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2.10 CHARACTER AND HERITAGE  
The parish has outstanding views from along the ridge of the hill in Beckley village and 
Stowood.  To the north from Church Street, The High Street and Otmoor Lane there are 
spectacular views across Otmoor. 
 

 
Views from the High Street Across Otmoor 
 
 

 
View across Otmoor from Church Street 
 
From Woodperry Road there are magnificent views towards the village of Brill. 
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Views Across Otmoor from Woodperry Road 
 
To the south from Stowood there are views across the Stokenchurch cutting on the M40 and 
to Didcot and the power station and across parts of Oxford.  
These views a very important asset to the Parish that residents say must be preserved. 
 
Character Assessments have been carried out for the Parish.  It has been split into four areas 
as indicated on the map over the page - 

1.      The Conservation Area of the older part of Beckley Village 

2.     The Woodperry Road area bounded by Woodperry Road, Sand Path/Roman 

Way, New Road and the Horton Road 

3.     Wick Farm, including Lower Farm 

4.     Outer Areas not included elsewhere including Stowood and the farms 

 

 

Beckley from Shotover showing Beckley Transmitter 
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Map showing the Four Character Assessment Areas of the Parish 
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2.10.1. The Beckley Conservation Area 
 

 
Beckley Conservation Area Map 
 
 
As the old part of Beckley is a conservation area there is an appraisal which can be found in 
Appendix 6.  
 
Summary of Conservation Area Appraisal 
 
“Beckley is a linear hilltop village, its ancient route-ways straddling a 300-400 foot ridge 
overlooking the 4,500 acres of the original Otmoor. The location of St. Mary' s Church at the 
western end suggests that this part of the village was settled first and then spread eastwards 
along the ridge.”  
 
Many of the original buildings are of limestone quarried locally and most would have originally 
had thatched rooves, most of which have now been replaced with tiles.   Houses are separated 
in many places by stone walls and front gardens, which although small as buildings are near 
the road add significantly to the appeal of the village. 
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High Street Beckley  
 
“There are few buildings in Beckley of outstanding architectural merit although the parish 
church of St. Mary is essentially a 14th century structure with later alterations and contains 
important early stained glass and wall paintings. Beckley Park and Woodperry House [outside 
the Parish] lie outside the village but are both very important buildings. Within the village 
Cripp' s Cottage in Otmoor Lane and Alflyn in Church Street are perhaps the oldest secular 
buildings and date from the 16th century. The 18th century Grove House and the 19th century 
primary school are substantial buildings but, while many houses are listed none is of truly 
outstanding architectural merit. It is important to appreciate that it is the village as a whole 
which makes the strongest architectural impact. The reasons for this are subtle but of great 
importance from a planning and conservation point of view. “ 
 

 
Church Street to Otmoor 
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Gardens and Boundaries 
 
An important aspect of the Conservation Area – the old part of Beckley village, not covered in 
the Appraisal is gardens and boundaries.  Gardens form a very important part of the visual 
impact of Beckley village.  In Church Street the front gardens are well planted and great pride 
is taken in a good floral display.  Some only have space for a single flower bed, but these are 
well-tended.  There are no pavements in Church Street and some houses have small verges.  
These are an important aspect of the village.   In the High Street, the older houses have smaller 
front gardens, being built nearer the road.  Nevertheless, where possible these are well 
tended, giving a wonderful display, especially the large bank in front St Tinniver’s.  The High 
Street is the only road with a pavement in Beckley, but even then, there are verges, in some 
places. 
 
The boundaries of houses in the main are stone walls, which add greatly to the scene. 
 
In Otmoor Lane there are newer houses going down the hill north and the boundaries are 
mainly hedging and larger front gardens filled with flowers.  This gives a very green aspect to 
the lane, with important verges along the road. 

 
Areas for Improvement – Recommended by the Conservation Area Assessment 
 
1. To lay underground cable instead of overhead wiring.  The neighbouring village of Stanton 

St John did this and it improved the appearance of the village considerably. [see picture of 
Church Street below and over page and the recommendations from the Conservation Area 

Assessment in blue.] 

“The most important and dramatic improvement would be the laying underground of the 

existing overhead cables and wires by the statutory undertakers. These wires are particularly 

prominent in Church Street where they interrupt several attractive views. The work would, 
however, have to be carried out in a manner that does not destroy or damage other important 

amenities such as grass verges and banks or granite kerbs.” 
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Church Street in Beckley’s Conservation Area 
 

2. A coordinated scheme for the design, painting, fixing and siting of street furniture could 
also be considered.  
 
“Street furniture plays a vital role in the character and appearance of an area and the quality 
of items such as road direction signs, street name-plates, notice boards, litter bins and seats 
could all be improved. This includes the method of fixing of several of these items to poles, 
posts and walls, which is often crude and unattractive. A coordinated scheme for the design, 
painting, fixing and siting of street furniture could also be considered.” 
 

 
High Street Sign 

 

3. A tree management scheme needs to be discussed with landowners in order to restore this 

important part of the character of the village. 

