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Dear Stuart, 
 
P16/V0246/FUL – Redevelopment of Botley Local Centre 
 
I write further to our recent telephone conversations and the various consultation responses received on the 
above application. 
 
Please find enclosed five copies of the following: 
 

 Amended schedule of accommodation 
 

 Amended Planning Application Forms 
 

 Addendum to Design and Access Statement  
 

 Addendum to Landscape Statement  
 

 Regulation 22 Statement to update the EIA  
 

 Updated plans from Make (entire AP series) 
 

 Updated Macgregor Smith Landscape drawings 1085-001-D, 002-D, G001-D, G002-D and G003-D 
 

 Mcgregor Smith ‘zoom-ins’ (showing landscape detail), G004-A, G005-A, G006-A 
 

 Mcgregor Smith Arthray Road revised long sections 01-501-B and 01-502-B 
 

 Arthray Road Sections Sheet P400 and P401 (showing cross sections of car park in relation to rear 
gardens) 

 

 Transport Statement Addendum plus the following transport/highways documents: 
 

o TN1 – Transport Modelling 
o TN2 – Parking Management 
o TN3 – Student Management 
o TN4 – Delivery Management 
o TN5 - Response to WWCC transport comments 
o Framework Travel Plan 

 

 Student Management Plan Update 

10
th
 May 2016 

 
 
 
 
 
Stuart Walker 
Major Applications Officer 
Planning 
Vale of White Horse District Council: 
135 Eastern Avenue 
Milton Park 
Milton 
Abingdon  
Oxfordshire 
OX14 4SB 
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 Refuse storage and collection diagram 
 

 Shadow Study 
 
 

This letter should be taken as an update to the Planning Statement. The submitted changes generally result 
in reductions in height and floorspace to the scheme and accordingly the assessment section of the originally 
submitted Planning Statement remains sound. 
 
I can confirm that the relevant notices have been placed in the Oxford Times dated 12

th
 May. 

 
I also enclose six CDs containing all the information. Please could you ensure that one CD is sent to the 
Secretary of State to comply with EIA regulations. 
 
 
Summary of Key Changes 
 
In short, the submitted changes comprise the following: 
 

 The eighth floor of Block A has been removed. The ground floor elevation facing Westminster 
Way and West Way has been amended;  

 

 Block B (hotel) has been reorganised to move the hotel restaurant to the first floor. The fourth 
floor has been removed. The upper floors have been extended southwards (above the terrace). 
There are various design and elevation changes;  

 

 The fifth floor of Block B (student) has been removed. The fourth floor has been expanded 
southwards (above the terrace); 

 

 Building efficiencies have allowed an additional reduction in height of Block B by 150 mm; 
 

 Further information has been provided on, and design improvements made to, the boundary of 
the site with the rear gardens on Arthray Road; 

 

 The Community Building has been rearranged to provide a better frontage and to incorporate 
public toilets; 

 

 There are various amendments to the ground floor layout of the buildings; and 
 

 There are various amendments to the proposed public realm and landscaping. 
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Proposed Schedule of Accommodation 
 
Consultation responses have highlighted some discrepancies in the proposed level of accommodation. For 
the avoidance of doubt, following the amendments made in this letter, the schedule of accommodation now 
proposed is as follows: 
 

Type Units Sq m Notes 

Residential 140 12,775 GEA 

Retail* 22 4,798 NIA 

Student and 
Academic 261 10,550 GEA 

Hotel 123 5,168 GEA 

Community** n/a 2,407 GEA 

 
321 parking spaces are proposed. 
 
*We do not yet know the likely mix of A classes which will depend on end-users and market demand. The 
Transport and Retail Assessments make reasonable assumptions in this regard. 
 
**Due to the nature of the building, we have included all uses within the Community Building (i.e. library, 
offices, public toilets) in this use class.  
 
The proposed residential mix is as follows: 
 

Unit size Number Percentage 

1 bedroom 55 39% 

2 bedroom 80 57% 

3 bedroom 5 4% 

Total 140 100% 

 
 
Existing Uses on Site 
 
For clarification, the existing uses on the site comprise the following: 
 

Use sq m N/G Notes 

Retail*** 4,002 NET Includes all 'A' classes (except Elms Parade) 

Office 4,339 GROSS Elms Court, West Way House and Grant Thornton 
House 

Community 808 NET Seacourt Hall, Library, Baptist Church 

 
***This does not include the Elms Parade uses, which are of course to be retained. 
 
There are 10 x 2 bedroom flats above The Square and 2 x 2 bedroom flats in Elms Court. There are 
residential areas associated with the Baptist Church but due to their nature these are counted within the 
Church (Community) floorspace. 
 
