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APPENDIX 5. LIST OF LOCAL GROUPS
BECKLEY GROUPS
Beckley and Stowood Parish Council
Clerk – Sue Cox
Chairman – David Scott
Vice Chairman- Michael Soanes
Chris Cox
Vivienne Rust
Ginette Camps-Walsh
Village Hall Committee
Chairman - Geoffrey Mills
The Assumption of the Blessed Virgin Mary Church
Gina Robson - Churchwarden
Rev’d Andrew Prithard-Keens
Pam Edmonds-Seal
Beckley Open Day
Gina Robson
Beckley Art Box
Mike Hobbs
Beckley and Area Community Benefit Society Ltd (Pub)
Web: www.bacbs.org, Email: info@bacbs.org
Art Group
Beckley Network, Our Good Neighbour Scheme
Gina Robson
Beckley Village Interest Group
Judy Bushrod
Beckley Bells
Celia Crowley - Chairperson
Beckley Book Group
Chris Britton - Chairperson
Twinning with St Louans
Sue Roberts
Men of Beckley
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Steve Smith
Community Orchard Group
Nick Crowley
Otmoor Collective
Becky Paton
Beckley Sports and Social Group
David Drew and David White
Beckley Village Hall 150 Club
Ted Cloke
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APPENDIX 6. CONSERVATION AREA APPRAISAL SODC
INTRODUCTION
The 1990 Planning (Listed Buildings and Conservation Areas) Act places a duty on every local
planning authority to determine which parts of their area are areas of special architectural or
historic interest, the character or appearance of which it is desirable to preserve or enhance.
The Act also states that the local planning authority should, from time to time, formulate and
publish proposals for the preservation and enhancement of these conservation areas.
This document is an appraisal of the Beckley conservation area to give an overview of the
established character to be preserved and to identify possible areas for future enhancement.
It is intended to assist in defining what is of special architectural or historic importance, what
should be protected and to give guidance as to the form, style and location of future change
and development.
The document is divided into various sections as follows:
1) The History of the Area
This covers the period from prehistory to the present day. It includes significant architectural
history, important dates and references to people and events that have helped to shape the
area we see today.
2) The Established Character
This is an assessment of the existing character, including the topography of the area, the
vernacular style, predominant building materials and natural or man-made features of local
interest.
3) Possible Areas for Enhancement
These can range from major areas for environmental improvement, to very minor works of
repair and redecoration.
4) Existing Conservation Policies
This is an extract from the South Oxfordshire Local Plan identifying policies relating to listed
buildings and conservation areas.
5) Plan of the Conservation Area
This is a scale plan of the area which aims to identify the elements which contribute to the
character. The plan includes the conservation area boundary, listed buildings (buildings
identified by the Department of Culture, Media and Sport as being of special architectural or
historic interest), former Grade III listed buildings (a now obsolete category but where the
buildings may still be of architectural or historic interest) and other buildings of local note.
This latter group consists of buildings that play a part in establishing the character of the street
scene but have not yet been considered to be of sufficient importance to meet the current
criteria for listing. Recent government guidance contained in PPG.15-Planning and the
Historic Environment indicates, however, that there is a presumption against the demolition
of such buildings. Important trees are also identified. These are usually highly visible from
public places and/or they contribute to the setting of a listed building. Important open spaces
are identified as these are a vital element in the character of an area. Character is defined not
just by buildings, walls and trees, but also by the spaces between them. These contribute to
the setting of buildings. They allow views around the area and they are often an important
element in the historical development of a settlement.
Important unlisted walls are identified. These are usually built of local materials and help to
define spaces and frame views. Lastly, important views into, out of and around the
conservation area are identified. It should be appreciated that a conservation area’s character
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does not end with a line drawn on a map. Often the character is closely associated with
attractive views out to surrounding countryside, sometimes via gaps between buildings.
Views within an area such as that to a church or particularly attractive group of buildings are
also important.
6) Archaeological Constraint Plan
The character and history of an area are closely linked to its archaeological remains. This plan
identifies the location of ancient monuments, earthworks and known cropmarks, find spots,
archaeological sites and linear works. If nothing has yet been identified within an area then
this map will be blank, but this does not mean that the area is necessarily archaeologically
sterile.
BECKLEY
1) The History of the Area
There is some evidence for settlement in the Beckley area as early as the late Bronze Age
(c.2000 BC), but the earliest clear sign of occupation comes from the site of a Romano-British
villa which was discovered just east of the village in 1862. The Roman road from Dorchester
to Bicester crosses the parish, its course coming closest to the present-day village in the form
of a cutting down Sandy Path (Roman Way), past the Abingdon Arms and then off across
Otmoor to Alchester, the site of a Roman town near Bicester.
This Roman presence may have encouraged Anglo-Saxon settlement in the area and the
name of the village, which is of Saxon origin, means "Becca' s wood or clearing". The long held
belief however, that King Alfred had a palace here is based on a misreading of his will which
in fact refers to "Becchanlea" in Sussex.
From the earliest days Beckley has lived by farming although it has never thrived. There were
about 70 people in the village at the time of the Domesday survey in 1086 but still only 79 at
the time of the 1377 poll tax. The village has never been as prosperous as its near neighbour
of Horton (Bucks), which was built on good soil on the edge of Otmoor, whereas Beckley was
established on top of the poorer ridge of calcareous grit and coral rag.
The Normans created the "honour" of Beckley and this passed through several hands to Guy
St. Valery, who in 1112 was reported to be living in a "castellated" building, often referred to
as the Palace of St. Valery. Although no trace of this now remains, the moat and earthworks
could still be seen in the 19th century in the open field in the middle of the village to the north
of the Abingdon Arms.
In 1227 Richard, Earl of Cornwall, son of King John, acquired the honour. Richard had already
enclosed Beckley Park between 1192 and 1197 with a stone wall, fragmentary parts of which
still remain to the east of the village. In 1229 he stocked the park with deer, which reputedly
were often poached by Oxford scholars. Many English kings, including Henry III, Edward III,
Henry IV and Edward IV are said to have hunted deer and wild boar in the park and a hunting
lodge was built for their use. Thus were established the links with the crown, which must have
had a profound effect on life in Beckley during the Middle Ages.
Traces of the original royal hunting lodge can still be seen in a field to the north of the village
but this first building was destroyed not long after its completion. Some worked stones from
the site have been found, however, in nearby cottages and walls, while the lodge itself was
rebuilt further down the hill on the site of the present-day Lower Park Farm.
The most important house in the area is Beckley Park which was built c.1540 by Lord Williams
of Thame. Lord Williams, as a favourite of Henry VIII, profited from the Dissolution of the
Monasteries and the house and land remained the property of his descendants, the Earls of
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Abingdon until the estate was sold in 1924. The house escaped alteration in the 18th and 19th
centuries and with its classic ' E' plan remains one of the best-preserved small Tudor houses
in the country.
Along with growing crops such as wheat, rye, barley, peas and turnips, the surrounding
forests and woodland were important to the village economy. Timber from Beckley Park was
much used in the building industry and in 1457 twelve oaks were used in the construction of
All Souls College, Oxford.
No inhabitant or perceptive visitor to Beckley can fail to be affected by the wide sweep of
Otmoor to the north with its air of mystery and isolation. The moor has always played an
important role in the life of the "seven towns" which surround it, including Beckley. The
villagers enjoyed grazing rights over the moor until enclosure took place in the early 19th
century which led to the famous Otmoor riots. The loss of grazing caused severe economic
hardship for the villagers which was made worse by the national agricultural depression of
the late 19th century. Today the moor is once more drained and, despite the continuing
presence of a small-arms rifle range, is again mostly used for agriculture, although on several
occasions there have been proposals to create a large reservoir.
Historically the comparative inaccessibility of Beckley meant that the village remained small
and the unusual fact that the three ancient roads at three ends of the village (Church lane,
Otmoor Lane and the track to Middle Path Farm) now lead only to open countryside has
contributed to a lack of development in more recent years. Similarly, changing social patterns
and the emergence of strong planning constraints have also helped to protect the historic
form of the village. Today farming is still important but most of the residents now work in
Oxford or commute to London or elsewhere. The settlement was first designated as a
conservation area on 11 December 1984 and the boundaries of the area extended on 18
December 1997.
Beckley Conservation Area – a character study South Oxfordshire District Council – 26/6/98
5
2) The Established Character
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. Although the village has no ' centre' , the junction of High Street and Church
Street by the church is certainly a focal point in the broadly U-shaped plan, formed by Church
Street, High Street and Otmoor Lane which circle the higher ground and largely define the
extent of the historic settlement. It is likely that dense woodland once provided shelter from
the prevailing south-westerly winds and that the many freshwater springs and the
commanding view over Otmoor outweighed the disadvantages of a northerly aspect in the
establishment of the settlement here.
Many of the older houses and walls in the village are built of the local limestone, coral rag,
obtained from quarries which are now closed, although the medieval palace was also a source
of stone for some dwellings. The majority of cottages were probably thatched and several
thatch roofs still survive. However, many were replaced in the 18th and 19th centuries with
locally made clay peg-tiles. Some old roofs have also been replaced with slate or machinemade tiles. There are some properties built of buff stock brick and rendered walls can also be
13