“The management of the natural environment in collaboration with landowners is an 

important way of maintaining and enhancing the character of an area. Consideration should 

be given to the encouragement of tree management and planting in order to check, and if 
necessary, fell overgrown, intrusive and unwanted trees and to plant new ones where 

appropriate. Important vistas must be maintained and thought given to creating new ones. In 

the past twenty-five years the disappearance of many large elms and the haphazard growth 
of other species have emphasised how quickly and completely the landscape changes. In the 

past, the willows in the fields below Church Street were regularly pollarded, thus keeping open 
attractive views out towards Otmoor, but these are now blocked. A tree management scheme 

needs to be discussed with landowners in order to restore this important part of the character 

of the village.” 

4. Regular maintenance of the village pond to cut back overgrown trees and remove weeds.  

Placing a seat nearby. 

“There is a potential area for enhancement around the pond and spring by Chapel Cottage. 

This feature is rather overgrown and may not even be noticed by casual passers-by. There is a 
danger in over restoring such a feature, however, as it is not the location for an ornamental 

landscaped village pond, but it would benefit from more regular maintenance such as the 
removal of weeds and possibly more landscaped planting. A strategically placed wooden seat 

would enable people to rest and appreciate the pond and its attractive setting.” 



10 
 

 

Beckley Village Pond 

5. The use of traditional materials and detailing can have considerable effect in enhancing an 
area' s character.  Owners of historic buildings are encouraged to remove unsympathetic 
modern materials such as concrete tiles, u.P.V.C. windows and plastic rainwater goods, and 
reinstating traditional materials such as clay tiles, softwood windows and cast-iron guttering. 
 
“The use of traditional materials and detailing can have considerable effect in enhancing an 
area' s character. The great majority of buildings in the village are privately owned and 
therefore the owners of prominent and historic properties are encouraged to assist in 
improving the streetscene by removing unsympathetic modern materials such as concrete 
tiles, u.P.V.C. windows and plastic rainwater goods, and reinstating traditional materials such 
as clay tiles, softwood windows and cast iron guttering. The owners of thatched buildings are 
also encouraged to retain or reinstate plain, flush ridges, which are part of the traditional 
thatching style of South Oxfordshire. This has recently been carried out at several cottages 
including 2 and 3 Church Street and Cripps Cottage in Otmoor Lane where the simple flush 
ridge detail is once more an essential part of the attractive street scene.” 
  
“Small amounts of financial assistance may be available in some instances from the Council 
for the repair and renovation of historic buildings within the conservation area and the 
reinstatement of lost original details and materials. Grants may also be available for 
appropriate schemes of environmental improvement.” 
 
In summary, it is very important to retain the outstanding views to and from the Conservation 
Area’ in Beckley and indeed in the whole village. If there is any building or infilling it should 
be sympathetic with the rest of the area.  There is criticism of some of the newer houses that 
they detract from older buildings.  This is particularly important as the Appraisal states –  
 

“It is important to appreciate that it is the village as a whole which makes the strongest 
architectural impact.” 

 
While there is a mixture of building materials and styles the older buildings are limestone, 
originally with thatched rooves, many having been converted tiles.   
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1. Underground Cabling 
 
The residents of Church Street have been active in trying to get rid of the very unsightly 
overhead cables in Church Street at great personal cost. 
 
The work to bury the electric cables in the lower part of Church Street took place in 2009.  The 
cost was over £24,000, which was split equally between nine households. Not every 
household contributed to the cost. The work to bury the electric cables in the upper part of 
Church Street took place in 2011. The cost was nearly £15,000, which was split between four 
households. Those households also incurred additional costs of £4,040 for trench work.    
There may be a legal requirement to replace existing overhead telephone cables with an 
underground conduit to every household irrespective of whether or not that household is 
currently connected to BT.   The estimated cost to remove all the telephone poles and 
overhead cables in Church Street the cost was around £3,000 per household. At that time, a 
number of households were unwilling to contribute.  However, approximately 50% of 
households have switched from BT to cable from Gigaclear and this may assist at finally 
getting rid of the overhead cables.  BT has proved remarkably unhelpful and expensive in this 
matter. 
 
4. The Village Pond 
 
The Parish Council does carry out routine maintenance of the village pond and there is a 
current programme to clear and clean it. 
 
The other ‘Areas for Improvement’ can be reviewed by the Parish Council. 
 
2.10.2 Woodperry Road and New Road Area – Character Assessment 
 
This area is bounded by Woodperry Road (shown below as the Oxford Greenbelt Way), Sand 
Lane/Path/Roman Way, New Road (the small road to the mast) and the Horton Road. 
 

 
Ordnance Survey Map of the Woodperry Area 
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There are views from various points in the village which are important in creating the special 
character of the place.  Equally there are important views into the village from points outside 
which, were they to be significantly altered, would also damage the visual aspects of the rural 
character of the village.   
 

 
 
Misty View from Woodperry to Brill  
 
The quality of these views need to be judged alongside the built environment as well as the 
landscape itself. 
 

