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135 Eastern Avenue 
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FAO Andy Heron 

 

 

 

Dear Sir / Madam,  

 

Botley Centre Redevelopment 

Response to Public Consultation Comments 

Application Reference: P20/S0921/FUL 

 

This letter is provided on behalf of ‘Botley Development Company’ (The Applicant) in response to the 

public consultation responses received in relation to the above application. We note that the Council has 

received a number of representations in response to the statutory consultation process. Of the responses 

received there were 2 responses in support of the proposals.  

 

Summary: 

 

 The proposed building is only 1.5 m. higher (in part) than the approved development.  

 

 Parking in the new local centre will be managed by a number plate recognition system. This will 

issue fines to any car that breaches the parking standards. 

 

 The additional units will be car-free.  

 

 BDC are committed to providing a car club to the site.  

 

 We have made a payment of £87,000 to OCC to implement a Controlled Parking Zone (CPZ).  

 

 The proposal is generally in conformity with the Botley SPD masterplan, which calls for a landmark 

building on the Block A site. 

 

 We propose ten units of affordable housing on site.  
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 The proposed homes are all of a high quality.  

 

 A large single cycle store at ground floor level is the best way to provide secure cycle parking.  

 

The above topics and other areas where objections have been raised on are expanded below under the 

following topic areas: 

 

 Principle of the proposals; 

 Local character; 

 Transport and car parking;  

 Affordable housing; 

 Quality of residential dwellings;  

 Refuse and cycle storage;  

 Fire safety; 

 Neighbouring amenity; 

 Air quality;  

 Drainage; and 

 Local services.  

 

Principle of the Proposals 

 

Comments have been raised on whether there is a need for the additional housing in Botley proposed as 

part of this application. At both a local and national level planning policy promotes increasing the supply 

of housing to meet a pressing shortage of homes nationwide. Optimising the potential of previously 

developed sites such as the application site which are sustainably located, due to excellent existing public 

transport infrastructure, is a key policy objective. This is detailed in Paragraph 117 of the NPPF where it 

states that housing need should be delivered as much as possible on previously developed or brownfield 

land. The Vale of White Horse (VoWH) Local Plan conforms to Paragraph 117 through promoting 

redevelopment of the Botley Centre.    

 

There is an identified need for housing within the VoWH. The Local Plan identifies that there is the need 

to deliver 1,028 per year in order to keep up with housing demand.  Sustainable locations such as Botley 

need to make a contribution towards this identified housing need.  

 

The proposals provide replacement retail / commercial floorspace at ground floor level of the development 

to a similar extent and layout to that approved under the 2016 approval. The Botley Centre Supplementary 

Planning Document and Local Plan Core Policy 32 encourages such retail and other main town centre 

uses in this location.  

 

Local Character 

 

The proposals comprise of the increase in 1.5 m at the highest point of Block A above what was approved 

under the 2016 scheme.  This has been achieved by rationalising the internal space within the buildings 

to meet industry standards, particularly within the commercial floorspace at ground floor of the 
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development. However, it should be noted that floor to ceiling heights throughout the commercial and 

residential development remain at or above the recommended levels. 

 

The proposals are generally in conformity with the Botley Centre SPD which promotes a landmark building 

on the Block A site. The Botley SPD states: 

 

“The north east corner of the study area provides the opportunity for a visual landmark that signals arrival, 

invites people into the study area and creates a positive first impression. This could be achieved through a high 

quality taller building, distinctive architecture, an open space or the use of public art.” 

 

Therefore whilst the Botley SPD suggests up to eight storeys, it does allow for a landmark building in the 

north east corner (marked by an asterix). Only a small part of the proposed building is over eight storeys 

(and in reality amounts to only 1.5 m above what is already permitted). Roughly a quarter of the total 

building footprint of the proposal will be above the suggested eight storeys identified in the SPD. This is 

considered to reflect the requirement in the SPD to “avoid the creation of large or overbearing single volumes 

and ensure a varied and visually interesting roofscape.” Therefore the proposal is considered to be entirely 

in keeping with the overall aims of the SPD to create a landmark building on the corner with a varied and 

visually interesting roofscape. 