The TA estimates that there are 337 existing car parking spaces on the site (including private spaces and an 
estimate for parking areas that are not formally laid out). 151 of those spaces are ‘public.’ 
 
Please note that this table comprises a range of different buildings in different ownerships. Whilst the existing 
floorspaces are broadly accurate, they are not based on a detailed building survey. 
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Background 
 
Since the planning application was submitted it has been subject to: 
 

o Statutory consultation 
o Local consultation 
o Design Review Panel 
o Comments from the Council Planning Team 

 
These amendments are all proposed as a result of that consultation. 
 
 
Reductions in Height and Design Changes to Blocks A and B. 
 
Local objections raised the issue of height. The Design Review Panel commented that “The heights at the 
corner of West Way and Westminster Way work well but the Westminster Way frontage still appears too 
high.” Oxford City Council and Oxford commented that the scale and massing was too high. Accordingly, we 
propose a reduction in the heights of the buildings fronting Westminster Way. 
 
 
Block A 
 
Block A has been reduced by one storey. Accordingly, the highest part of the block is now eight storeys 
(ground plus seven), falling to seven and six storeys along the Westminster Way frontage and then to four 
storeys on the return towards Elms Parade. 
 
Some consideration was given to the removal of the pitched roofs (which add height to the proposal). 
However, we believe that the pitched roofs add character to the building and variation to the roofscape and  
accordingly we propose to retain them. We have amended the pitched roofs on the highest part of Block A so 
that there is a break between the pitches. This adds further variety and articulation to the roofscape. 
 
The ground floor of Block A has been rearranged to provide more active frontage at street level. Design 
changes have been made to the formerly blank wall on Westminster Way to provide interest with enhanced 
landscaping to the frontage. These will now include railings with a bespoke design that will add interest and 
can be thematic throughout the proposal. The entrance to Block A has been reorganised so that the 
predominant residential entrance is now on the Westminster Way/West Way corner, thus emphasising the 
importance of this corner. The landscaping strategy has been altered to better frame the corner.  
 
The balconies on the corner block have been enclosed (as ‘winter gardens’) following comments from the 
Council’s Environmental Health team relating to noise. 
 
 
Block B (hotel) 
 
Block B (hotel)  has been reduced by one storey.  The hotel restaurant, which was proposed at fifth storey, 
has been moved to the first floor. The fifth and sixth floors are extended southwards, but remain set back 
from the Arthray Road boundary. 
 
Various internal reorganisations have resulted in a further overall height reduction of 150 mm. 
 
Accordingly, the highest part of the block is now seven storeys, falling to four storeys on the Arthray Road 
boundary. 
 
The changes in height have resulted in the design of the building needing to be reconsidered. This is set out 
in full in the revised D&A. 
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Block B (academic) 
 
Block B (academic)  has been reduced by one storey. The fifth floor is extended southwards, but remains set 
back from the Arthray Road boundary. The pitched roofs to these blocks have been retained, which adds to 
the variety of the roofscape. 
 
 
Combined Effect of Reduction in Building Heights 
 
Whilst the changes to the blocks have been described independently above, they have been assessed as a 
composite whole because the buildings will of course be read as a group. The overall building strategy set 
out by the original planning application was that height would rise from west to east across the site, with the 
tallest buildings on the Westminster Way frontage. This strategy remains following the amendments, albeit 
the peak height on Westminster Way is now smaller. 
 
This approach differs slightly from that set out in the SPD (which envisaged the maximum height on the 
Westminster Way/West Way frontage). However, the approach taken in the application has been endorsed 
by the Design Review panel which was generally supportive of the scheme. Blocks A and B comprise 
elements that differ in height between eight and four storeys (as well as different roof treatments) which will 
combine to provide an attractive ensemble of heights and designs. 
 
The heights of the proposed building are now better aligned with the heights envisaged by the SPD, which 
proposed a maximum height of eight storeys at the eastern end of the site. 
 