found. There is a variety of roof forms but many cottages have steeply pitched roofs, often
with dormers and simple, unfussy details to verges and eaves.
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 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.
Geographers, archaeologists and historians have identified two main village forms; the socalled ' squared' or village-green type and the ' roadside' or linear village. Beckley is a roadside
village, but unlike the majority of roadside villages, which are often just a string of houses
pushed aside by a busy road which runs through them, in Beckley the houses manage to '
contain' the road. Two elements intensify this impression. One is the absence of through
traffic so that people commonly stroll along the carriageway; the other is the enclosing effect
of the high banks and stone walls which run through a surprisingly large part of the village.
They ' compress' the road space in a visually satisfying way, creating in the process a real
sense of place for Beckley. This effect is enhanced by high, close-clipped shrubs and hedges.
There are many grass verges and banks which come directly to the road edge and these soften
the harshness. The short stretch of granite setts which forms the kerb along one side of
Church Lane and High Road also enhances the street scene. One has the unusual sensation in
Beckley that the road is as much for pedestrians as for motor vehicles.
The attraction of Beckley lies as much in its topographical setting and landscape as in its
buildings. There are groups of forest trees on the higher slopes on each side of the village but
few really large trees, probably due to the greater exposure and thinner soils. There are
important groups of trees around Grove House and at the eastern end of the village leading
to Upper Park Farm, while, the gardens behind the Abingdon Arms public house are
particularly attractive. The extension to the conservation area includes the woodland '
nursery' to the south of the village along New Inn Road.
A large scale map of the conservation area identifying the location of traditional street
furniture worthy of retention and attractive road surfaces and paving materials has been
produced and is available for inspection at the District Council Offices by appointment.
An essential feature of the village is the outstanding view with its vast skyline out across
Otmoor which can be gained from several vantage points, including above Grove House, at
the end of Church Lane, from the site of Beckley Palace and from Roman Way. The
undeveloped nature of the Beckley Palace site is an essential element in retaining this view.
Pressure to live, and therefore to build, in Beckley is intense, due to its attractive character,
especially in the area defined by the conservation area. Ironically this threatens the very
elements in the village which make it so desirable, namely its modest scale, its solitude and
the predominance of traditional building styles and materials. Where development, extension
or alteration is acceptable, careful attention needs to be paid to important details such as the
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use of correct mortar mixes and pointing details for brick and stonework and the choice of
the best quality materials.
There has been some modern infill construction within the conservation area, but the
majority of post-war development has been higher up on the Woodperry Road in the form of
ribbon development which, unfortunately has little in common with the historic form of the
village or local building traditions. Development is looser and less enclosed in the extension
of the conservation area along Otmoor Lane. Here there has been some rather unfortunate
infilling of gaps with modern development, but the area still retains its own distinctive
character, its loose-knit nature forming a marked but attractive contrast with the denser
settlement found along High Street and, to a lesser extent, Church Street.
3) Possible Areas for Enhancement
Beckley is an attractive village that is obviously well maintained and cared for by its residents.
As a result there are few areas where there is a need for large scale schemes of environmental
improvement. However, the opportunity does exist to carry out small scale works which could
improve the streetscene for residents and visitors alike.
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.
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.
A large-scale map of traditional street furniture and attractive road surfaces and paving
materials has been produced (see Section 2 'The Established Character').
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.
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.
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
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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.
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APPENDIX 7. CHARACTER ASSESSMENT FOR THE WOODPERRY ROAD AREA
SPACES: GAPS BETWEEN BUILT ELEMENTS – STREETS, GARDENS, ETC.
Hints: Formal, building plots (size, building position, etc), means of enclosure, gaps, open, narrow, winding,
straight, type of use, paving/surface materials, street furniture, usability, impact of traffic.
The Woodperry Road area of Beckley village is outside the Conservation area and to the east
and continuous with the old part of the village and conservation area. With the exception of
a row of bungalows, which provide social housing and two substantial semi-detached houses
all other houses are detached with gardens surrounding the houses. The gardens and green
space are an important feature of the village both front, back and to each side of the houses.
The boundaries between the houses are hedging with some fencing, which gives important
spacing between houses and more privacy. All houses have front gardens and most have
verges and hedges, which give a verdant county look to this are of Beckley village and the
parish.

