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3 Policy and Design Context 

West End Area Action Plan 2007 - 2016 
3.1 The WEAAP, adopted by Oxford City Council on the 30th June 2008, has been prepared ‘to guide 

future development and change in the West End, the southwest corner of the City centre.’ The 
vision for the area is defined as follows: 

‘Oxford's West End is set to become a vibrant city quarter where shops, restaurants and 

offices will be located alongside homes, new public squares and educational and leisure 

facilities, creating a revitalised centre for life and culture. Dynamic new buildings will be 

arranged around welcoming gathering places. Carefully designed open spaces will provide 

the settings for street performances and public art. A high quality retail offering will attract 

new visitors and encourage them to spend time in the city.’ 

3.2 The Oxpens development site, which incorporates the BRBR site, is identified in the WEAAP as 
site 17.  The Key proposals and considerations for the Oxpens site are summarised as follows: 

• A new pedestrian and cycle bridge across the Thames to join Oxpens Field to the Thames 
Towpath. 

• An attractive frontage onto the river. 

• A new bus priority route along Oxpens Road. 

• A new junction created on Oxpens Road with a new road that will pass through the Oxpens 
site. Junction changes may be implemented at other points along Oxpens Road to give 
buses priority. 

• A new civic square. 

• A new joint City and County Council offices. 

• A hotel. 

• Conference facilities. 

• Commercial leisure facilities. 

• At least 50% of the residential units provided should be houses. 

• Generally a minimum of 50% affordable housing on a site in the West End having the 
capacity for at least ten dwellings. 

• Smaller residential units to be car-free whilst larger dwellings will be able to have one 
parking space. 

• New office accommodation on frontage along Oxpens Road. 

3.3 The WEAAP also summarises other relevant considerations for the development of the site 
including: 



 

     

 Job No Report No Issue no Report Name Page

 STH2644 001 002 BRB (Residuary) Ltd Development Site - Osney Lane, 
Oxford 
 
Access and Highway Review 

 9

 

• Streamlined developer contributions paid on commencement of development with 
opportunity for larger developments to phase contributions. 

• Applicants expected to take part in pre application discussions with the City Council. 

• Planning Delivery Agreements for larger schemes, setting out a framework for negotiations 
to consider development proposals in a timely, well-managed and transparent manner. 

• Production of a Transport Assessment and Travel Plan as part of the package to support a 
planning application. 

WEAAP Appendix 3 – West End Design Code 

3.4 A design code is defined within the document as ‘a set of specific rules or requirements to guide 
the physical development of a site or place. Design coding is focused at an urban scale on the 
delivery of good quality and well-designed places’  

‘The West End Design Code builds on the aspiration and intentions contained in the WEAAP 
… The Code sets out ‘instructions for assembly’ which explain how the aspirations for the 
area can be translated into the new built form of the West End over an extend development 
period.’ 

3.5 The code is not produced to focus development on a specific part of an area or specific 
infrastructure within an area e.g. highways, rather it is intended to translate an area into the 
aspirations defined, in this case, in the WEAAP. Consideration of this within the context of a 
developer or developers own aspirations and intentions will therefore be key and the development 
of the BRBR site either alone or as part of the wider Oxpens site will need to embrace the councils 
design code. 

3.6 Whilst this document is not prepared to provide summary of the West End Design Code we have 
included, at Appendix C, an extract of The Regulating Plan which sets out the proposed urban 
structure for the West End area.  Of particulate note is the inclusion of a spine road (classed as a 
Type 1 Mixed use Main Street in the Design Code) through the Oxpens site connecting Oxpens 
Road, in the vicinity of the existing Oxford Ice Rink, with the Osney Lane / Becket Street / Oxford 
Business Centre junction.   

Oxfordshire Residential Roads Design Guidance 
3.7 Oxfordshire County Council publishes guidelines on their requirements for residential development 

(ORRDG). Relevant sections of the residential development guidance have been summarised 
below. 