The changes proposed as a result of consultation result in an overall reduction in height and  improvements 
to the ground floor that provide a better emphasis to the Westminster Way and West Way corner and more 
active frontages. Accordingly, the amendments are considered not to change the assessment set out in the 
original Planning Statement which concluded that “the proposal has been developed in order to create a high 
quality design that responds to, and is complementary to its context.  The proposals are considered to 
present a high quality development that will significantly enhance the local area and are therefore in 
accordance with the NPPF and Policy DC1.” 
 
 
Arthray Road Boundary 
 
Clearly the southern boundary is a sensitive part of the site due to the proximity to dwellings and back 
gardens on Arthray Road. Local objectors have asked for more clarity on this point and we have discussed 
with yourselves the possibility of providing a different approach to screening the proposed car park. 
 
The properties on Arthray Road currently adjoin the main service yard for the existing Botley centre.  Some of 
the Arthray Road properties have the blank rear wall of the existing Co-op as their rear boundary, which is 
some 6 m. in height (see existing sections). Accordingly, there is an established level of building and activity 
already to the rear of the properties. 
 
The proposal is for the car park to run along the  Arthray Road boundary. This is in line with the SPD which 
identifies this area as a ‘preferred space for car parking and servicing.’ The existing and proposed levels 
allow the car park to be partly dug into the boundary at the ‘Church Way’ end. Therefore the houses at the 
western end of Arthray Road will effectively have a ground level car park to their rear boundaries (for the 
lower floor will be completely underground). Further to the west, the lower floor of the car park will slowly 
emerge, whereby it will be at ground floor level when it meets Westminster Way. 
 
Sections 1085-01-504 and 505 show the relationship between the car park and the Arthray Road boundary at 
various different points. The car park will be at its highest point as shown at Sections 17 and 18, where the 
car park is to the rear of 6A and 6B Arthray Road (which appears to be a conversion to flats). To the rear of 
6A and 6B, the upper deck of the car park will be 1.3 m. above the rear garden level of the property. The 
corner property on Arthray Road comprises flats with a flank wall towards the application site. 
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The approach to boundary screening has been amended following comments on the originally submitted 
plans. It is now proposed to install a planter on the edge of the upper car park deck. This will be planted with 
species that are encouraged to climb over the edge of the car park and downwards (for they will grow south, 
towards the light). This will create a soft edge to the car park that both screens the car park and provides an 
attractive landscape and biodiversity feature towards the rear boundaries. A similar proposal has been 
installed – with a positive outcome – at a car park in Buxton (see precedent images in the Landscape 
Statement). It should be noted that the proposed boundary will be significantly lower (and of course greener) 
than the existing co-op wall that forms the boundary to some of the properties on Arthray Road. 
 
The proposed overhead trellis that would have been arranged above the car park proved unpopular in the 
course of consultation and has been removed. There is the possibility for occasional landscape features, 
such as vertical trellises occasionally punctuating the planters to add variety and texture. These can be 
agreed by condition. 
 
The original Planning Statement concluded that “as required by Policy DC6 the proposals incorporate both 
hard and soft landscaping that will protect and enhance the visual amenity of the site and surroundings, and 
maximise opportunities for biodiversity.” This assessment is considered to remain valid. 
 
 
Design Changes to Improve Local Distinctiveness 
 
Various changes have been made, largely in response to the Design Review Panel, to better relate the 
proposed development to its context within Botley. 
 
West Way Community Concern has produced a character statement for Botley. Whilst this is not an adopted 
or local authority document it provides a helpful assessment of the overall character of Botley. It states that 
“the extensive development of the area during the late 1920s and 1930s imposed a strong architectural 
character on the suburb, which is carried across the various character areas. It is seen within the commercial 
centre at West Way including the buildings of Elm’s Parade and the Seacourt Bridge public house, in the 
mass of pyramid roofed and white painted rendered housing of the Elm’s Rise Estate and the larger detached 
houses in spacious grounds of Cumnor Rise and Eynsham Road, that include examples of square modernist, 
vernacular revival and Arts and Crafts architecture. The robust lines, occasional Art Deco details and pyramid 
or hipped plain tiled roofs of the area are defining features of its character that make a strong contribution to 
its identity.” 
 