SCORE:

Woodperry Road is a ribbon development, originally with a number of bungalows. Over the
years some of these have been enlarged, made into chalet bungalows or demolished. Most
recently, the newly rebuilt houses have taken up all or most of the site from side to side
between the houses. This is undesirable, as it spoils the overall look and makes it looks highly
developed, it reduces green space between houses, which is important to maintain the rural
feel and it renders houses too close to one another, overlooking neighbours and diminishing
privacy.

3

Sand Path/Sandy Lane/ Roman Road is in the main an unmetalled lane in the south with fields
on one side and development on the other. Further into the village into the north it becomes
a metalled road and part of the village road continuous with the Woodperry Road with
housing on both sides. Originally there were number of bungalows along this lane, but since
planning permission was given to replace one with a 3- storey house others have been
enlarged as well.

-3

5

5
New Road is a smaller road to the south of, but parallel with, Woodperry Road. It spurs off
New Inn Road to the mast. It has continuous development on one side apart from several
building plots, which were building plots before the area became Green Belt. The building
line is continuous on the north side of the road and infilling on the vacant building plots would
not detract from development of the village, providing the houses were in keeping with the
others in the row. On the other side of the road to the south is a field used for grazing. As
with the other roads there is green space between the houses and plots.

BUILDINGS:
Hints: Contribution of buildings to the space, size, scale, form (terraced, etc), frontage onto street, materials,
windows, doors, condition, use, visible alterations.
Although the buildings in this area are an eclectic mix there are many design features that
bring them together – the pitched tiled rooves, the natural materials of brick or render,
smaller cottage style windows, a village house or cottage look, a lot of green space, garden
and verges to the front and sides of the buildings, two stories - mindful of neighbours’ privacy

SCORE:
4
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and projection on the skyline. They have driveways substantial enough to take all the family
cars.
The original buildings in Woodperry Road were probably bungalows, now much in demand for
older people. Gradually with infilling and demolition and replacement larger houses have
been built along this ribbon development. Similarly, along Sand Path and New Road the
original houses were bungalows, many of which have been enhanced, modified and enlarged.
Rooves are an important design feature. Originally in the old village conservation area these
would have been thatched and sharply pitched, normally at 60°. This gives a very visually
attractive effect. Many people find long sloping sharply pitched rooves, as with thatched
house, very pleasing and visually attractive. Many have been replaced with tiles. The pitched,
tiled rooves have been reflected in the Woodperry Road Are. All the houses have pitched,
tiled rooves, which are visually attractive. There is one exception of a recent building with a
flat roof, which is not generally considered to be in keeping with the other houses. Another
recent replacement building has a small shallow pitched high roof and is considerably higher
than surrounding houses, which again is not in keeping and does not enhance other buildings.
Driveways are a mixture of porous materials such as gravel and non-porous such as tarmac.
There is a significant risk of flooding down the hills after rain – rain water run-off, which
threatens many village houses.