 

The increase of 1.5m to the previously proposed scheme for Block A does not adversely impact on the 

character of the area. It is a small increase in height when compared to the previously approved building. 

In order to assess the proposal’s impact on the local and wider Oxford context an updated Landscape 

and Visual Impact Assessment has been prepared and accompanies this letter. This demonstrates that 

there are no significant differences to Landscape and Visual Impact assessed for the consented 

development arising from the amended proposals and that in comparison to the existing context of the old 

precinct the overall proposal offers a substantial improvement to the visual amenity and character of the 

site. 

 

In the more distant views from the City Centre given the built up context the adjustment in building height 

would only very marginally increase the scale of the building seen from over the A34 and intervening tree-

scape. As a result the updated LVIA demonstrates that the original assessment for the 2016 approved 

scheme remains unaltered and that the proposals will only result in slight / neutral effects and that there 

are no significant effects on the City Centre views. 

 

Transport and Car Parking 

 

The transport and car parking provision has been developed following significant pre application  

engagement with VoWH and the highways authority Oxfordshire County Council (OCC). A detailed 

Transport Statement has been prepared to inform the development proposals and is submitted to support 

the application.  

 

Based on the site having excellent access to public transport infrastructure including bus connections to 

Oxford’s mainline train station it is considered that the development will be attractive to residents that do 

not own a car. As dwellings of three bedrooms or more are limited it is unlikely that many families will 

occupy the proposed homes. For these reasons it is considered appropriate for the additional dwellings 

proposed as part of this application to be car free. 
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By virtue of the proposals being car free, which will be agreed on prior to the purchase or rental of a 

property, there will not be additional congestion as a result of the proposals. As a result cycle safety from 

private cars will not be affected as a result of the proposals. 

 

Comments were raised during the consultation period that the proposals were not in conformity to the 

emerging North Hinksey Neighbourhood Plan (NP) due to lack of car parking provision. The emerging NP 

requires adequate provision of off-road car parking for cars. The submitted Transport Statement for the 

proposals justifies the car parking provision for Block A and demonstrates how there will be a total of 318 

car parking spaces on the site to be shared amongst all site uses, with the exception of student 

accommodation.   

 

The parking on site will be managed by a number plate recognition system. This system monitors car 

parking usage and will issues fines to any car that breaches the parking standards and parks on site over 

the initial free parking period. The exception to this will be for cars that are registered on the ‘exceptions 

list’ and are eligible to park on the site. Proof of residence, proof of car ownership and insurance details 

will be required for all registered cars. Student accommodation and the proposed car free dwellings will 

not be eligible for registration on the exceptions list. Full details of how the recognition system will work is 

reserved by planning condition. 

 

Use of sustainable transport modes will be promoted through the Framework Travel Plan for the site which 

has been agreed on by VoWH and OCC. In order to manage parking in roads surrounding the application 

site the Applicant has paid a financial contribution OCC, required under the signed S106 Agreement, to 

consult on the implementation of a Controlled Parking Zone (CPZ) in the locality. Therefore the wider 

development has already made financial provision for a CPZ to be provided. This can be provided if local 

residents support the provision of a CPZ. 

 

For instances where residents may need access to a private car BDC are committed to provide a car club 

on site for residents to use. In addition to this there is an Enterprise car rental depot on West Way within 

100m of the site that residents can easily access. 

 

Two disabled parking spaces are proposed within the development which are accessible by level access 

from the accessible dwellings within the development. 

 

It has also been raised during the consultation period that parking of contractors on roads surrounding the 

site has become an issue. Botley Development Company have been tackling this issue since it was 

originally raised at the local community concern interface meetings. As contractors arrive in unmarked 

cars the systems in place are not always perfect, however measures that have been implemented to 

manage parking including: mandating contractors to park at the park and ride; providing free shuttle bus 

to and from the park and ride; providing patrols of side streets including recording of suspected offenders 

vehicle registrations and if local parking is identified removal of contractors from site.  