The amendments propose further details to strengthen the link between the development and its context. 
Semi-circular balconies have been amended on some of the blocks as an acknowledgement of the bay 
window design that appears on some of the houses of Botley. Bespoke decorative railings will be installed on 
the car park areas and balconies.This is considered to add to the local distinctiveness of the proposal, which 
is consistent with the design principles of the NPPF.  
 
 
Public Realm and Landscape Changes 
 
The Design Review Panel “support the overall strategy for the public realm which creates a well connected 
network of walking routes through the development which open up to some degree into more generous public 
spaces where they need to. This network works well in taking people through the development but greater 
attention should be paid to the nodes and places where people might linger.” The Design Review Panel also 
highlighted that “the animation of the Church Way cross route should be examined.” 
 
The following public realm improvements have been made: 
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 The space outside the community building has been rationalised to make it more open and less 
restricted for pedestrian usage. The disabled parking spaces have been moved to the opposite 
side of the Church Way to enhance the space. The shared surface has been extended 
southwards, as far as the car park entrance. A tree has been moved adjacent to the flank wall of 
Block E (and a cycle rack can be incorporated at the trunk of the tree).  

 

 The route from Arthray Road along Church Way northwards has been improved. A crossing has 
been provided over the access to the Baptist Church. The concept is that after passing the 
entrance to the car park (after which vehicular usage will significantly diminish) the road has a 
high level of pedestrian priority. 

 

 Additional planting has been provided to the front of Elms Parade, which will assist in better 
knitting Elms Parade into the proposed scheme.  

 
 
The space outside the community building is a key ‘node’ which marks the termination of the main pedestrian 
route through the centre of the scheme. Through the rationalisation of space at this point, the space available 
to pedestrians has been improved which will allow additional space for benches and opportunities to linger. 
The paving materials and ‘street furniture’ can be agreed by planning condition.  
 
 
Block E 
 
The detailed design of Block E has been amended to emphasise the residential entrance. This has been 
achieved by insetting the facade at the residential entrance point and providing a canopy over the entrance. 
This improves the architectural interest of the building and the legibility of the building and its entrance. 
 
 
Shadow Study 
 
Local residents have raised the issue of overshadowing of the public realm. Your landscape team has also 
raised the issue of the potential for trees to grow in potentially shady spaces. 
 
A Shadow Study has been completed and is attached. This demonstrates the sun path related to the site and 
the shadowing for the existing and proposed development. 
 
It is clear that in winter, the existing ‘square’ receives little sunlight and the same can be said for the main 
public space in the proposed development. 
 
In March/September, the existing ‘square’ receives most of its sunlight in the middle of the day, before the 
shadow from West Way house overcomes the square throughout the afternoon. The main public space in the 
proposed development receives uninterrupted sunlight after 1300, when the sun comes around to the south 
west. 
 
In summer, the existing ‘square’ receives sunlight for most of the day, although West Way house begins to 
cast a shadow in mid afternoon. The proposed scheme gets less sunlight in the morning but receives sunlight 
for most of the afternoon (from 1300 onwards). 
 
The strategy for the proposed development (as supported by the SPD) is that the taller buildings are in the 
north and east, and less tall buildings to the south and west. The sun path provides that in March/September 
and June, the afternoon sun is in the south and west. Due to the building orientation, the sun has a clearer 
path to the south and west. Accordingly, the main public space in the proposed scheme receives good levels 
of sunlight in the afternoons. 
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Accordingly, the public spaces will receive a good amount of sunlight. However, following comments from 
your landscape team the tilia cordata streetwise is proposed to be replaced with Ginko biloba (see landscape 
addendum). Ginko trees are shade tolerant species that also thrive in the sun. This species like the tilia 
cordata is has light green foliage turning bright yellow in autumn. 
 
In summary, it is inevitable that in providing a scheme with taller buildings, there will be some reduction in 
levels of sunlight due to shadowing. However, the shadow study demonstrates that there will be good levels 
of sunlight in the scheme in the afternoons in particular.  
 
 
Community Building 
 
The Community Building has been rearranged to provide a more active frontage onto the north east corner 
(facing towards the main pedestrian route). This provides for more active frontages and the potential for 
community events to ‘spill out’ into the square and open space to the north.  
 
The Community Building now incorporates public toilets, which addresses an issue raised by a number of 
local objectors. 
 
 
Highways and Transport 
 
An addendum to the Transport Assessment is provided which deals with comments raised by Oxfordshire 
County Council. There are additional Transport Notes that deal with parking management, student 
management and servicing and deliveries. 
 
