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Visual impact of proposed West Way Centre, Botley 

This document presents the Visual Images from the Landscape and 

Visual Impact Assessment for planning application P16/V0246/FUL, 

included with the amended plans submitted by Mace in May 2016. 

 

These images are assessed against design guidance published in the 

Botley Supplementary Planning Document, the Vale Design Guide SPD, 

and the report by Design South East commissioned by Vale planning 

officers as part of this planning application.  

 

A reason for rejecting the previous application was that it was an 

‘unneighbourly scheme’. We will demonstrate in this report that the 

amended plans remain over-dominant and completely out of character 

for the residential suburb of Botley. They should be refused in favour of 

an appropriately scaled proposal.   

 

 

Planning policy and design 
 

Design and character are important in planning policy. The National Planning 

Policy Framework sets the objective for new development that it must “take 

account of the different roles and character of different areas” as one of 12 core 

principles that should drive planning. It instructs local planning authorities to 

prepare local plans that are based on an understanding and evaluation of the 

area’s defining characteristics and ensure new developments “respond to local 

character and history” and “establish a strong sense of place” (NPPF, para 58). 

Furthermore it states that in determining planning applications, planning 

authorities should take account of “the desirability of new development making 

a positive contribution to local character and distinctiveness” (NPPF, para. 131). 

 

The Vale of White Horse Local Plan 2011 saved Policy DC1 conforms with the 

objectives of the NPPF and states ‘development will be permitted provided that: 

i. it is of a high quality and inclusive design such that the layout, scale, mass, 

height, detailing, materials used and its relationship to adjoining buildings and 

open space do not adversely affect those attributes that make a positive 

contribution to the character of the locality; ii. it takes into account local 

distinctiveness and character either in a modern or a traditional interpretation.’ 

 

Furthermore Core Policy 11 of the emerging Local Plan 2031 states that 

proposals for a retail-led development and upgrading of Botley central area will 

be supported provided that “iv. it can be demonstrated that proposals will not 

harm the character or appearance of the local area”. 

 

The Vale Design Guide SPD (para 8.3.1, Principle DG92) recommends a number 

of 3 – 4 storey buildings around a public space as the appropriate scale for 

mixed-used centres in more urban locations.  

 

Mace’s proposals fail to comply with all of the above policies and should 

be refused on grounds of inappropriate design, scale and character. 

 

Contents: 

 

Page 2 contrasts the Vision for Botley Centre presented in the 

Botley SPD with the public spaces proposed in the amended plans. 

 

Pages 3-13 show the views from the Landscape and Visual Impact 

Assessment provided by the applicant in the updated 

Environmental Statement and supporting documents. We provide 

our assessment in the comments inserted near each image.   

 

Page 14 calls for an appropriately scaled alternative and shows 

what it could look like.  

 



 

         
Amended plans: full of shadows Existing shopping centre: open, sunny spaces 

Botley Supplementary Planning Document 

 

The Botley Centre SPD, adopted in January,  

envisaged  “a thriving and welcoming centre, 

which is  recognisably ‘Botley’,  and responds 

to the existing local character and surrounding 

scale” (Botley Vision statement, p. 22). It 

recommended  the creation of two focal public 

spaces, a ‘community square’ towards the west 

end of the site and a ‘new square’ in the retail 

zone towards the east: 

 

 

The proposed plans fail to provide this 

thriving and welcoming centre, instead 

creating an east-west corridor that is bounded 

by five- and six-storey buildigns on its south 

side  and closed off by Block B (six storeys), the 

hotel (seven stories) and Block A (eight stories)  

at the eastern end. The Vale’s Design Review 

Panel, Design South East (D:SE), are far from 

positive about this scale and massing, noting 

“the potential blocking out of morning light to 

the raised courtyard in block B and the 

overshadowing of public space by block C” and 

“connection to Westminster Way seems 

pinched and might not seem very welcoming”.   

The negative impact of over-massing the site is 

seen in the shadow studies provided by Mace 

with the amended plans, which show a public 

realm in complete shadow on a spring day 

(21st March) at noon, in contrast to few 

shadows in the current centre: 

 



 

 

How we see it: Rising between six and 

eight storeys along Westminster Way, 

Block A of the proposed development is 

easily visible well above the A34 flyover.  

In comparison to the existing five-storey 

Elms Court offices (just visible over the 

trees in the existing view), the proposed 

building is a massive increase in terms of 

bulk, scale, and visual dominance.  

Oxford City Council in its objection to 

these plans consider the proposed 

buildings to be “unduly prominent for its 

suburban setting and in the context of the 

longer views from Oxford.” 

D:SE concurs, stating in its Design Review 

report that “the Westminster Way 

frontage still appears too high.”  

This assessment is further reinforced by 

Oxford Preservation Trust, who state in 

their objection “In our view the amended 

proposals still show a development which 

will have a considerable negative impact 

on the Oxford skyline and views in the 

near and far distance.” 

Visual Impact assessment 

Images from Botley EIA Environmental 

Statement, appendix 6.3, pp. 52-62 and 

updated images where provided as 

supporting documents with the amended 

plans. Existing views are above, proposed 

views are below for comparison. 



 

 

How we see it: This image shows that the new buildings are much higher and more visually dominant than the existing office blocks, which 

by local consensus currently detract from the area’s otherwise harmonious character. Elms Parade shops and nearby houses are dwarfed, 

and two lines of mature trees are fully removed. A sense of distinct place and connection to the Vale’s rural countryside is lost.  In the 

Design Review report D:SE comment that “we feel it [the proposed architecture] could be anywhere” and that the design could instead 

respond to Botley’s suburban character of “wide streets, curves, big steep hipped roofs, 45 degree corners and generous tree planting”. 