5

5

-3

-5

While development in the Green Belt is confined to replacing any building with one the same
size this rule has not been enforced with some recent development, where one bungalow has
been replaced with 2 x 2 -storey 4-bedroom houses. This detracts significantly from the look
and appeal of the village, by increasing housing density from a rural look to looking like a
town development.
VIEWS:
Hints: Within the space (long, short, intimate, glimpsed, channelled, wide), focal points, streetscape (how
buildings and streets work together), roofscape, views out of the space (long/short distance, high level).
As the Woodperry Road Area is on top of the escarpment there are very important views from SCORE:
Woodperry Road itself across to Brill and Otmoor. These must be preserved by ensuring that
5
there is no building on the north side of the road in the fields.
GREENERY & LANDSCAPE FEATURES:
Hints: Contribution of trees and plants (colours, shade), hard/urban, private or public, water, changing levels
There are fields surrounding the Woodperry Road area – the north side of Woodperry Road
itself with distant panoramic views across Otmoor and to Brill. There are similar views from
Sand Path across the west of Otmoor and across the road south at New Road.

SCORE:
5

LIGHT/DARK: SHADING, TIME OF DAY/NIGHT
There are few trees along the roads, shading them, but many in gardens and in hedgerows of
surrounding fields. There are no street lights

SCORE:
0
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NOISE & SMELL: MAN MADE OR NATURAL
There is little noise apart from traffic and agricultural machinery for short periods. There are
occasional smells mainly from muck spreading on the fields opposite.

SCORE:

SPIRIT OF PLACE:

TOTAL:

2

An eclectic mixture of newer village style houses and bungalows with pitched rooves, mainly
of brick or rendered 2 storey or 1, surrounded by fields and views.
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APPENDIX 8. CHARACTER ASSESSMENT WICK FARM

SURVEY DETAILS
STREET/BUILDING
/
AREA NAME

Wick Farm and Lower Farm Barton – Beckley and Stowood Parish

DATE

March 2017

TIME

Afternoon

WEATHER

Sunny

INITIAL REACTION
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 is the Bayswater
Brook. This also marks the very important boundary of the Oxford Green Belt. The brook floods
regularly along its course.
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.
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.
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.
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 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.
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 Barton estate detracts significantly from Wick Farm, but does provide
residents with shops, a GP surgery and school and a bus service every 10 minutes into
20
Headington and Oxford

2: SPACES: A ‘space’ is normally the gap between buildings and other features. They may be
formally designed or develop informally over time. They may be enclosed by surrounding buildings,
trees and foliage, have structure created by the alignment and spacing of surrounding buildings or
property boundaries, and be narrow or wide and open. The character of areas can depend on their
uses and vibrancy, as well as the choice of paving, kerbs, seating, telephone or post boxes or the
presence of formal planting or other greenery.
FEATURE

COMMENTS

FORMAL / INFORMAL
SPACES

There are no formal spaces, apart from fields and the 0
roads and farmyards of Wick Farm and Lower Farm.

GAPS BETWEEN
BUILDINGS

There are no community buildings and nowhere for -4
local residents to meet.
The old farm buildings have traditional farm yards and
stone walls.

MEANS OF ENCLOSURE

BUILDING PLOTS

WIDE/OPEN SPACES

VALUE
-5 TO +5

The farm buildings in Lower Farm have some stone +5
walls from the original farm yard as does Wick Farm.
0
The mobile homes are enclosed mainly by fencing.
None, but there was a planning application in 2012
to convert the large barn behind Wick Farm House
http://www.southoxon.gov.uk/ccm/support/Main.jsp
?MODULE=ApplicationDetails&REF=P11/W2263/LB#ex
actline
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.
+4
Fields

NARROW / ENCLOSED
SPACES

None

WINDING / STRAIGHT
SPACES

None

RELATIONSHIP OF THE
SPACE TO BUILDINGS
AND STRUCTURES

Surrounded by fields, the mobile home site is dense,
but farm yards not.

USES AND ACTIVITY

Mixed residential with 4 car repair businesses and a
farm that is neglected.
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PAVING MATERIALS

STREET FURNITURE

n/a no pavements, roads ways to Wick Farm concrete
and yards a mix of track, some tarmac and earth etc -3
Could be more attractive
None

IMPACT OF VEHICLES
AND TRAFFIC

Minimal

USABILITY AND
ACCESSIBILITY OF THE
SPACE

Access is via the Barton estate large HGVs would have
difficulty although there is access for farm vehicles via 0
another access from the Bayswater Road.