 

Affordable Housing 

 

In accordance with policy requirements a detailed viability assessment has been carried out to inform the 

consideration of affordable housing provision and this in the process of being discussed with the Council.  
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Following pre application advice received from members of the public and local Councillors it was evident 

that is was the preference for affordable housing to be provided on site rather than to make a payment in 

lieu of affordable housing. As a result the Applicant has agreed to provide 10 affordable dwellings on the 

wider development site in lieu of a financial contribution. 

 

Quality of Residential Dwellings 

 

Comments have been raised during the consultation period regarding the lack of outdoor space for 

residents of the proposed development. Each dwelling proposed has access to a private terrace, balcony 

or winter garden. All of these spaces are 4.4 sqm or greater in size. As per the previously approved 

scheme, there are communal amenity spaces for the sole use of the Block A occupants on the first floor 

amenity deck and seventh floor terrace.  

 

The provision of outdoor amenity space conforms with the VoWH’s Design Guide SPD, which states that 

provision of open space on-site is to be appropriate to the location and size of the development. Based 

on the location of the site within a local centre and in close proximity to open space at Louie Memorial 

Fields (circa. 600m) the provision of outdoor amenity space within the locality is considered to be an 

attractive and sufficient facility.  The landscaping strategy and extent of external amenity space provided 

has previously been considered as acceptable to the Council in determining the 2016 scheme for Block 

A. The landscaping strategy for Block A also forms part of the approved comprehensive landscaping 

strategy for the wider development site which includes extensive planting. 

 

Due to the current Coronavirus pandemic a number of comments have been raised as to the studies that 

have been undertaken to assess the health and well-being of future occupants. In order to assess the 

suitability for residential development on the site a Noise Report and Air Quality Assessment has been 

undertaken. These reports demonstrate that subject to the mitigation measures the proposals are suitable 

for residential occupation. The proposals conform to national requirements on minimum space standards 

which have been implemented to ensure that there is sufficient space for occupants to enjoy. 

 

With regard to the revised floor to ceiling heights the proposals exceeds national guidance set out in the 

Nationally Described Space Standards for a minimum floor to ceiling height of 2.3m to be achieved for at 

least 75% of the Gross Internal Area. 

 

Refuse and Cycle Storage  

 

Refuse Storage 

 

During the consultation period comments have been raised regarding the location of the bin stores for the 

residential properties. Two refuse stores are provided to serve the residential dwellings with a further 

separate bin store for the proposed retail units. The residential bin stores are located on ground floor level 

one adjacent to each lift core so that they are easily accessible and convenient for residents leaving the 

building (without passing through the building entrance). The retail refuse store is accessible from the rear 

car park area which larger retail units, which require access to the bin store, have rear access to. This 

allows for use of the retail bin store discretely. By virtue of the refuse storage being integrated within the 

block and easily accessible the proposals conform to standards within the Council’s Design Guide SPD.  
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Cycle Storage 

 

A single cycle store to accommodate up to 150 bicycles is proposed on the ground floor of the 

development adjacent to the car park. The previously proposed scheme proposed a small cycle store on 

each floor of the block. Following review of the design and consultation with prospective property 

managers it was advised that the bike stores were likely to be underutilised due to the practicalities of 

moving a bicycle from above ground floor level. In contrast the ground floor bicycle store is considered to 

be much easier to use and will promote bicycle use. There is a safe pedestrian route allocated for access 

to and from the cycle store within the covered car park area of the building. 

 

Access to the cycle store will be restricted by electronic fob entry system as per the main residential 

entrances to the block. CCTV will be provided within and to cover the entrances to the cycle store to deter 

crime and monitor usage. There is a planning condition requiring such CCTV details to be provided under 

the current approvals for the block.  

 

Fire Safety 

 

The proposals have been designed to meet current and anticipated future fire regulations. The proposals 

have been reviewed by a fire safety consultant who has produced a comprehensive fire strategy for the 

development. The fire strategy has included a  review of the fire escape routes and fire safety of the entire 

building. The scheme includes provision of mechanical smoke ventilation and commits to providing 

sprinklers, smoke detection and a fire alarm in each apartment.  