• At first sight, the housing along Woodperry Road is typical example of single sided, 
uncontrolled ribbon development consisting of unremarkable, mid-to-late 20th Century, 
domestic architecture.  Many of the earlier houses have been replaced in recent years by 
larger houses in the more modern idiom.  Taken together, there is now an eclectic mix of 
housing styles which gives a changing variety of views progressively along the road.  
Nowhere is this more clearly seen than from the far side of the Recreation Ground and 
from the Public Footpath on the other side of the open field fronting the western part of 
Woodperry Road.  From this perspective, the view into the village has a quality and charm 
which characterises this part of the village and should be vigorously defended and 
preserved.   
 
• Equally is the very important view to the north from Woodperry Road, looking over 
Otmoor to the Church Tower of Charlton-on-Otmoor and the distant horizon far beyond.  
This is a view of the highest quality and importance and must be preserved. 
 
• There are important glimpses of this view to be had looking north from Roman Way, 
which would be lost if any development were to be allowed to interrupt that vista. 
 
• Skyline development should always be avoided so that, for example, the view in the 
opposite direction, southwards up Roman way from the High Street is preserved as part 
of the rural charm of the village.  Similarly, any skyline development to the south of the 
High Street should be avoided so as not to over dominate and overwhelm the clustered 
character of the centre of the village. 
 
• The view northwards over Otmoor from the garden of the Abingdon Arms is very 
valuable and should be preserved and enhanced in the long term. 
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The full Character Assessment can be found in Appendix 7. 
 
The original houses were predominantly bungalows and although many have been enlarged 
or replaced all the houses have pitched rooves, mainly tiled. There is only one exception with 
a flat roof, which is not in keeping with the other village houses. 
 

 
Bungalows in Woodperry Road  
 
Originally there were 1-storey bungalows, many are now chalet bungalows or 2-storey 
houses.  Looking at roof line some have built sky lights into the roof, but one newer house is 
much higher than the others with 3-stories and while one is built into the roof it is much 
higher than all the surrounding houses over-powering and over-looking them.  It detracts 
from the village style and would possibly be more in keeping in an up-market sea-side 
development. 
 

 
Roofline along Woodperry Road 
 
Most of the houses are brick, natural stone or timber cladding.  Again, one house differs and 
is not in keeping with the rest, although all new developments are supposed to be in-keeping 
with the those surrounding it.  Generally, those with pitched, tiled rooves, constructed of 
natural materials – brick, stone, render or wood are felt to be keeping, while coloured 
cladding, flat rooves and pillars are felt to better fit in towns and seaside developments. 
 
Roads 
 
Woodperry Road is just wide enough for two cars to pass, so it is very important that there is 
no parking on the road and there is sufficient space for cars to park in their own driveway. 
 
New Road is very narrow with insufficient width for two cars to pass along most of the length 
of this road, so it is even more important that all cars are parked in their own driveway. 
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Sand Path at it southern end and along most of its length is a single track, where there is 
insufficient room for pedestrians and cars to pass each other.  Pedestrians have to climb onto 
the verge.  Further north, when this track becomes a road and is named Roman Way it is 
metalled and winder as it nears the pub, but this is a dangerous bend.  
 
Development Potential 
 
There is little development potential along the Woodperry Road itself, unless existing houses 
are demolished and replaced by those of a much higher density, which would detract 
significantly from the rural look of the village and is to be discouraged. 
 
There is a track that leads from Woodperry Road south with 3 current houses, another two 
with planning permission and some fields, one with old cars in it.  There is potential to build 
a few discrete houses without adversely affecting the rest of the village. 
 
There are at least 2 building plots in New Road shown below in green, which were designated 
plots before the Gren Belt was imposed.     All development is subject to Green Belt legislation. 
 
 

 
New Road and Woodperry Road  
 
2.10.3. Wick Farm and Lower Farm 
 
The Full Character Assessment can be found in Appendix 8. 
 
Wick Farm is reached through the Barton housing estate on the north-eastern edge of Oxford 
City.  This is an area of dense housing and there is a large development being built at Barton 
West (Park) next to the existing Barton estate backing onto the Bayswater Brook. The Parish 
Boundary which separates Barton, part of Oxford City and the Parish of Beckley and Stowood 
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is the Bayswater Brook.  This also marks the very important boundary of the Oxford Green 
Belt. The brook floods regularly along its course. 
 
 

 
The Bayswater Brook – The Southern Parish Boundary 
 
Lower Farm and Wick Farm are approached along Barton Village Road.  Instead of dense 
housing the first view is of green fields, hedgerows and trees stretching up the hillside 
northwards towards Beckley village.  There are a few dilapidated remnants of farm equipment 
and old sheds, but the overall view is of green pastures. 

Wick Farm Looking Up Hill North Towards Beckley 
 
Turning left off Barton Village Road there is a track over the Bayswater Brook to Lower Farm.  
This has been developed into a farm house and the barns behind it into 3 houses, all in local 
stone and surrounded by green fields.  The fields are not well maintained. 
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Lower Farm Houses 
 
Turning back into Barton Village Road and driving east approximately two fields along the 
road turns sharp left (north) over the Bayswater Brook again and up a pleasant tree-lined 
drive with fields to left (west) and a wood to the right.   The road then opens up onto Wick 
Farm.  On the right is a very well kept mobile home park with approximately 52 mobile homes. 
 

