Retailer Location Postcode 
Distance from 
Site (Miles) 

American Golf Binsey Lane, Oxford OX2 0EX 0.8 

Argos Botley Road OX2 0HA 0.43 

Asda Living 
Templar Shopping 
Park OX4 3JP 3 

Boots Cornmarket Street OX1 3HL 2.78 

Boots (Opticians) Cornmarket Street OX1 3HL 3.78 

David's Bridal No representation 

Decathlon No representation: Nearest store, Reading 

Go Outdoors 
Abingdon Road, 
Oxford OX1 4XN 2.8 

Hobbycraft 
Meadowside Retail 
Park OX2 0HF 1 

DW Sports 
Templar Shopping 
Park OX4 3JP 3 

Mothercare 
Oxford Retail Park, 
Cowley OX4 6XJ 3 

Mountain 
Warehouse No representation: Nearest store, Witney 

Smyths Toys No representation: Nearest store, Reading 

The Entertainer No representation: Nearest store, Witney 

Thomson       

Toys R Us Botley Road OX2 0HA 0.4 

Trespass No representation: nearest store, Aylesbury 

 

Discount 

Retailer Location Postcode 
Distance from 
Site (Miles) 

Card Factory Cowley OX4 3XX 3.7 

Clintons 
Westgate Shopping 
Centre OX1 1NU 1.57 

Specsavers Queen Street OX1 1ER 1.7 

Vision 
Express Westcate Centre OX1 1NY 1.6 
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Appendix 6 – Development Options 
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Appendix 7: Cinemas in Oxford 

 
 


