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1 Introduction 

The West Way Shopping Centre in Botley has been subject to uncertainty around its future since smaller-
scale plans for its redevelopment were proposed by Vale officers in early 2012. In December 2014 an 
application by Doric Properties and partner Mace for a much larger-scale redevelopment was unanimously 
rejected by the VOWHDC Planning Committee on the following grounds: 
 
"In the opinion of the local planning authority, the proposed development is not considered a sustainable 
development as it would result in a visually harmful and unneighbourly scheme, which is not compatible with 
or sympathetic to the character of the surrounding residential area by reason of the size, bulk, scale, height 
and massing of the proposed buildings. Furthermore the proposed development would adversely impact on 
views into and out of Oxford City by reason of its size, bulk, scale, height and massing. As such the proposal is 
contrary to policies DC1, DC9, NE8 and S1 of the adopted Vale of White Horse Local Plan 2011 and to core 
policies 11, 28, 32, 37 and 44 of the emerging Local Plan 2031 Part 1 and to advice contained in the National 
Planning Policy Framework."  
 

2 Consultation on Mace’s plans 

In March 2015 Mace agreed to return to the original smaller-scale site boundary (which excluded Elms 
Parade shops, the Vicarage of St Peter and St Paul Church, and Field House age-restricted accommodation) 
in exchange for the Vale extending the deadline of the original land sale contract. Mace brought in a new 
team of architects, urban designers, traffic and other consultants and held a series of engagement events 
with local representatives at the pre-application stage. Local feeling is that Mace have taken a much more 
professional approach to developing their latest plans in comparison to their Doric partners.  
 
Yet in spite of the more engaged approach taken by Mace, local people have not been impressed by the 
plans themselves. At the end of the first consultation period the balance of opinion was overwhelmingly 
opposed to the plans:   
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Responses to 14th April deadline Responses from the first consultation  
 
 404 comments including organisations: 
  

20 in support,  
332 objections,  
51 comments (no clear position),  
1 unreadable.  

 
The individual / residents comments 
represent 433 people as some were co-
signed by 2 or 3 people. 
 

 

Why is there opposition to Mace’s 
proposed West Way development?  
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3 Grounds for objection 

The high numbers of objections reflect the fact that, in spite of its smaller footprint, the grounds for 
rejecting the previous application still apply.  
 
A visually harmful and unneighbourly scheme, which is not compatible with or sympathetic to the character 
of the surrounding residential area by reason of the size, bulk, scale, height and massing of the proposed 
buildings: 
 

 
 
 
 
 

Excessive height and massing 

The design and scale of the development is inappropriate for a local centre. The height of the largest 
building, reduced from 9 to 8 storeys in the amended plans, is still 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.  

Bulk and scale 

The development introduces new uses to the existing local service centre, e.g. a large number of student 
rooms / flats and a hotel, 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: the student accommodation and hotel 
occupy four buildings of 5, 6, and 7 storeys arranged in close proximity along the south side of the main 
public space. Rather than the vibrant ‘town square’ and ‘retail heart’ envisioned by the Botley SPD, the bulk 
of this development creates an enclosed, shadowy space that is potentially a wind-tunnel: 
 

 
  

Image from Sunlight Studies included with the amended plans, showing the main public realm in 
complete shadow at noon on 21st March.  

Amended plans Existing shopping centre 

West Way elevation, showing bulk of proposed buildings in comparison to 
existing Elms Parade (front centre) and St Peter and St Paul Church (front right) 
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The proposed over-development of a local shopping centre has a number of knock-on effects that are 
unacceptable in planning terms, including: 

Traffic conflict 

The current through route from Westminster Way is removed, putting more pressure on the route from 
Arthray Road to West Way. This is proposed as a shared surface road, with access to all three car parks and 
on which delivery lorries will pass. This is also the main walking route taken by residents to the school and 
the bus stops. Even with the change in surface introduced to indicate the shared use, we consider this to be 
a potential hazard as the route passes between the shops and the community centre, an area marked as a 
Community Square in the Botley SPD.  

Parking 

The existing car parking is nominally 153 public and 162 private spaces (dedicated to the now-vacant 
offices), or 315 parking spaces available now. Only 334 spaces are proposed for the new development, in 
spite of a considerable increase in the density of development. Oxfordshire County Council flagged the 
potential inadequacy of parking provision, particularly for the residential flats, in its objection to this 
application. Residents remain unconvinced that 334 spaces will be enough for 140 flats, users of the 123-
room hotel, and visitors to the 261 student units, along with shoppers and employees of the centre. 
Overspill parking onto surrounding residential roads is a significant concern, as is the long-term viability of 
the shopping centre which will be compromised if people cannot park conveniently. Analysis of the 2011 
census implies that the demand for cars by residents of these flats would be considerably higher than that 
proposed.  

Infrastructure 

The proposed development would add over five hundred residents to the area. The addition of so many 
residents in a small space that has suffered from drainage issues is a serious concern. The development 
would also place intense pressure on local schools, which have made provisions for growth in line with other 
local housing developments but which have not planned for the large number of new residents that this 
development would produce. At present Botley Medical Centre has in excess of 2500 patients per GP 
partner (well above the guideline maximum of 2000 patients per partner) and is considering a temporary 
closure of its practice list; it could not adequately cater for the high numbers of new residents.  
 

4 What’s the alternative? 

We believe a more reasonable and viable alternative to Mace’s plans could be achieved and be nearer to the 
vision that the community have created. This could be done through the reduction of buildings along 
Westminster Way to a maximum height of 20 metres (5-6 storeys), and the reduction of all buildings 
adjacent to the public realm (Blocks B, C, D and the western side of Block A) to heights of 3-4 storeys 
inclusive of retail. This reduced level of development could mitigate the problems with over-development 
(insufficient parking, reduced light, pressures on local infrastructure) highlighted above. We are convinced 
that this could be an economically viable model, as the resultant uses would be of a more typical size (e.g., 
an 85-bed hotel and 139 units of student accommodation) rather than the overly dense uses currently 
proposed. 
 
The District Council’s duties, as planning authority and land-owner, are three-fold: to ensure that it uses its 
public assets wisely and receive the best return; to enable developers to bring forward viable and 
sustainable developments; and to provide for the needs of the community. In this case, it appears that focus 
has been on the first two elements, while the third has been sacrificed. 
 



4 
 

Vale Councillors have a duty of care to the people of Botley to get this right. The current application is not fit 
for purpose; it goes far beyond the redevelopment of a local shopping centre supported by Vale policy, and 
instead re-introduces the same problems of scale and over-development as in the previously refused 
application.  
 

5 Conclusion 

We call on the Planning Committee members to ensure a better future for Botley, by refusing the current 
application as it stands in favour of a reasonably scaled alternative.  
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
West Way Community Concern 
June 2016 
 
https://westwayconcern.wordpress.com/ 

Example of appropriately scaled development: Marriotts Walk shopping centre in 
Witney averages three storeys and responds to local character in its design and 
materials. 