 
Wick Farm Mobile Homes 
 
Ahead is an impressive old stone gateway which is listed, a number of stone barns used for 
four car repair businesses and the Farm House.  Behind the farmhouse is a listed well house 
and a very fine large barn now in disrepair, which converted would make a very attractive 
home or office premises.  Behind this is some farm machinery which seems to be more 
modern. 
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Wick Farmhouse 
 

 
Wick Farm Great Barn in Disrepair 

 
Other Barns at Wick Farm – Used for Car Businesses 
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Small Barn at Wick Farm – Car Repair Business 
 
The initial reaction when coming from the Barton estate is a welcome view of green pastures, 
hedgerows and trees stretching ahead, even if the fields are not well tended and do not 
appear to be farmed. 
 
Lower Farm is attractive and well maintained.  Wick Farm mobile home park is well 
maintained and most have well maintained gardens. 
 
Wick Farmhouse itself and the barns surrounding it look unloved and in a state of disrepair.  
They could be very attractive if repaired and converted.  Undoubtedly the proximity to and 
approach through the densely built Barton estate detracts from Wick Farm, but does provide 
residents with shops, a GP surgery and school and a bus service every 10 minutes into 
Headington and Oxford. 
 
Development Potential 
 
There is development potential to convert and renovate the large barn at Wick Farm and 
some of the old farm buildings.  There was a planning application in 2012 to convert the large 
barn behind Wick Farm House.1  The application was withdrawn and it is believed that this 
may have been due to the fact that it was likely to be refused. 
 
Conversion of this large ban and other barns would save the buildings and make useful 
housing or commercial premises. 
 
The Full Character Assessment can be found in Appendix 8. 
 
  

                                                 
1  

http://www.southoxon.gov.uk/ccm/support/Main.jsp?MODULE=ApplicationDetails&REF=P11/W2263/LB#ex

actline 
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2.10.4. Outer Areas  
 
The Character Assessment of the Outer Area can be found in Appendix 9. 
 
The Outer Area 3 comprise the houses and farms outside Wick farm and Beckley village. Most 
of the housing plots are large (at least ¼ acre)and some much larger.   There are some semi-
detached houses, but most are detached.  None are terraced. Along the B4027 at Stowood 
there is a mix of former inns and farm buildings, many listed and built in stone.  On Common 
Road, there is Folly Farm with a range of farm buildings and barns and older stone cottages, 
that may once have been buildings for farm workers. On the Horton Road buildings are 
generally built of brick with large plots. Houses are mainly surrounded by hedges or stone 
walls.  New Inn Road has newer buildings, mainly bungalows and former farms. 
 
Otmoor – the lower area of Otmoor Land north of the conservation area is mainly farm land 
with a farm house and barn conversion – Lower Farm and Old Lower Farm House.   It has 
spectacular views across Otmoor a marshy area where the RSPB has established a bird 
reserve.  There are also wonderful views from here into Beckley village and from Beckley 
across Otmoor.  
 

 
Views to Lower Farm and Otmoor 
 
 
The B4027 is a very busy road and a main lorry route.  There are no pavements and walking 
on these roads is difficult and dangerous as there are no paths. 
 
Buildings 
 
There is a mixture of old listed farm buildings and inns along the B4027.  Most are built of 
stone and some thatched.  They are mainly detached in large plots with hedges or stone walls 
surrounding.  There are a few semi-detached properties, some bungalows, but no terraced 
houses.  Newer houses date from post war with a few newer ones, which have been rebuilt. 
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Views 
 
This is an extremely important feature which must be preserved at all cost.  This area is on a 
high ridge and views to and from it are superb.  The views from the south from Oxford and 
Wick Farm for a green verdant backdrop to the city of Oxford and residents of Wick Farm and 
Barton.  Views from Stowood are as far at Stokenchurch cutting on the M40 and Didcot power 
station, with beautiful countryside in between.   
 

 
View from Stowood to Didcot  
 
From Common Road and across Otmoor there are magnificent views for miles both to and 
from the area.  These views of fields and woods must be preserved. 
 
 

 
View from Stowood to Stokenchurch Cutting  
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Views Across Otmoor from Common Road 
 
Development Potential 
 
Although it has been decided that there should be no building in fields and green field sites 
there are some development sites in this area which would meet the criteria decided by 
Parishioners.  These are brown field sites. 
 
One is the farm yard at Royal Oak Farm, which currently houses a number of small businesses 
in the out buildings and a former farm shop, which is now closed and has not been re-let.  
There are other brown field sites – The White House a former scrap yard where construction 
is nearing completion in autumn 2017 for 3 new homes, and a car business in an old quarry 
on the north side of the Horton Road behind Jubilee House. 
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Royal Oak Farmyard 
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3. CONSTRAINTS, OPPORTUNITIES AND THREATS 
3.1.  Constraints 
 
It is important to understand the constraints in Beckley and Stowood Parish, particularly in 
Wick Farm and Beckley village and that will affect where new development could be located.   
There are major constraints – 
 
1. The Green Belt 

2. Beckley Conservation Area 

2. The Main Settlement Boundary of Beckley Village 

3. Views and Vistas  

4. Flooding  

5. Roads – Major and Minor 
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Oxford Green Belt Map 
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3.1.1. The Oxford Green Belt 
 
Beckley and Stowood lies entirely within or is ‘washed over by’ the Oxford Green Belt. 
 