3.8 The design philosophy is ‘People before Cars’ following a hierarchy of walking, cycling, public 
transport and finally private car. 

3.9 To achieve permeability there should be a tendency to construct networks from linked roads rather 
than cul-de-sacs and with through traffic excluded from residential areas by design. 

3.10 No residential network should require a drive of more than 400m to reach a higher capacity road 
and more than 1km to reach a 50kph speed road. 

3.11 Various road types are described of which the most relevant are: 
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• Link Road – links residential areas and accommodates non-residential uses. 6.75m wide, 
50kph limit; 

• Major Access Road direct access road to residential area and may serve non residential 
uses. Can serve max 700 dwellings, on a through road, 400 on a loop road and 200 on a 
cul-de-sac, 6.0m, 30kph; 

• Minor Access Road no access restrictions in residential areas. Can serve 200 on loop and 
100 on cul-de-sac, 4.8m 30kph 

• Access Way no access restrictions. Can serve 50 dwellings on loop and 25 cul-de-sac 
4.1m and 30kph. 

3.12 In order to restrict speed it is preferable to use changes of horizontal alignment (i.e. bends), rather 
than physical obstruction, such as speed humps, chicanes etc, which should only be used where 
straight sections of road are required for urban design reasons. 

3.13 If within a residential area, schools, community facilities and small businesses are proposed then 
these must be served by at least a Major Access Road. However if the businesses regularly 
generate large vehicles a Link Road will be required. 

3.14 The guide stipulates various junction visibility and spacing criteria based on the intersecting road 
types. 

3.15 If more than 150 dwellings are served from a single point of vehicle access from the adjacent 
network, an emergency access to that network must be provided. This may take the form of an 
uprated footpath or cycle route. 

3.16 The principle of car free developments is accepted but these would still have to cater for 
emergency and servicing vehicles as well as providing a convincing case that they could function 
without adverse impacts on surrounding areas. 

Manual for Streets 
3.17 Manual for Streets was published in 2007 and, whilst it would be necessary to discuss with County 

Highways to balance suitable design between the guidance in ORRDG and Manual for Streets, the 
latter document does provide greater flexibility when seeking design solutions.  Of particular 
relevance is the shorter visibility splays permitted in Manual for Streets, 22 metres for a 20 mph 
road compared to 33 metres in the ORRDG. 

3.18 Manual for Streets does not specifically define acceptable volumes of dwellings by road 
classification, but focuses on layout of an area or areas and connectivity across the area or areas. 
Furthermore, consideration is giving to vehicle dimensions and carriageway dimensions and the 
need to consider the volume and type of traffic, the purpose of the carriageway and the scale of 
development both as a whole across the area to be developed and the blocks of development, 
including composition and type, within the wider site area. 

3.19 Manual for Streets gives consideration to access to residential developments of emergency 
vehicles, service vehicles and waste collection vehicles.  With regards to emergency vehicles, 
greater flexibility to addressing access is provided than is the case in the ORRDG, of particular 
relevance is the following extract. 
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‘the length of cul-de-sacs or the number of dwellings have been used by local authorities as 
criteria for limiting the size of a development served by a single access route. Authorities 
have often argued that the larger the site, the more likely it is that a single access could be 
blocked for whatever reason. The fire services adopt a less numbers-driven approach and 
consider each application based on a risk assessment for the site, and response time 
requirements. Since the introduction of the Fire and Rescue Services Act 2004, all regions 
have had to produce an Integrated Management Plan setting out response time targets. 
These targets depend on the time required to get fire appliances to a particular area, 
together with the ease of movement within it. It is therefore possible that a layout acceptable 
to the Fire and Rescue Service (FRS) in one area, might be objected to in a more remote 
location; 
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4 Key Constraints 
4.1 The major transport constraint to development of the BRBR site is the potential vehicular access. 

There is only a single point of access onto Osney Lane from the BRBR site, between the entrances 
to the sorting office and the business park. The proximity of these access roads, and Becket Street, 
to the BRBR site access gives rise to potential capacity and safety concerns along with issues for 
accommodating a potential secondary access for emergency vehicles. 