+3
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3.0 BUILDINGS: Do buildings make an important contribution to the character of the area and if so
what features are significant to their contribution? Do buildings reflect an important period in the area’s
history and is this reflected in their past or current use? Do buildings share a uniform scale and size,
or is there a high degree of variation that is visually attractive? Are the buildings very old or do they
form a single development with shared or similar architectural detailing? Do styles of windows, doors
or other features add to the visual interest of the buildings, reflect their origins and use, or form part of
a designed scheme? What condition are the buildings in? Have changes increased or reduced their
interest, or have they lost important features?
FEATURE

COMMENTS

CONTRIBUTION OF
BUILDINGS TO THE
SPACE

Lower Farm contributes very positively to the space, is
+4
attractive and well maintained
Wick Farm and its buildings are in a dilapidated and does
contribute something, but with repair could enhance the +1
space considerably
+2
The mobile home park is well maintained and provides
necessary lower cost housing
See map

SIZE/SCALE

AGE

VALUE
-5 TO +5

At the time of the planning application for converting
the barns and outbuildings the land with Lower Farm
consisted of 12 acres
“Wick Farm (also known as Headington Wick) in Barton,
Headington was already in existence in the thirteenth
century…. The present farmhouse was built in the mid- or
late eighteenth century, and is Grade II listed. The barn
behind the well house, and the gate piers and walls, are
the same age and are also listed structures. The well
house that can be seen to the left is older and is Grade II*
listed …. dates from about 1660” (Listing)
Lower Farm does not appear to be listed and its age is
unknown, but the house is constructed of stone and the
barns were converted in approximately 1995.

MATERIALS

Farm houses and buildings stone walls, rooves tile for
farm houses, but many of the barns have corrugated iron
rooves
WINDOWS

Wood of various designs many of the barns have open
unglazed windows

DOORS

Some old barn doors

ROOFS / CHIMNEYS /
GABLES

As above
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USES (PAST AND
PRESENT)

Lower Farm and Wick Farm were both used for
agriculture originally. Now Lower Farm is residential and
Wick Farm House is residential while some of the barns
are used as business premises.
Some of the land is used for mobile homes

CAN YOU TELL IF A
BUILDING HAS BEEN
ALTERED?

CONDITION

Lower Farm and its outbuildings has certainly been
converted to residential use – planning application 1995
Wick Farm House has had some of the windows blanked
out. Barns have had original rooves replaced with
corrugated iron.
Wick Farm barns and buildings is in a considerable state -4
of disrepair and looks sad.

4.0 VIEWS: Are there views of interest and distinction? Is a view well known because of a historical
event, painting, prose or poetry, or is it popular with local residents as a part of a public place? Are
views glimpsed through gaps between buildings, channelled by lines of trees or buildings, or open and
expansive? Does the shape of a street create a series of views, or is a single viewing point particularly
important? What features of the view contribute to its interest? Does a landmark, such as a building
or group of trees, form a focal point? Does the view include an attractive frontage or roofscape? Is the
view urban or rural in character? Do background features like the city’s rural setting contribute to the
view’s attractiveness?
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FEATURE
HISTORIC / POPULAR
VIEWS

COMMENTS

VALUE
-5 TO +5

The agricultural land around Wick Farm forms
important views both as a backdrop from Oxford City of +5
green fields up a hillside to the north east of Oxford and
more locally for the residents of Wick Farm and Barton.

FORM OF VIEW:
SHORT OR LONG,
UNFOLDING,
GLIMPSED, CHANNELLED
OR WIDE AND OPEN
FOCAL POINTS

STREETSCAPE

ROOFSCAPE

URBAN/RURAL VIEWS

Unattractive urban views towards the Barton estate.
Important meadows and hedgerows around the
buildings in the adjacent fields.

VIEWS OUT OF THE
SPACE

Those from Oxford form an important verdant
backdrop for the City.
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5.0 LANDSCAPE: What landscape features contribute to the area’s character and how do they
affect it? Do hedgerows or grass verges create a rural feel or do street trees provide a leafy suburban
character. What hard surfaces are present, are they attractively designed or do they use materials
that are out of keeping with the area? Does their maintenance affect their contribution? Is a river of
canal a significant feature in the area? Does it have scenic or wildlife value?
FEATURE

COMMENTS

LEAFY AND/OR GREEN
IMAGE

This green pastures and hedgerows going up the hill
forms a pleasant verdant backdrop for the residents, the
Barton estate and Oxford

HARD URBAN
LANDSCAPE
PUBLIC/PRIVATE
GREENERY
DOES WATER FORM A
KEY FEATURE OF THE
AREA

VALUE
-5 TO +5

+5

Apart from Lower Farm this could be improved
considerably

+2

No public greenery, but farm land which is very valuable
to local residents and those in Oxford

+5

The Bayswater Brook is an important geographical
division between the Parish and Oxford City and Oxford
City and the Green Belt. It could do with cleaning up
though.

+2

TOPOGRAPHY

The land rises steeply from the Bayswater Brook at
approximately 65metres above sea level to >100metres
above Wick Farm rising ultimately to 141 behind
Stowood

+5

6.0 AMBIENCE: Many less tangible features, such as activity, changes in light during the day,
shadows and reflections affect reaction to an area. How does the area change between day and
night? Do dark corners or alleyways feel unsafe at night time? What smells and noises are you aware
of and is the area busy or tranquil? What affect, if any, does vehicle traffic have on character?
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FEATURE

COMMENTS

VALUE
-5 TO +5

ACTIVITIES

Very little community activity, no community networks
A few small businesses and a farm that is neglected.