Green Belt serves five purposes: 

1.  to check the unrestricted sprawl of large built-up areas; 
2.  to prevent neighbouring towns merging into one another; 
3.  to assist in safeguarding the countryside from encroachment; 
4.  to preserve the setting and special character of historic towns; and 
5.  to assist in urban regeneration, by encouraging the recycling of derelict and other 

urban land.  
 
Planning Practice Guidance - 9. Protecting Green Belt Land 
89  
A local planning authority should regard the construction of new buildings as inappropriate in 
Green Belt. Exceptions to this are: 
 

• buildings for agriculture and forestry; 

• provision of appropriate facilities for outdoor sport, outdoor recreation and for 
cemeteries, as long as it preserves the openness of the Green Belt and does not conflict 

with the purposes of including land within it; 

• the extension or alteration of a building provided that it does not result in 
disproportionate additions over and above the size of the original building; 

• the replacement of a building, provided the new building is in the same use and not 
materially larger than the one it replaces; 

• limited infilling in villages, and limited affordable housing for local community needs 
under policies set out in the Local Plan; or 

• limited infilling or the partial or complete redevelopment of previously developed sites 
(brownfield land), whether redundant or in continuing use (excluding temporary 

buildings), which would not have a greater impact on the openness of the Green Belt 
and the purpose of including land within it than the existing development. 

Once Green Belts have been defined, local planning authorities should plan positively to 
enhance the beneficial use of the Green Belt, such as looking for opportunities to provide 
access; to provide opportunities for outdoor sport and recreation; to retain and enhance 
landscapes, visual amenity and biodiversity; or to improve damaged and derelict land. 
 
There have been some concerns that planning permission has been given for some ‘materially 
larger buildings’ in the village of Beckley. 
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3.1.2. Beckley Conservation Area 
 
A map and Character Appraisal of the Beckley Conservation Area can be found in section 
2.10.1 and Appendix 6. 
 
A very important aspect of the Character Appraisals states – 
 

“It is important to appreciate that it is the village as a whole which makes the strongest 
architectural impact. The reasons for this are subtle but of great importance from a planning 

and conservation point of view.” 
 
This places great importance on ensuring that any building is sympathetic with those already 
there and is also constructed of local materials and of local design. 
 
3.1.3. Definition of Beckley Village 
 
“South Oxfordshire has not historically defined the edge or boundary of its settlements” [SODC 
Chief Planning Officer] and officially SODC Planning Officers state that there is no ‘main 
settlement boundary’ for Beckley village.   It is felt important to distinguish between the built-
up area of the main village and its surrounding countryside in order to manage development 
proposals accordingly.  
 
3.1.4. Views and Vistas  
 
The Parish has an important number of views and vistas that need to be preserved against 
future development especially from the top of the hill where Beckley and Stowood village is 
built, but also not forgetting the views of the countryside from within Oxford city, notably the 
green fields around Wick Farm.  There are spectacular views from Beckley ridge north towards 
Otmoor from the Conservation Area and to Brill and towards Aylesbury from Woodperry Road 
and from Stowood to Didcot and the Stokenchurch cutting.  These views are important and 
must be preserved at all costs. 
 
3.1.5. Flooding  
 
Flooding occurs regularly along the Bayswater Brook, the boundary between Oxford City and 
the Parish of Beckley and Stowood and the Green Belt.  This problem has been exacerbated 
recently by the development at Barton West (Park), which appears to have caused serious 
additional flooding towards Sescut Farm.  
 
From Beckley village, there are a number of springs along the ridge in Church Street, both 
sides of the High Street and to the east of Otmoor Lane.  These cause local flooding due to 
water run-off after rain and the resultant flooding of roods and sometimes houses needs to 
be stopped. 
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3.1.6. Roads – Major and Minor 
 
The major roads that cross the parish - B4027, Bayswater Road and Horton Road put 
constraints on any development, particularly as there is little scope to increase volume of 
traffic. 
 
The roads within the village of Beckley are congested and particularly in the Conservation 
Area, the older part of the village, as there is no space to accommodate cars as the houses 
were built before they were invented and so they must park in the road.  Traffic congestion 
from the school, RSPB and MOD rifle range make the narrow, often single-track roads 
gridlocked. 
 
In the newer parts of Beckley village some of the most recent developments have left 
insufficient space to park cars within the curtilage of the house, so there is parking on the 
roads, exacerbating congestion. 
 
Any new developments, however limited, must ensure that traffic flow is not further 
compromised by having sufficient parking for all household cars on the property. 
 