 

The Council’s Fire Risk Manager has been consulted on the proposals and has not raised an objection to 

the proposals.  

 

Neighbouring Amenity 

 

During the consultation period concerns have been raised regarding the impact on neighbouring amenity 

as a result of the proposals. By virtue of the separation distances between the original approved scheme 

for Block A and the proposed scheme remaining similar and over 30m in distance from the  residential 

dwellings opposite instances of additional overlooking from the site will be very limited. 

 

To assess  the impact of the limited additional height proposed upon the daylight and sunlight enjoyed by 

existing surrounding buildings a daylight / sunlight assessment has been undertaken by Hollis. This 

assessment concludes that from a daylight perspective a small number of windows within Elms Parade 

(15% of the total number of windows assessed) were found within the 2016 application and will continue 

to experience marginal shortfalls of the recommended BRE guidelines. From a sunlight perspective only 

6% of windows assessed continue to fail to meet BRE targets. The majority of windows surrounding the 

site continue to receive excellent levels of sunlight.  

 

Residents from various addresses on West Way have raised concerns about sunlight and daylight. Of the 

windows analysed at these addresses which have potential to be impacted by the development all were 

BRE compliant when applying the industry standard Annual Probable Sunlight Hours Assessment and 

Vertical Sky Component Assessment.    
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When comparing the approved scheme with the new proposals for Block A it is evident that the scheme 

will produce results that are consistent with the findings that were previously reached from a daylight / 

sunlight perspective. On this basis the proposals will be in accordance with DM Policy 23 as there will be 

no unacceptable harm to neighbouring properties. 

 

Air Quality 

 

By virtue of the proposed new dwellings being car free and as the  proposals optimise the potential of a 

previously approved development the impact of the development on air quality both during construction 

and at operational phases is considered to be very limited. 

 

Modelling undertaken as part of the approved 2016 application indicated that none of the proposed 

dwellings on the Block A site will be exposed to nitrogen levels above the air quality objective and confirms 

that the proposals are consistent with national, regional and local policy considerations.  

 

Drainage  

 

Comments have been raised as to whether the foul and surface water drainage will be sufficient for the 

development and the increase in the number of apartments. The surface water drainage strategy for the 

site has been found to be acceptable and agreed on with the VoWH in discharging pre-commencement 

planning conditions for the wider development site. With regard to foul water sewerage Thames Water 

have identified that there is capacity on the existing water network infrastructure to accommodate the 

additional dwellings proposed.   

 

Local Services 

 

The agreed S106 for the 2016 approvals commits to contributions being made to a range of local facilities 

and services including: cricket, rugby and football pitches; and primary, secondary and sixth form 

education. Additional contributions towards additional demand on these facilities / services will be agreed 

to under this application. 

 

Further to this the additional floorspace proposed will be liable to pay Community Infrastructure Levy (CIL) 

which will be used to fund infrastructure to support growth within the locality. These funds can be used by 

the Council to address any potential increases in demand that the development creates for social services 

such as community and leisure facilities and health care facilities.  

 

Summary 

 

The thrust of national and local planning policy is to maximise housing and affordable delivery in 

sustainable locations. This proposal would comply entirely. It would allow an additional thirty units in one 

of the most sustainable locations within the Vale of White Horse. It would promote sustainable transport 

methods by being car-free and providing ample cycle parking space. In reality, the proposed increase in 

height of 1.5 m in parts of the development is a very minor increase relative to the scale of the permitted 

buildings and will be barely discernible. 

 



 

8 

We trust that this response fully addresses all of the public consultation responses that have been received 

by the Council. Should Officers have any further queries about any of the issues raised in the 

representations, we would be happy to discuss and provide further clarification where necessary. 

 

If you have any queries or would to discuss this further please do not hesitate to contact me. 

 

Yours sincerely 

 

 
Chris Brady 
 

Savills 

On behalf of Botley Development Company 

 

 