LEVEL OF ACTIVITY

Low

TRAFFIC

Low

DARK, SHADY, LIGHT,
AIRY

n/a

DAY AND NIGHT

n/a

SMELLS

None on survey but may be some from farming at
different times of the year

NOISES

School, residents of Barton

7.0: FINAL REACTION: Take a moment to consider the notes and scores that you made, in your
initial reactions survey sheet and the subsequent pages. Are there any features that you would now
rate as having a greater positive or negative value, or are there particular aspects of these features
that you would highlight as having a high significance to the character of the area? Try ranking the
features in order of their relative importance in forming the area’s character and appearance.
RANK IN ORDER OF CONTRIBUTION BETWEEN 1 (HIGH) AND 9 (LOW)
FEATURE

EXAMPLE

YOUR HIERARCHY

BUILDINGS

1

3 – Wick Farm needs
renovating

SPACES

5

LONG/SHORT VIEWS

2

1

LIGHT/DARK

4

n/a

SURFACES

3

n/a

GREENERY & LANDSCAPE
FEATURES

6

2

NOISE, SMELL AND TRAFFIC

7
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8.0 SPIRIT OF PLACE: Having undertaken the survey and scoring now try to sum up the
character of the area in a few brief sentences, picking out the most significant positive and negative
features of its character and appearance.

The approach through the densely-built Barton estate detracts from Wick Farm, but does provide
residents with a higher level of facilities than other parts of the Parish – shops, a GP surgery and a
bus service to Oxford.
Wick Farm buildings are neglected and could be made to be quite attractive if renovated. The
large barn in particular would make a most attractive home or commercial premises if permission
were given for conversion. It is likely to be at risk if permission is not given.
The mobile homes are reasonably neat and provide lower cost homes. Most are very well tended
with nice gardens.
Lower Farm is well cared for and attractive.
The fields, meadows and hedgerows of Wick Farm make a very pleasant green backdrop to the city
of Oxford, which would be lost if development were allowed. The footpaths are a very important
leisure and landscape feature
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APPENDIX 9. CHARACTER ASSESSMENT – OUTER AREA
SPACES: GAPS BETWEEN BUILT ELEMENTS – STREETS, GARDENS, ETC.
Hints: Formal, building plots (size, building position, etc), means of enclosure, gaps, open, narrow, winding, straight, type
of use, paving/surface materials, street furniture, usability, impact of traffic.

SCORE:
The Outer Area 3 comprise the houses and farms outside Wick farm and Beckley village. Most of the
building plots are large at least ¼ acre and some much larger. There are some semi-detached houses,
but most are detached. None are terraced. On 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 also and newer
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 with 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.

4.5

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:
Hints: Contribution of buildings to the space, size, scale, form (terraced, etc), frontage onto street, materials, windows,
doors, condition, use, visible alterations.

SCORE:
Along B4027 many of the former farm buildings or inns are made of local stone. There were a number
of inns as B4027 was the main road from London to Worcester and an old drovers road. While richer
passengers would stay in inns and hotels in Islip travellers and drovers would stay in inns in Stowood
such as Red Lion Inn (rebuilt into a pair of semi-detached houses), The Royal Oak, New Inn and the
White House. Lodge Farm with newer cottages is thought to be very old, made of stone, with origins in
the 13th century
Common Road has Folly Farm with an original stone farmhouse with later brick additions and cottages
mainly of stone, with some later buildings in brick. There are a number of large newer agricultural
barns. There are a number of fields, mainly arable.
New Inn Road from the village of Beckley comprises fields on each side until New Road, which leads to
the mast. After this there are a few houses, some former farms, on the left. These were mainly
originally post war wooden bungalows, many of which are being rebuilt or extended, with a few
modern houses between. There is a shooting range which cannot be seen and is well back from the
road.
New Road which leads to the mast has mainly bungalows or chalet bungalows that have been
extended, with original building plots in between a number. There are a number of building plots
between the houses, which were originally designated as such before the area became Green Belt and
have not been built upon. Building on these would not detract from existing houses or the countryside
and fields around. The south side is farm land and at the end the Beckley mast which houses
transmitters and can be seen for many miles.
The Horton Road has large plots with individual bungalows or houses with some shrub land in between.

5

Otmoor old farm house and barn conversion is made of stone and very attractive. There is an MOD
rifle range at the end of Otmoor Lane, which causes traffic and noise.
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VIEWS:
Hints: Within the space (long, short, intimate, glimpsed, channelled, wide), focal points, streetscape (how buildings and
streets work together), roofscape, views out of the space (long/short distance, high level).

SCORE:
This area lies on the hill top and has spectacular views from all sides.
From Stowood on B4027 the Stoke church cutting on the M40 can be seen clearly as can Didcot power
station and from some part the city of Oxford, although there are woods in the way. Conversely
Stowood, the woods and fields running down to Wick Farm and Barton are a beautiful green backdrop
from Oxford city.

5

From Common Road there are magnificent views across Otmoor to Bicester and beyond and further
east to Noke Wood and Otmoor.
Although New Road, New Inn Road and the Horton Road are not on the edge of the escarpment with
far reaching views they are mainly farmland and trees, making a very pleasant environment.