3.2. OPPORTUNITIES 
 

The Green Belt 

This safeguards the Parish, to a certain extent, from unscrupulous developers who may wish 
to build at Wick Farm and many other green field sites within the Green Belt of the parish. 

However, along with other towns and villages the residents of the parish have expressed a 
wish to ‘do their share’ and expand at a slow rate and build some new homes. 

While the Neighbourhood Plan Steering Group cannot recommend specific sites, some 
suitable sites have been identified which are compliant under Green Belt legislation, would 

not compromise the look of the parish and in some cases, would enhance it and help to 
preserve important buildings. 

Details will be outlined later in Section 4 – Site Criteria. 
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3.3. THREATS 
 
3.3.1. The Oxford Green Belt 
 
As Beckley and Stowood abuts the outskirts of Oxford City, there have been a number of 
threats of development on the land adjacent to the Barton estate at Wick Farm.  Parishioners 
have been very vociferous in wanting to protect the Green Belt from development. 
 

 
 

Map of Oxford City Council’s expansion plans into all the Green Belt all around Oxford 
 
 
Oxford City Council is keen to expand into the Green Belt surrounding the city, put there to 
stop urban sprawl and expansion. Oxford City Council is building commercial developments 
in preference to the housing it apparently needs. The current calculations of housing need 
look at the forecast of future jobs and surrounding Districts have a duty to ‘co-operate’ with 
unmet housing need.  Oxford City is therefore trying to expand its ’unmet’ housing need into 
the Green Belt around Oxford, including Wick Farm.  Oxford City itself built only 100 homes 
in 2015/6 and lost a court case challenging housing development in favour of commercial 
development. 
 
However, in September 2017 the Department for Communities and Local Government has 
published a reassessment of Housing Need per annum from a suggested new formula.  Oxford 
City has been reduced from 1200-1600 to 746 and South Oxfordshire from 725-825 to 617.  
This will take some pressure from Oxford City, SODC and surrounding District Councils. 
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3.3.2. Oxford City Council Expansion Plans 

 
Map from Oxford City Council Proposals to Develop Wick Farm  
 

Apparently motivated by Oxford City Council’s Local Plan the land owners of Wick Farm, with 
fields joining Barton running along the Oxford ring road from Sescut Farm in Elsfield and 
Woodeaton to ‘Lower Elsfield’ (Christ Church), have lobbied SODC to build enormous 
developments, between Elsfield village and the ring road to join the Oxford City development 
at Barton West (Park) and then Wick Farm and areas in Stanton St John and Forest Hill 
Parishes.   This huge area is show in the map above from Oxford City Council.2 
 

  

                                                 
2 
http://www.oxfordmail.co.uk/NEWS/14801038.Plans_for_3_000_homes_near_Barton_Park_could_include_housing_and_
parking_for_hospital_workers/  

 
 

http://www.oxfordmail.co.uk/NEWS/14801038.Plans_for_3_000_homes_near_Barton_Park_could_include_housing_and_parking_for_hospital_workers/
http://www.oxfordmail.co.uk/NEWS/14801038.Plans_for_3_000_homes_near_Barton_Park_could_include_housing_and_parking_for_hospital_workers/
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Oxford City Local Plan Preferred Options 2016-2036 
 
In summer 2017 a newer version of this plan, ‘Local Plan Preferred Options 2036’ was put out 
for public consultation.   
 
Oxfordshire Strategic Housing Market Assessment (SHMA), which is disputed by other District 
Councils identifies housing need between 24,000 and 32,000 additional new homes 2011-
2031. 
 
An analysis for this Plan of the potential number of development sites from the spread sheet 
of ‘list of potential sites for allocation’ shows a total of 123 sites.  No acreage is given or 
number of potential houses or work units, so analysis can only be performed on the number 
of sites. 
 

ANALYSIS OXFORD CITY COUNCIL DEVELOPMENT SITES LOCAL PLAN 
2036 

No. of 
Sites 

         % 

TOTAL NUMBER OF SITES 123  

Number suitable for housing alone outside Green Belt  43 35% 

Number suitable for housing in Green Belt 7 6% 

Number suitable for business/academia in Green Belt 1 1% 

Number business/academia 38 31% 

Number mixed housing, business & academia 20 16% 

Number rejected 14 11% 

 

It is notable that the number of business and academic sites and mixed sites is larger than 
those solely for housing.  It is also notable that 8 sites are in the Green Belt within Oxford City, 
showing the City Council’s disregard for the importance of the Green Belt. 
 
2.15 Oxford successfully implemented an Article 4 Direction which restricts the loss of Key 
Protected Employment Sites in the Local Plan 2001-2016 through permitted development 
rights. This is to protect against changes of use where planning permission is not required on 
sites that provide an important contribution to Oxford’s economy. The Article 4 Direction 
would continue to protect buildings on these sites from changes from employment uses, 
although it would not be protected against comprehensive redevelopment 
 
Responses to first steps consultation:  
2.18 Some people thought that businesses should be encouraged to locate and grow in the 
city, however many respondents raised concerns about this. It was clear that most people felt 
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there needed to be an appropriate balance between employment and housing.  Many people 
suggested that Oxford’s housing crisis needed to be addressed before more jobs were 
created. 
  