An additional note dealing with the comments raised by West Way Community Concern is provided. 
 
Clearly due to the reduction in floorspace, the highways effects are slightly reduced. Accordingly, the 
proposal is considered to remain satisfactory in highways terms. 
 
 
Environmental Effects 
 
An addendum to the EIA is provided to accompany these amendments. As the height and floorspace of the 
proposal is reducing, the environmental impacts are either similar or reduced. Accordingly, no new significant 
environmental effects are envisaged. 
 
The reduction in the number of apartments and hotel rooms will slightly reduce traffic generation and demand 
for parking.  
 
 
Student Management 
 
An updated Student Management Plan is provided by CRM. CRM is the UK’s largest student accommodation 
management company, managing over 14,000 beds across the UK in schemes. Coincidentally, they are 
based in Botley. 
 
The updated Student Management Plan demonstrates the management measures and procedures that 
would be implemented to ensure that the student and academic accommodation is properly managed. 
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Summary 
 
The original Planning Statement set out a summary of compliance of the proposals with the adopted 
development plan. This is not considered to be affected by the submitted amendments: 
 

 The principle of retail, community, residential, hotel and university related accommodation is 
acceptable in principle in accordance with Policies S1 (New Retail Provision), GS1 (Developments in 
existing settlements), T1 (New tourist related development), H19 (special housing needs) and CF2 
(Provision of new community services and facilities).  All of the proposed uses are identified as 
appropriate uses within the Botley SPD. 

 

 The proposal is a high quality of design and therefore accords with Policy DC1 (Design), and the 
Design Guidance SPD. 

 

 The proposal will not have an adverse impact on neighbouring uses and therefore accords with 
Policies DC9 (The Impact of Development on Neighbouring Uses) and DC10 (The Effect of 
Neighbouring or Previous Uses on New Development); 

 

 The proposals include a hotel which supports tourism, therefore complying with Policy T1 (New 
Tourist Related Development).  

 

 The proposals provide dwellings that meet Nationally Prescribed Space Standards, 5% of residential 
units are designed to be fully accessible, and more than 50% of dwellings provided as having 2 beds 
or less and therefore meet the requirements set out in Policy H16 (Size of Dwelling and Lifetime 
Homes).    

 

 The proposals will not have an adverse impact on highway capacity, promote sustainable transport 
behaviour and provide sufficient car parking to meet demand and are therefore in accordance with 
Policies DC5 (Access), TR5 (The National Cycle Network) and TR6 (Public Car Parking in the Main 
Settlements). . 

 

 The proposal includes public realm, landscaping and biodiversity enhancements and therefore 
accords with Policy DC6 Landscaping). 

 The proposals provide adequate provision for sorting, storing and collecting domestic and 
commercial waste and therefore accords with Policy DC7 (Waste Collection and Recycling). 

 
The proposals constitute sustainable development in accordance with paragraph 14 of the NPPF for the 
following reasons: 
 

1) Retail-led redevelopment of a previously developed site, in an existing local centre which will 
enhance vitality and viability and create a sense of place; 

2) Contribute 141 dwellings towards meeting the Council’s housing needs; 
3) A mix of residential unit types and tenures will be provided contributing to creating sustainable 

communities; 
4) Promote healthy communities through the provision of enhanced community facilities; 
5) Create jobs through the provision of improved retail facilities, business space for start-up companies, 

the university related accommodation and the hotel; 
6) Contribute to a sustainable visitor economy through the provision of a hotel; 
7) High quality design and creation of useable public space; 
8) Significant landscaping and biodiversity improvements; and  
9) Achieving carbon emission reductions; and 
10) Seeking to achieve BREEAM excellent for the commercial and community space.   
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This proposal is in accordance with the development plan and generates a number of economic, social and 
environmental benefits as set out above.   
 
The proposed amendments have been made as a response to widespread consultation following the 
submission of the planning application. The amendments reduce the scale and density of the proposal and 
better arrange the public spaces and ground floor frontages that face onto them.  I trust that the amended 
scheme is now in a form that can be positively recommended to your Planning Committee at the earliest 
opportunity. 
 
Please do not hesitate to contact me should you require any further information. 
 
Yours sincerely, 
 
 
 
 
Neil Rowley 
Director 

 