4.2 Review of accident data available for the most recent five year period confirms there is no evidence 
of any existing road safety problems, furthermore traffic speeds are considered to be low due to the 
20mph speed limit and the proximity of the bend between Osney Lane and Becket Street which 
also acts as an additional limit to vehicle speeds. With Osney Lane as the main road, the minimum 
distance between a new access and those on either side should be at least 20m to meet the 
ORRDG. However the spacing of junctions along Osney Lane is such that the required spacing’s 
are unlikely to be achievable. 

4.3 The ORRDG emergency access requirements stipulate a maximum number of 150 dwellings if no 
alternative access is available. If more than one access can be provided, then the numbers could 
be increased up to a maximum of 200 for a cul-de-sac and 400 for a loop, subject to resolution of 
other constraints.  However it is relevant to note that Manual for Streets enables a more flexible 
consideration as to the maximum number of dwellings permitted from any given route. This is as 
referenced in the previous chapter under the summary of Manual for Streets. 

4.4 Other points to note are: 

• The Osney Lane footbridge – the proximity of the steps has the potential to restrict the redesign 
of the Osney Lane / Becket Street / Oxford Business Centre junction 

• Evidence of statutory undertaker’s apparatus at the Osney Lane / Becket Street / Oxford 
Business Centre junction which might need to be relocated.iii 

• The Oxford Business Centre Access Road is not adopted, see Appendix A. 

• Irrespective of the ability to redesign Osney Lane / Becket Street / Oxford Business Centre 
junction ORDDG identifies - ‘Mini roundabouts will not normally be acceptable for accessing 
new developments.’  

 

Photo 4.1  Left Hand Image: Osney Lane Footbridge 

Photo 4.2  Right Hand Image: From Osney Lane, looki ng west, onto Oxford Business Park 
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5 Opportunities 
5.1 Whilst the existing BRBR access from Osney Lane is substandard when considering the guidance 

contained in the ORRDG, it is noted that HGV access would have occurred as part of former and 
current on site uses. Therefore the principle of access to Osney Lane from the site is established, 
although the access does not meet current design standards.  Given the substandard nature of the 
access, the level of development that could be served by the existing access would have to be 
agreed with Oxford City Council.  

5.2 BRBR retain a ‘right of way’ through the adjoining Royal Mail delivery yard, defined on the site 
context plan on page 3, This provides opportunity to ensure an emergency access route can be 
provided to the site from Osney Lane and therefore meet the ORRDG whereby development, in 
excess of 150 dwellings, can be provided.iv  

5.3 It is noted that the suggested alignment of the Type 1 (Mixed Use Main Street) road in the West 
End Area Action Plan (See Appendix C) currently runs from Oxpens Road, via a new junction near 
the existing ice rink, through the BRBR site, before connecting to the Osney Road / Becket Lane 
junction.  Achieving such a junction is likely to require third party land from the Oxford Business 
Centre.  

5.4 Developing the BRBR site as part of the wider West End aspirations, and more specifically 
incorporating the remainder of land associated with the Oxpens site, provides opportunity to 
develop an extensive site. Furthermore it provides much greater opportunity and flexibility when 
considering access and highway network opportunities. Specifically it will enable connection to 
Oxpens Road, facilitating a higher level of development of the BRBR site than is likely to be 
achieved through an access onto Osney Lane alone. 

5.5 In consideration of access from Oxpens Road it would not be necessary for the full Oxpens Road 
frontage of the Oxpens site to be available for development in order to improve access 
opportunities, and in turn the scale of development permitted, to the BRBR site alone.  If part of this 
frontage, for example the northern portion which currently separates the BRBR site from Oxpens 
Road (currently occupied by Kings Mead House and Esso), could be secured it would significantly 
improve access opportunities and scope for development of the BRBR site independently of the 
wider Oxpens site. 