There is a high level of commuting in to the city. According to the 2011 Census 100,000 people 
had their main job in Oxford – 46,000 of them lived outside the city. 
 
In the plan, it states –  
 
1.26 Green Belt areas in Oxford will be appraised using the formal process and tests set out 

by the government. Green Belt areas that do not have important public access value, are not 
in flood plain or of biodiversity importance will be considered for development, if 

development on those sites could take place while the integrity and purpose of the wider 
Green Belt is maintained. The City Council considers that exceptional circumstances exist to 
justify a Green belt boundary review due to the need to support Oxford’s economic success 

and its dependence on the delivery of additional housing to meet housing need. 
 

1.37 Views and setting of Oxford - There are important views of Oxford’s world famous and 
unique skyline from within the city and the surrounding meadows and hillsides. The views of 

the skyline of the historic centre are fundamentally important to Oxford and must be 
protected. Development of new higher buildings will be an important part of 

accommodating necessary growth but must take place in the right locations. New 
interventions in the historic skyline must make a positive contribution if they are to be 

supported alongside views of Oxford’s ‘dreaming spires’. Larger developments of a 
continuous height are unlikely to achieve this. The impact of new developments on the 

historic skyline must be objectively understood and explained. 
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OXFORD CITY COUNCIL LOCAL PLAN 2036 DEVELOPMENT SITES MAP 
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2.16 The Employment Land Assessment (2016) states that the total demand for new B1 
floorspace is forecast to be between 65,800m2 and 105,000m2. The demand for B2/B8 
floorspace is between -0.1 ha and 21.9ha. The report concludes that, the demand for B1 

floorspace in particular but also B2/B8 use, is well in excess of the current supply. This 
reflects the findings from previous economic studies and the views of property agents 

secured through the assessment. The Local Plan 2036 will therefore need to explore how to 
support existing employment sites; re-evaluate the role and designation of district 

centres/employment clusters; and encourage the intensification and modernisation of sites 
 
However, even if this forecast is accurate there is no reason why ‘employment land’ needs to 
be within Oxford City.  Given the stated problems of transport into and out of Oxford, as well 
as within it, there is a good case that additional ‘employment land’ should be provided outside 
Oxford City as SODC and other local councils have recommended, where transport access is 
much better.   
 
3.16 Key employment sectors in Oxford are already facing significant challenges in recruiting 

and retaining staff 
 

As there is a shortage of people to recruit into the new business premises and employment 
that Oxford City want to create it makes more sense that less emphasis and resource is 
devoted to expanding employment in Oxford City and surroundings, since there is neither the 
staff nor the land available.  There are many other areas in the UK, which arguably need the 
new jobs more, and have unemployment and land available. 
 
The number of Jobseeker's Allowance claimants plus those who claim Universal Credit who 
are out of work is currently 1,055, or 0.9% of workers, as of June 2017 in Oxford City - so there 
are few staff to fill any extra jobs created, whereas in the UK as a whole the unemployment 
rate is currently 4.4 % Apr-Jun ’17.  There is therefore more justification to create jobs 
elsewhere, where unemployment is high and there are staff available to fill vacancies. 
 

3.11 The gap between the housing need of Oxford and capacity within the city boundary 
figures is ‘unmet need’. The City Council is working with the other Oxfordshire districts to 

ensure the overall housing needs of the Oxfordshire Housing Market Area are met in 
accordance with national policy. The City Council is working with the districts through the 
Oxfordshire Growth Board to help deliver 15,000 homes in the neighbouring districts by 
2031. This is an agreed unmet need allocation, used as a working basis for current local 

plans in Oxfordshire which will be updated when the Oxford Local Plan is completed. The 
Growth Board has agreed an apportionment split of how much of the 15,000 is to be met in 
each district. The City Council is working with the district councils to ensure the apportioned 

unmet need is delivered through their local plans, and at appropriate locations. Those 
authorities are at various stages of preparing, or partially reviewing, their local plans to 

incorporate their allocated portion of the 15,000 homes. 
 

These figures are based on projected new jobs, which Oxford City is keen to promote as 
increased income generation from Business Rates in the future.  They state that more income 
will be generated from business than housing, especially affordable and social housing, hence 
their strategy to build new businesses in preference to housing. 
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3.12 This Preferred Options Document has not set out options for those developments in 

other districts, because they will be considered through their local plan processes. However 

it is proposed to set out in the Oxford Local Plan some place-shaping principles for the 

integration of potential future sustainable urban extensions to the city, located in 
adjacent local authorities administrative areas. This would help ensure that the urban 

extensions and their communities are as well integrated into Oxford as they can be both in 
function and appearance. The City Council will seek to ensure that the affordable housing 

element of these urban extensions takes into account the needs of Oxford residents, 

including nomination rights for the allocation of these affordable homes. 

