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Main points of objection to Mace’s West Way application 

Introduction 
 
We consider that the development fails to meet the requirements of good design and functionality, on the 
following 5 key points. This is supported by the large number of comments submitted by members of the 
public and the comments received from the statutory consultees (annex 1). The Design Review Panel has 
raised a number of points, which also express concerns about the design, in particular the scale, height and 
massing, and the public realm (annex 2). 
 
1.  Scale and uses of site 

Excessive height and massing: The design and scale of the development is out of keeping with the local area. 
In particular, the height of the largest building, at 9 storeys and 32 metres, is considerably higher than any of 
the neighbouring residential properties and existing buildings on site. It is contrary to policies S1, DC1, NE8, 
emerging Local Plan Core Policy 11, and the Vale’s own Design Guide as well as the newly adopted Botley 
Centre SPD which recommended a maximum height of 8 storeys.  
 
New uses driving density: The development introduces new uses to the existing local service centre, e.g. a 
large number of student rooms / flats, which are not naturally part of a local service centre. The inclusion of 
these new uses drives the size of buildings and the density of the development. 

 
Residential-led rather than retail-led: The stated aim of the adopted and emerging local plans is to increase 
the variety of retail in the local area, and to meet the day-to-day needs of the local area. However, the 
development provides a marginal increase in retail area, but actually reduces the number of units, and in 
particular, the number of non-restaurant units. The size of the units are such that it is unlikely that 
independent businesses will be able to afford them, and it is to be anticipated that the end result will be a 
less diverse offering, an increased need to travel outside the area, and a negative impact on the local 
economy. There is also a high risk of the retail element failing without low rents affordable to independent 
traders. 
 
2. Traffic flows 

A number of issues are identified, which taken together demonstrate that this centre cannot operate safely 
and will be likely to increase the probability of incidents and congestion on the adjacent highway.  
 
Shared use: The through route from Westminster Way is removed, and so it is expected that as much or 
more traffic will use the route from Arthray Road to West Way. This is proposed as a shared surface road, 
which is the access to two of the car parks and on which delivery lorries will pass, and is also the route taken 
by residents to the school and the bus stops. We consider this to be a potential hazard and unsuitable as the 
route passes between the shops and the community centre, an area marked as a Community Square in the 
Botley SPD. 
 
Deliveries: The traffic flow and the arrangements for deliveries and servicing of the commercial properties 
are inadequate and potentially hazardous. Deliveries will involve articulated vehicles travelling through the 
community area to reach the upper floor of the two storey car park, and driving through to be able to park 
on Westminster Way facing the right direction for deliveries to the food store. 
 
Cycling: There are no direct cycle routes from West Way or Westminster Way into the centre, so it is likely 
that cycling will occur on the pedestrian areas. This is clear evidence that the plans do not comply with the 
design requirements to create places that are safe and convenient for all users. 

 
Junctions: The accident history shows that nearly all recent accidents have been outside the centre itself, at 
junctions (with a large number involving vehicles hitting cyclists). The proposed design adds new entrances 
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and exits (on Westminster Way to one housing block, and the new ‘in’ route to Elms Parade). Both are close 
to existing junctions or crossing points and are likely to increase incident probabilities.  
 
3. Parking 

Car Parking: Although the existing parking is nominally 153 public and 162 private spaces, since the offices 
became vacant there are in effect 315 parking spaces available now and only 324 in the proposals. The 
expected increase in population from the residential and hotel (as well as students who flout the ‘no car 
rule’) will add significantly to the parking needs so there is a severe underprovision of car parking in the 
proposal.  
 
The lack of convenient parking is likely to impact on the use of the centre, and hence its viability. Another 
concern is that the parking at the front of Elms Parade is the only true ‘convenience parking’ and is also used 
by parents taking children to Botley school. Any residents parking here would therefore reduce available 
parking spaces for other users. 
 
Bicycles: There are personal security and safety issues associated with the student cycle storage at the West 
end of an ‘undercroft’ car park with the pedestrian entrance most of the way back through the underground 
car park. Cycling through such a car park has inherent dangers, and walking at night would engender fears 
for personal security. 
 
4. Infrastructure  

The proposed development would add over five hundred more residents1 to the area, creating more 
pressure on Botley Medical Centre and local schools. The addition of so many residents in a small space that 
has suffered from drainage issues is a concern. In their comments Thames Water say they are unable to 
determine the waste water infrastructure needs and Oxfordshire County Council has requested a fully 
detailed foul and surface water drainage scheme be submitted in consultation with the water authority.   
 
The current and emerging local plans had identified the level of growth in residential properties planned for 
the Botley area, and the schools have made provisions for this growth. The large number of residents which 
this development would produce is over and above that in the plan.    
 
5. Public space 

The SPD promotes two main spaces in the development – the Town Square and a social space. Mace’s 
design includes a space 16m wide, running the length of the development, between 3 and 5 storey buildings. 
This will receive very little sunlight, and is potentially a wind-tunnel. The ‘social space’ adjacent to the 
community building is an access route for delivery vehicles and the through route to/from West Way and 
Arthray Road and to the car parks. The Town Square area by the supermarket is overshadowed by the tallest 
buildings in the proposal. 
 