GREENERY & LANDSCAPE FEATURES:
Hints: Contribution of trees and plants (colours, shade), hard/urban, private or public, water, changing levels

SCORE:
This whole outer area is farmland or woodland with a few houses in between.
Stowood part of the royal hunting forest lies along the B4027 on the north side. As the names of Royal
Oak suggest there are many oak trees, as well as other species such as ash, sycamore and pine. It is
said that oaks from here were sent to build ships. On the southern side of the B4027 is mainly arable
land and woods, including Sydlings Copse owned by BBOWT with SSSi and a stream.
Common Road is mainly farmland – arable or grazing with more park-like land on the north side, with
many trees.
New Inn Road is mainly farmland on each side as it leaves the village with some housing on the east.
The Horton Road has many trees and shrubs between the houses.
Otmoor is mainly farm land, woods – Noke wood and marsh with the RSPB.

4.5

LIGHT/DARK: SHADING, TIME OF DAY/NIGHT
SCORE:
There is no street lighting in this area at all and it would spoil the countryside. It is therefore very dark
at night. Farmland is light with shading in wooded areas.

NOISE & SMELL: MAN MADE OR NATURAL
SCORE:
The main smells are from farming – muck spreading at various times of the year. There is also some
smell from traffic, although the density is not high, along the B4027 in particular is busy.

3

There is noise from some businesses and recreation. The shooting range in New Inn Road causes some
noise to the local area, although this is not normally excessive. Shooting from the MOD rifle range can
be heard all over the parish and in neighbouring parishes.
Farm machinery and traffic cause some noise and noises of animals e.g. deer and foxes and birds.
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SPIRIT OF PLACE:

TOTAL:

Although this outer area of the parish is not an area of outstanding natural beauty, perhaps it
should be. It is beautiful countryside mainly arable and grazing land with a high proportion of
ancient woodland. Housing is mainly detached with a few large semi-detached houses and former
farms. Some are listed and build of local stone. Newer houses are mainly post war in large plots.

5/5

The views both to and from this area and very important to preserve and spectacular. The fields
between Wick Farm and Stowood form a beautiful green hilled backdrop for the city of Oxford and
the residents of Wick Farm and Barton. Conversely the views from Stowood are wonderful to
Didcot power station and all the way to the Stokenchurch cutting on the M40.
The views across Otmoor are stunning and those towards Beckley village. These must be
preserved.
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APPENDIX 10. SUSTAINABILITY APPRAISAL MATRICES ALTERNATIVE
STRATEGIC ALLOCATIONS FROM SODC’S LOCAL EMERGING PLAN – WICK
FARM AND LOWER ELSFIELD

1. To help to provide existing and future residents with the opportunity to live in a decent
home and in a decent environment supported by appropriate levels of infrastructure
Wick Farm – Major Positive and Negative effects
The site would form an urban extension to Oxford. It comprises of 128ha. 1,400 dwellings
might be accommodated on the site within this plan period, which will result in significant
positive effects in terms of providing housing.
The site is 3 miles direct along the A420 to Oxford city centre by bus or 6.8 miles along the
eastern bypass, in a private vehicle.
The land ownership suggests development is likely to be deliverable. (1,400 dwellings are
being considered within this Plan period)
Proximity to Oxford with existing infrastructure and services resulting in positive effects,
however, development of the site would need to ensure it could be well connected to these
existing services to prevent significant negative effects from occurring.
Lower Elsfield – Major Positive and Negative effects
The site comprises 675ha 3,500 – 4,000 dwellings are being considered within this Plan period
on the site, which will result in significant positive effects in terms of providing housing.
The site is extremely large, it encompasses the village of Elsfield, and the boundary is as far
north as Woodeaton and south to the A40.
Elsfield itself is approx. 5 miles from Oxford, easy access along the northern bypass by car,
however the accessibility to others areas of the site depending which section of the site was
developed would need some extensive infrastructure and accessibility improvement. The site
is available from the land owner
Proximity to Oxford with existing infrastructure and services resulting in positive effects,
however, development of the site would need to ensure it could be well connected to these
existing services to prevent significant negative effects from occurring.
2. To help to create safe places for people to use and for businesses to operate, to reduce
antisocial behaviour and reduce crime and the fear of crime.
Wick Farm & Lower Elsfield – Major Positive effects
A new settlement / urban extension would provide the opportunity to design a safe
environment which could reduce and prevent antisocial behaviour, resulting in positive
effects.
Mitigation: The negative effects identified above could be improved by the addition of
mitigation, positive effects could also be enhanced. Ensure good quality urban design is
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implemented and work with the local community. Work with Thames Valley police.
Likelihood: High Scale:
Localised Temp or perm: Perm
Timing: Short to long term
Significance of effect: Not significant.
3. To improve accessibility for everyone to health, education, recreation, cultural, and
community facilities and services
Wick Farm – Minor Positive Effects
An urban extension could be developed over time in line with infrastructure delivery. An IDP
would be produced, to ensure that infrastructure is provided in a timely fashion.
The proximity of Wick Farm to the established district centre of Headington (directly opposite
on the other side of the A40) provides a range of community facilities, including retail, schools
and medical facilities.
Barton approx. 1 mile from the site has some local scale retail, a community centre and
school. Barton Park is a planned 800+ residential development adjacent to Wick Farm that
will also provide health, education and community services. Therefore Positive effects are
identified.
There are a number of PRoW that cross the sites.
Mitigation/enhancement The negative effects identified above could be improved by the
addition of mitigation, positive effects could also be enhanced.
Integration with Barton is essential to avoid segregation. Produce an IDPto ensure that
infrastructure is provided in a timely fashion.
Ensure improvements to service provision commensurate with any increases in population.
Good phasing of development will be required.
Mix use development with a range of housing tenure is required, to improve the availability
of larger dwellings.
Protect access to PRoW.
A masterplan would need to be developed to encompass all mitigation recommendations.
Cumulative effects If improvements to service provision is not provided, negative effects will
occur especially when combined with the existing housing allocations. . Likelihood: High
Scale: District wide Temp or perm: Perm Timing: Short to long term Significance of effect:
Significant.