3.21 Overall housing target for the plan period National policy aims to meet objectively-

assessed housing needs in full, balanced with other sustainability considerations. The 
preferred option must also be realistic and deliverable. Oxford’s objectively assessed need 

calculated in the SHMA to 2031 would require a delivery of 1600 homes per year. To proceed 

with an option that sets a target for 1600 homes per year would clearly be unrealistic within 
the environmental and physical constraints of Oxford and not a sound policy approach 

because the evidence indicates that there are not nearly enough sites or unconstrained land 
opportunities (capacity) in Oxford to accommodate that level of growth 

3.23 Present evidence indicates that the physical capacity of the city will be for around 7-
8,000 additional homes during the plan period, but further testing of sites is needed to 

further refine this figure 

Responses to first steps consultation: 

4.13 Use of land It is clear from the consultation responses received that views were mixed 

on the idea of a Green Belt review with the possibility of urban extensions. The majority of 

respondents (282) supported the idea of urban extensions close to Oxford. However, a 
significant minority of people (111 respondents) were against any development on Green 

Belt land. Many respondents suggested the City Council should explore a variety of options 

for increasing housing supply within the city, including removing land from the Green Belt 

within Oxford, developing taller buildings in some areas, promoting development on 

previously developed land and considering developing parts of recreational areas that are of 

poor quality or underused. 

According to Oxford City Council there is a high level of commuting into the city. According to 

the 2011 Census 100,000 people had their main job in Oxford – 46,000 of them lived outside 
the city.  Creating more jobs within the city instead of housing will exacerbate the commuting 

and parking problems within Oxford City. 

7.5 The clear priority is to promote sustainable travel over private car use so to help alleviate 

the current issues of congestion and air pollution  ……. Oxford’s existing road network has 
already reached its maximum capacity, resulting in congestion and air quality issues. While 

traffic counts carried out at the inner cordon (which specifies the average number of 

vehicles entering the city centre on any given weekday) shows a stable volume of traffic, the 
outer cordon of Oxford (which indicates the number of vehicles entering Oxford from 

beyond the city boundary) is experiencing an increase annually. The SA Scoping Report 

supports this and concludes that a continuation of existing travel behaviour, especially 
considering Oxford’s potential growth over the plan period, would over-burden the 
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transport network and compromise both Oxford’s character and the quality of life of 

residents. 

 

3.3.3. SODC’s Green Belt Review 
 
One of the threats came from SODC’s Green Belt Review, where there were suggestions to 
take ‘parcels’ of land near Wick Farm and adjacent to Barton out of the Green Belt.  This was 
vigorously opposed and is no longer the plan. 
 
Oxford City Council’s latest Local Plan calls for another Green Belt Review in order to expand 
its supposed unmet housing need into it, but in SODC this was carried out recently. 
 

 
 

Map from SODC Green Belt Review 
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3.3.4. SODC’s Former Local Plan 2031 
 
The former version of the Local Plan also cited Wick Farm as a possible development for 
housing. 

 
Local Plan 2031 Map  
 
The Wick Farm site was vigorously opposed by local residents and in the latest iteration is not 
included. 
 
3.3.5. SODC’s Emerging Local Plan 2033 Second Preferred Options 
 
The Strategic sites in the Emerging Local Plan are- 
 

• Culham 

• Chalgrove 

• Berinsfield 

Many local parishioners responded to the consultation defending the decision not to include 
Wick Farm and Lower Elsfield. However, alternatives were considered in the plan -  
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The following Alternatives have been subject to a Sustainability Appraisal  
 
1.  Chalgrove Airfield 3,500 dwellings within the plan period.  
2.  Harrington Junction 7 M40 3,500 dwellings within the plan period.  
3. Grenoble Road 3,500 dwellings within the plan period.  
4.  Wick Farm 1400 dwellings within the plan period.  
5.  Thornhill 1,000 dwellings within the plan period.  
6. Lower Elsfield 3,500 – 4,000 in the plan period.  
 
A detailed analysis was carried out on each of these sites3 and comments on Wick Farm and 
Lower Elsfield are copied in Appendix 10. 
 
 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                                 
3 

http://www.southoxon.gov.uk/ccm/support/dynamic_serve.jsp?ID=691685320&CODE=06D7B7D923A2A173

AD63CF2F4867499C 
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3.3.6. Oxford to Cambridge Expressway -There is also a threat from the proposed Oxford to Cambridge Expressway – Road Options A, B & C 

 

The National Infrastructure Commission will publish its recommendation on an Oxford to Cambridge Growth Corridor in winter ‘17 of “one million new 
homes and jobs by 2050, including the country’s first new towns in 50 years – tackling the area’s housing shortage, improving local transport connections 
and creating new jobs” [nic.org.uk].  Highways England has begun work to decide the route that the Expressway should take.  There are 3 possible routes 
around Oxford – The first would upgrade the existing A34 and Junction 9 of M40, then run past Bicester towards Milton Keynes (A43/A421); the second 
would create a new road leaving the A34 north of Abingdon then running through 10 miles of Green Belt south of Oxford, then north from Wheatley 
through more Green Belt between Beckley and Stanton St John to Bicester then the A421, and the third would see a new road laid south of Oxford 
through Thame and Haddenham to Aylesbury. 



39 
 

 