Possible Development Strategy    
5.6 On the basis of the guidance contained in the ORRDG the following residential quantum could be 

achieved depending upon the type of access junction and internal road layout that can be 
achieved.  Provision of residential development at the site is indicative with the opportunity to 
develop a solely residential, mixed use or other development subject to suitable planning policy 
and design considerations.  

• 25 dwellings served from existing access with cul-de-sac layout. 

• 50 dwellings served from existing access with loop layout. 

• 100 dwellings served from existing access or new junction. 

• 200 dwellings served from either existing access or new junction, with loop layout, with 
alternative emergency access. 
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• 400 dwellings served from new junction, with loop layout, with alternative emergency 
access. 

5.7 With the greater flexibility that Manual for Streets now affords it will be necessary to discuss the 
most appropriate access arrangement and emergency access opportunities with the highway 
authority and other relevant parties such as the fire service. 
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Notes / References 
                                                      
i Area identified as per the plan entitled West End Site Development Projects – June 2010. Source: 
www.oxfordwestend.co.uk 
ii Reference taken from www.oxfordshire.gov.uk on the 1st February 2011 
iii As of the 1st February 2011 www.oxfordshire.gov.uk identified that works relating to statutory 
undertaker equipment being undertaken February – March 2011 although it is not thought this will 
result in any highway alterations.   
iv The ability to provide an emergency access does not negate the requirement for the main site 
access to meet relevant design standards. 
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Appendix A 

Highway Boundary 
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Accident Data 
  





TRAFFMAP INTERPRETED LISTING Run on:
25/ 01/2011

AccsMap - Accident Analysis System

CONFIDENTIAL ROAD ACCIDENT INFORMATION: The description of the accident circumstances  (and causation factors if supplied) reflect the reporting officer's 

opinion at the time of reporting and may not be the result of extensive investigation.

(60) months

Notes:Selection:

andAccidents between dates
31/12/201001/01/2006

25/09/2006 Time 1450

Road surface

atMonday A420 OXPENS ROAD AT ZEBRA CROSSING  APPROX 30M N OF J/W OSNEY LANE                 OXFORD

 450687  206091E: N: Junction Detail: 0 Control

Slight

DryFine without high winds Daylight:street lights present

TX1 TRAV S ON A420 OXPENS ROAD APPROACHED ZEBRA XING SLOWED FOR PED TO CROSS-C2 TRAV S DIRECTLY 

BEHIND TX1 FAILED TO SLOW SUFFICIENTLY AND HIT R OF TX1

30Speed limitP4330906Police Ref. 2Casualties 2VehiclesSingle carriagewayRoad Type

0320Parish:482Local Authority:1Facilities0Crossing: Control

Very LikelyVehicle 1Failed to look properly

6th:

5th:

4th:

3rd:

2nd:

1st:

Confidence:Participant:

Causation

Factor:

Vehicle Reference 1 Moving from SN toTaxi/Private hire car Going ahead other

NegativeBreath test37Age of DriverBackFirst point of impact Sex of Driver Male

No skidding, jack-knifing or overturningNot in restricted lane

Casualty Reference: Age: Driver/rider SlightSeverity:Male1 37 Injured by vehicle: 1

Ped. Location 0Ped. Movement Ped. Direction School pupil:Ped. Injury 0

Casualty Reference: Age: Passenger SlightSeverity:Female2 82 Injured by vehicle: 1

Ped. Location 0Ped. Movement Ped. Direction School pupil:Ped. Injury 0

Vehicle Reference 2 Moving from SN toCar Going ahead other

Driver not contactedBreath testAge of DriverFrontFirst point of impact Sex of Driver Male

No skidding, jack-knifing or overturningNot in restricted lane

1Oxfordshire CCRegistered to:



TRAFFMAP INTERPRETED LISTING Run on:
25/ 01/2011

AccsMap - Accident Analysis System

CONFIDENTIAL ROAD ACCIDENT INFORMATION: The description of the accident circumstances  (and causation factors if supplied) reflect the reporting officer's 

opinion at the time of reporting and may not be the result of extensive investigation.