33

Lower Elsfield - Minor Positive Effects
Barton is located approx. 3 miles south east of Elsfield has some local scale retail, a community
centre and school. Barton Park is a planned 800+ residential development adjacent to Wick
Farm that will also provide health, education and community services. Therefore Positive
effects are identified.
There are a number of PRoW that cross the sites and the Oxford Greenbelt way borders the
western boundary.
Mitigation/enhancement The negative effects identified above could be improved by the
addition of mitigation, positive effects could also be enhanced.
Integration with Barton is essential to avoid segregation. Produce an IDPto ensure that
infrastructure is provided in a timely fashion.
Ensure improvements to service provision commensurate with any increases in population.
Good phasing of development will be required.
Mix use development with a range of housing tenure is required, to improve the availability
of larger dwellings.
Protect access to PRoW.
A masterplan would need to be developed to encompass all mitigation recommendations.
Cumulative effects If improvements to service provision is not provided, negative effects will
occur especially when combined with the existing housing allocations. . Likelihood: High
Scale: District wide Temp or perm: Perm Timing: Short to long term Significance of effect:
Significant
Analysis of the other 13 criteria can be found on the following link http://www.southoxon.gov.uk/ccm/support/dynamic_serve.jsp?ID=691685320&CODE=06D
7B7D923A2A173AD63CF2F4867499C
4. To maintain and improve people’s health, well-being, and community cohesion and
support voluntary, community, and faith groups.
Wick Farm – Minor Negative Effects
Lower Elsfield – Minor Negative Effects
5. To reduce harm to the environment by seeking to minimise pollution of all kinds especially
water, air, soil and noise pollution.
Wick Farm – Minor Negative Effects
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Lower Elsfield – Major Negative Effects
6. To improve travel choice and accessibility, reduce the need to travel by car and shorten
the length and duration of journeys
Wick Farm – Minor Positive and Minor Negative Effects
Lower Elsfield – Minor Positive and Major Negative Effects
7. To conserve and enhance biodiversity
Wick Farm – Uncertain and Minor Negative Effects
Lower Elsfield – Uncertain and Major Negative Effects
8. To improve efficiency in land use and to conserve and enhance the district’s open spaces
and countryside in particular, those areas designated for their landscape importance,
minerals, biodiversity and soil quality.
Wick Farm –Major Negative Effects
Lower Elsfield –Major Negative Effects
9. To conserve and enhance the district’s historic environment including archaeological
resources and to ensure that new development is of a high quality design and reinforces
local distinctiveness
Wick Farm – Minor Positive and Major Negative Effects
Lower Elsfield – Minor Positive and Major Negative Effects
10. To seek to address the causes and effects of climate change by: a) securing sustainable
building practices which conserve energy, water resources and materials; b) protecting,
enhancing and improving our water supply where possible c) maximizing the proportion of
energy generated from renewable sources; and d) ensuring that the design and location of
new development is resilient to the effects of climate change
Wick Farm – Minor Positive and Minor Negative Effects
Lower Elsfield – Minor Positive and Major Negative Effects
11. To reduce the risk of, and damage from, flooding.
Wick Farm – Minor Negative Effects
Lower Elsfield –Major Negative Effects
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12. To seek to minimise waste generation and encourage the reuse of waste through
recycling, compost, or energy recovery
Wick Farm – Minor Negative Effects
Lower Elsfield –Minor Negative Effects
13. To assist in the development of: e) high and stable levels of employment and facilitating
inward investment; f) a strong, innovative and knowledge based economy that deliver high
value-added, sustainable, low-impact activities; g) small firms, particularly those that
maintain and enhance the rural economy; and h) thriving economies in market towns and
villages
Wick Farm – Minor Positive Effects
Lower Elsfield – Minor Positive Effects
14. To support the development of Science Vale as an internationally recognised innovation
and enterprise zone by: a. attracting new high value businesses; b. supporting innovation
and enterprise; c. delivering new jobs; d. supporting and accelerating the delivery of new
homes; and e. developing and improving infrastructure across the Science Vale area.
No Direct Impact
16. To encourage the development of a buoyant, sustainable tourism sector
Wick Farm – Minor Positive Effects
Lower Elsfield – Minor Positive Effects
17. Support community involvement in decisions affecting them and enable communities to
provide local services and solutions.
Wick Farm – Major Positive Effects
Lower Elsfield – Major Positive Effects
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