A guiding principle of urban design is that public spaces should relate to the human scale, and the taller the 
enclosing buildings, the wider the space should be. This principle is described in the Government and CABE 
publication ‘By Design – Urban design in the planning system’ and also referred to in the Botley Centre SPD. 
The widths of the proposed public spaces are well below the acceptable widths set out in this guidance. 
Consequently, large parts of the areas of public space will feel oppressive and overdominated by the 
adjoining tall buildings.  Given the orientation of the scheme and the height and massing of the enclosing 
buildings, large parts of the open space will be in shade most of the time.  
 
 
West Way Community Concern 
5 May 2016 

                                                           
1
 Oxfordshire County Council comments 
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Annex 1 – comments from statutory consultees 

Scale and Uses 

Oxford City comments 
Object on the basis that Design, massing and scale not appropriate to its present role and function as a local 
service centre. 
Cumulative environmental impacts particularly transport and air quality. 
 
Oxfordshire County comments 
Objection to the intensity of development. 

Traffic Flows 

Oxford City comments 
Objection due to the significant impact in terms of traffic generation, congestion, air quality . The 
development would worsen the traffic situation, creating adverse effects, including environmental effects 
that are not outweighed by the benefits. Transport measures would be required for the A34 and Botley 
Road. 
 
Oxfordshire County comments 
Objection due to traffic effect on nearby streets. 
Require an analysis of the cumulative impact of Seacourt and West Way developments on local road 
network, and any adverse effects from the West Way development being mitigated.  
Highways England should be consulted given the close proximity to the strategic road network. 
Proposed access and crossing arrangements a risk to safety.  
Substantial increase in numbers of pedestrians and cyclists. The highway authority require that further 
consideration is given, and would expect that improvements to the cycling and pedestrian facilities would be 
identified and implemented. 

Parking (including servicing) 

Oxfordshire County comments 
Unclear how parking will be managed. The highway authority would wish to have further clarification of the 
breakdown of parking provision. Data on parking accumulation exercise needs to be provided. 
The highway authority would wish to see an example of a tenancy agreement to ensure that the university-
related accommodation is car free. There highway authority considers that it is unlikely that residents can 
be prevented from owning cars, and unplanned demand for parking will need to be accommodated 
elsewhere. 
The proposals for service and delivery access into the site should be reviewed. 

Infrastructure 

Oxfordshire County comments 
Conditions on Transport and Drainage – if objection is overcome. 
S106 for expansion of schools, library stock, central library and adult day care. 
Prior to commencement of the development, a fully detailed foul and surface water drainage scheme, 
submitted to and approved by the District, in consultation with the water authority.  The foul and surface 
water drainage scheme to be fully implemented prior to occupation of any dwelling and a fully detailed 
management and maintenance plan for the lifetime of the development. 
 
Thames Water is unable to determine the waste water infrastructure needs. 
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Annex 2 – Comments from the Design Review report 

The following comments were made by the Design Review Panel, in their report. 
 
“There are some aspects of the design which could benefit from further work and testing. These include 
parts of the public realm within the scheme, the architectural character and its relationship to suburban 
Botley, and the height and massing in places where it creates awkward relationships between buildings.” 
 
Public Realm. “The long-running space running east-west needs to be assessed as to its overshadowing from 
the south in order to establish that it is a suitable place to sit and for trees to flourish. A study with some 
clear cross sections is needed to prove or disprove this.” 
 
“Further collaboration may also be required with the highways authority to ensure that junctions, pedestrian 
connections across major roads, footways and cycle routes are as good as they could be.” 
 
“The strategy for cyclists throughout the development, not just with regards to segregated cycle-ways, 
should be considered.” 
 
The animation of the Church Way cross route should be examined. 
 
Architecture and materials.  “..it could be anywhere. There is scope for further analysis of the suburban 
character of Botley  … to provide a better sense of place. The architecture has a contemporary urban feel 
and could perhaps relax a little for this suburban setting.” 
 
“It would be worth exploring whether greater equality of heights of the buildings either side of the east-west 
route might feel more comfortable and allow more sunlight from the south.” 
 
Scale, Height and Massing. “We understand that the scale of this proposal has been a major issue in the 
public consultation and we would urge further careful consideration.” 
 
“The heights at the corner of West Way and Westminster Way work well but the Westminster Way frontage 
still appears too high.” 
 
“.. there are still some awkward relationships between buildings. For example the relationship between the 
parallel blocks, the potential blocking out of morning light to the raised courtyard in block B and the 
overshadowing of public space by block C. The height of block E, although respectful of Elms Parade, in 
relation to blocks D and C, with which it forms the main pedestrian route through the site, is out of scale 
with the building heights of D and C. More investigations and ‘shuffling’ of blocks to find an optimal form 
and position could reap rewards.” 
 
“The absence of a model made it difficult to assess the impact of the buildings on the surrounding public 
space and longer views and we would urge one to be commissioned.” 
 
Landscape, boundaries and edges. “The edges of the scheme seem to be dominated by car parking and 
service areas, which are necessary evils, but more could be done to improve them. This is especially 
prevalent on Westminster Way where the service area/hotel drop off and current bus stop all appear to 
overlap, thereby compromising one of the principal pedestrian access points to the east west pedestrian 
axis.” 

 