 

 

 

How we see it: The low-rise buildings of Field House age-restricted accommodation (foreground right), with their pitched roofs and mature 

greenery, are dominated by out-of-character high-rise buildings. The five-storey Elms Court office building, which dominates the existing view in a 

negative way, is replaced by a much taller and bulkier building that renders Seacourt Tower (visible to the left of centre) small by comparison.    



  

 

 

 

 

How we see it: The additional height and excessive density of the new buildings is apparent in this image, with the existing Elms Court 

building (currently the largest building on site in terms of mass) visible for comparison.  The replacement trees along West Way 

provide very little greenery in comparison to the existing line of mature A- and B-category trees. This view, from Botley primary 

school, indicates how the development’s high walls create blocked views and enclosed spaces.   



 

 

 

How we see it: Blocks C and D (academic accommodation) are clearly visible above Elms Parade, with the bulky flat-roof design of Block C a 

particularly bland and out-of-character contrast to Botley’s suburban semi-rural character. The roof of the three-storey block E is just visible 

between Elms Parade and the taller blocks. This image shows the “awkward relationships between buildings” cited in the Design Review report, 

which notes “the overshadowing of public space by block C” and recommends “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”.  



 

 

 

 

 

 

How we see it: Block F, the community building, is one of the only proposed buildings (along with Block E) that is correctly scaled for a suburban local centre. 

In contrast, the high rooflines of Blocks B and C can be seen looming above the Arthray Road houses on the right-hand edge of the image where there was 

previously clear sky, demonstrating their visual dominance and potential for overlooking. The lower half of Block D has as much visual impact as the entirety of 

West Way House, currently the highest building on site; the Arthray Road houses in the foreground would see all of Block D (including the taller half currently 

hidden from view) and Block C from their back gardens.      



 

 

How we see it: Block D and the 

corner of flat-roofed Block C 

(academic accommodation) are 

prominent in the proposed view.  

They dominate the existing houses in 

Arthray Road and block the view to 

Wytham Woods.  

These buildings, while only partially 

visible in this view, are notably larger 

than the existing West Way House, 

which is the highest building 

currently on site and is visible in its 

entirety on to the left of centre in the 

existing view. 

Connection with the surrounding 

countryside and a distinct sense of 

place are lost.  



 

  

 

How we see it: The existing out-of-character offices are replaced with buildings that are far more dense and visually intrusive. Blocks A, B and C 

form a prominent urban block that D:SE notes could “relax a little for this suburban setting”.      



 

 

How we see it: This view 

shows the amended 

seven-storey hotel, which 

has expanded its bulk 

towards the south 

(boundary with 

Westminster Way housing) 

in compensation for the 

top storey being removed.  

The hotel, along with Block 

A, forms the Westminster 

Way frontage that the 

Design Review report 

noted “still appears too 

high”.    

The amendments to the 

hotel have arguably made 

the proposal worse, 

making the frontage seven 

storeys over its entire 

length, creating greater 

potential for overlooking, 

and removing outdoor 

amenity space (public 

rooftop patio / garden) 

when the hotel restaurant 

was moved from the 5th 

floor to the 1st floor.  



 

How we see it: The out-of-

scale mass of the 

development is clearly seen 

in this view, showing the 

extent to which it is totally 

out of character.  

This view shows the severe 

impact of the proposed 

development’s height and 

bulk. The existing view of a 

leafy suburb, edging on to 

open countryside, is lost. The 

view to Wytham Woods is 

almost completely obscured.  

This section of the Oxford 

ring road now appears to be 

passing through a major city 

centre instead of a low-key, 

pleasant suburb: more 

Birmingham than Botley.  



 

 

 

How we see it: This view from the Louis Memorial playing field demonstrates the development’s negative visual impact from a 

distance. The high, bulky buildings compromise the sense of open semi-rural space that is a positive character feature of the area. 

This image also indicates the negative impact that the development would have on the green setting of Oxford city.        



What’s the alternative? 

 
 

 

 

 

 

 

 

Example of appropriately scaled development: Marriotts Walk shopping centre in Witney 

averages three storeys and responds to local character in its design and materials. 

An acceptable development for Botley Centre will follow 

the design guidance laid out in existing policy (NPPF, Vale 

Local Plan 2011 saved policies, Vale Design Guide SPD, 

Botley Centre SPD). The proposed development currently 

does not follow any of these policies and must be refused 

in favour of an appropriately scaled development. 

Current policy clearly indicates that the majority of Botley 

Centre should be a series of 3 – 4 storey buildings 

structured around an open and welcoming public realm. 

The Botley SPD allows for increased heights at the eastern 

end of the site along Westminster Way, but it makes clear 

that anything above 5 storeys should be a distinct visual 

landmark (section of a building or a unique architectural 

feature, e.g. a spire). What is proposed is not a distinct 

visual landmark, but a bulky mass of four unacceptably 

high buildings (Blocks A, B, C and hotel) that make the 

public realm feel tightly enclosed, shadowy and oppressive.  

A good model for Botley Centre is Marriotts Walk shopping 

centre in Witney, which is of an appropriate scale and 

responds clearly to its surroundings (see image right).   

Botley deserves a thriving local centre that will meet its needs well into the future. 

This development as proposed is not it. 

We will continue engaging with Mace to radically re-scale the proposals,  

such that they meet policy requirements and are acceptable to local residents. 
 

Please say NO to the proposed over-development so that we can say YES to an appropriately-scaled alternative. 