(60) months

Notes:Selection:

andAccidents between dates
31/12/201001/01/2006

10/07/2007 Time 1707

Road surface

atTuesday A420 HOLLYBUSH ROW  JUST N OF ZEBRA CROSSING APPROX 20M N OF J/W OSNEY LANE   OXFORD

 450687  206094E: N: Junction Detail: 0 Control

Slight

DryFine without high winds Daylight:street lights present

C1 TRAV S ON A420 HOLLYBUSH ROAD APPEARS  TO HAVE BRAKED SHARPLY ON APPROACH TO ZEBRA CROSSING AS 

PEDS STEPPED ONTO CROSSING  - C2 FOLLOWING C1 HIT REAR OF C1 (OFFICER MENTIONS TWO VANS POSS AHEAD OF 

C1 BUT INVOLVEMENT UNCLEAR)

30Speed limitP0930707Police Ref. 2Casualties 2VehiclesSingle carriagewayRoad Type

0320Parish:482Local Authority:1Facilities0Crossing: Control

Very Likely

Very Likely

Vehicle 2

Vehicle 2

Vehicle 1

Swerved

Sudden braking

Sudden braking

6th:

5th:

4th:

3rd:

2nd:

1st:

Confidence:Participant:

Causation

Factor:

Vehicle Reference 1 Moving from SN toCar Stopping

NegativeBreath test34Age of DriverBackFirst point of impact Sex of Driver Female

No skidding, jack-knifing or overturningNot in restricted lane

Casualty Reference: Age: Driver/rider SlightSeverity:Female1 34 Injured by vehicle: 1

Ped. Location 0Ped. Movement Ped. Direction School pupil:Ped. Injury 0

Vehicle Reference 2 Moving from SN toCar Stopping

NegativeBreath test23Age of DriverFrontFirst point of impact Sex of Driver Male

No skidding, jack-knifing or overturningNot in restricted lane

Casualty Reference: Age: Passenger SlightSeverity:Female2 23 Injured by vehicle: 2

Ped. Location 0Ped. Movement Ped. Direction School pupil:Ped. Injury 0

2Oxfordshire CCRegistered to:



TRAFFMAP INTERPRETED LISTING Run on:
25/ 01/2011

AccsMap - Accident Analysis System

CONFIDENTIAL ROAD ACCIDENT INFORMATION: The description of the accident circumstances  (and causation factors if supplied) reflect the reporting officer's 

opinion at the time of reporting and may not be the result of extensive investigation.

(60) months

Notes:Selection:

andAccidents between dates
31/12/201001/01/2006

3Oxfordshire CCRegistered to:



TRAFFMAP INTERPRETED LISTING Run on:
25/ 01/2011

AccsMap - Accident Analysis System

CONFIDENTIAL ROAD ACCIDENT INFORMATION: The description of the accident circumstances  (and causation factors if supplied) reflect the reporting officer's 

opinion at the time of reporting and may not be the result of extensive investigation.

(60) months

Notes:Selection:

andAccidents between dates
31/12/201001/01/2006

26/02/2009 Time 1348

Road surface

atThursday A420 OXPENS ROAD J/W OSNEY LANE                    OXFORD

 450685  206073E: N: Junction Detail: 3 4Control

Slight

DryFine without high winds Daylight:street lights present

C1 TRAV N ON A420 OXPENS ROAD AT J/W OSNEY LANE FOLLOWING C2 TRAV N-C2 SLOWED TO ALLOW PED TO CROSS 

CWAY-C1 HIT R OF C2

30Speed limitP2730209Police Ref. 2Casualties 2VehiclesSingle carriagewayRoad Type

0320Parish:482Local Authority:1Facilities0Crossing: Control

Possible

Possible

Vehicle 1

Vehicle 1

Vehicle 1

Following too close

Failed to judge other persons path or speed

Failed to look properly

6th:

5th:

4th:

3rd:

2nd:

1st:

Confidence:Participant:

Causation

Factor:

Vehicle Reference 1 Moving from NS toCar Going ahead other

NegativeBreath test44Age of DriverFrontFirst point of impact Sex of Driver Female

No skidding, jack-knifing or overturningNot in restricted lane

Casualty Reference: Age: Passenger SlightSeverity:Female2 18 Injured by vehicle: 1

Ped. Location 0Ped. Movement Ped. Direction School pupil:Ped. Injury 0

Vehicle Reference 2 Moving from NS toCar Stopping

NegativeBreath test34Age of DriverBackFirst point of impact Sex of Driver Male

No skidding, jack-knifing or overturningNot in restricted lane

Casualty Reference: Age: Passenger SlightSeverity:Male1 35 Injured by vehicle: 2

Ped. Location 0Ped. Movement Ped. Direction School pupil:Ped. Injury 0

4Oxfordshire CCRegistered to:



TRAFFMAP INTERPRETED LISTING Run on:
25/ 01/2011

AccsMap - Accident Analysis System

CONFIDENTIAL ROAD ACCIDENT INFORMATION: The description of the accident circumstances  (and causation factors if supplied) reflect the reporting officer's 

opinion at the time of reporting and may not be the result of extensive investigation.

(60) months

Notes:Selection:

andAccidents between dates
31/12/201001/01/2006

08/06/2010 Time 0940

Road surface

atTuesday A420 HOLLYBUSH ROW AT ZEBRA CROSSING  APPROX 20M N OF J/W OSNEY LANE   OXFORD

 450684  206080E: N: Junction Detail: 3 4Control

Slight

Wet/DampRaining without high winds Daylight:street lights present

C1 TRAV N ON A420 HOLLYBUSH ROW FAILED TO STOP AND GIVEWAY TO TEENAGE PED (18YRS) XING CWAY ON 

ZEBRA XING TRAV E ON A420 - C1 HIT PED THEN FTS

20Speed limitP0710610Police Ref. 1Casualties 1VehiclesSingle carriagewayRoad Type

0320Parish:482Local Authority:1Facilities0Crossing: Control

Possible

Possible

Possible

Possible

Vehicle 1

Vehicle 1

Vehicle 1

Vehicle 1

Nervous/Uncertain/Panic

Failed to look properly

Vehicle blind spot

Rain, sleet, snow, or fog

6th:

5th:

4th:

3rd:

2nd:

1st:

Confidence:Participant:

Causation

Factor:

Vehicle Reference 1 Moving from NS toCar Going ahead other

Driver not contactedBreath testAge of DriverNearsideFirst point of impact Sex of Driver Not traced

No skidding, jack-knifing or overturningNot in restricted lane

Casualty Reference: Age: Pedestrian SlightSeverity:Male1 18 Injured by vehicle: 1

Ped. Location 1 1 3 0Ped. Movement Ped. Direction School pupil:Ped. Injury 0

5Oxfordshire CCRegistered to:



TRAFFMAP INTERPRETED LISTING Run on:
25/ 01/2011

AccsMap - Accident Analysis System

CONFIDENTIAL ROAD ACCIDENT INFORMATION: The description of the accident circumstances  (and causation factors if supplied) reflect the reporting officer's 

opinion at the time of reporting and may not be the result of extensive investigation.

(60) months

Notes:Selection:

andAccidents between dates
31/12/201001/01/2006

Accidents involving:

Vehicles only

Motor cycles

Bicycles

Total

Fatal Serious Slight Total

Casualties:

Vehicle Driver

Passenger

Motorcyclist

Cyclist

Pedestrian

Total

Fatal Serious Slight Total

 4

 4 0 0  4

 0 0 0 0

 0  0  0  0

 0  0  4

 0  0  2  2

 0  0  4  4

 0  0  0  0

 0  0  0  0

 0  0  1  1

 7 7 0  0

6Oxfordshire CCRegistered to:
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Appendix C 

WEAAP - The Regulating Plan 
  






