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Wootton and St Helen Without Parishes
Character Assessment
1.

Introduction

This Character Assessment has been prepared to assist in the preparation of a Neighbourhood Plan for
Wootton and St Helen Without Parishes. It covers the areas within the two parishes and has been
commissioned in order to describe the overall character of the Neighbourhood Plan area as a whole, as well
as the character and feel of the settlements within it, and the different areas they comprise.
This Assessment has been undertaken with reference to historic mapping of the area, site visits and
observations of how the area appears today, as well as how it is used. The Shippon Village Plan (2010),
Wootton & Dry Sandford A Portrait of Our Community (1993/4) and Annex to Neighbourhood Planning Area
Designation: Supporting Document for the Designated Area (2017) reports each provided useful background
information on the area, how it has evolved and the continuing relationship between the two parishes.
This Character Assessment is an
objective and independent
assessment of the area’s
characteristics, based on the
location, land use, movement,
townscape and historical variations
between the areas. It has been
prepared by Thomas Design
Regeneration & Consultation
Limited, using the RTPI/ Planning
Aid guidance on How to prepare a
character assessment to support
design policy within a neighbourhood
plan.

TO OXFORD (VIA A420
ROAD AT CUMNOR)

TO OXFORD
(VIA RING
ROAD/ A34 )

TO SWINDON (VIA A420
ROAD AT BESSELSLEIGH)

TO OXFORD (VIA
A34 ROAD)

2. Overview of the
Settlements
Wootton and St Helen Without
Parishes lie south west of Oxford
city, in the Vale of White Horse
district, and run from Boars Hill in
the north, to Abingdon Common
south of the A415 road, as shown
in the plan of the Designated Area
(in red). The area is dependent on TO
both Abingdon and Oxford for
employment opportunities,
educational facilities and retail offer,
with the local centre in Wootton
catering to many daily needs.

TO ABINGDON
FROM LODGE HILL/
SUNNINGWELL
ROAD
TO ABINGDON FROM
WOOTTON ROAD

SWINDON (VIA A420
ROAD &
MARCHAM)

TO ABINGDON FROM
FARINGDON ROAD
TO ABINGDON FROM
A415 ROAD
TO DIDCOT TOWN & STATION,
MILTON PARK & HARWELL CAMPUS

MOVEMENT AND RELATIONSHIPS TO OXFORD AND ABINGDON
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Movement in and through the area is mostly to access local facilities, Abingdon and Oxford, and the principal
movement through the area is north-south (shown in blue), with a cross-country secondary option east-west
(green). As the Movement and Land Use plan indicates, the two parishes are served by the facilities, shops and
services in ’new’ Wootton village, with two primary schools nearby in Wootton and Dry Sandford. Shippon
has a mixture of historic land uses, military related facilities and significant state and independent schools in the
vicinity. The bus route runs through the busiest areas, linking it to Oxford (via Cumnor) and Abingdon.

MOVEMENT AND LAND USES

5

DIFFERENT CHARACTER AREAS IDENTIFIED IN THE ASSESSMENT
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3. Identifying Different Characteristics
The parishes comprise a rich mix of historic rural settlements, significant areas of early and mid 20th century
development, wide open landscape plains, secluded wooded hillsides, and protected landscape corridors along
local watercourses.
A series of twelve different character areas have been identified and are grouped as:
Historic rural settlements: Cothill, Dry Sandford South, Wootton East, Shippon, Old Boars Hill and
Foxcombe Hill
20th century growth areas: Dry Sandford North, Wootton West, Wootton-Cumnor Road Corridor,
Boars Hill - Ridgeway
Open countryside: Gozzard’s Ford & Marcham Road
Dominated by a major user: Dalton Barracks & Airfield.
Alternative ways of categorising the areas could be based on their topography and landscape, or housing
density levels.
The Oxfordshire Wildlife & Landscape Study (OWLS) identifies five different open space character areas
across the two parishes. These range from Rolling and Wooded Farmlands, Wooded Estatelands, Lowland
Village Farmlands to River Meadowlands.
The twelve character areas shown can be defined further by the relationship of the open spaces to the nearby
settlements, and the era and type of the development, as shown overleaf.

OXFORDSHIRE WILDLIFE & LANDSCAPE
STUDY (OWLS) CHARACTER AREAS
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NORTH
8

SOUTH
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It is also possible to define settlement
boundaries on this basis for the larger
villages of Wootton and Shippon. Areas
which are closely associated and physically
related to each other appear as a
settlement, even though there are many
smaller and different character areas within
them.

EXTENT OF WOOTTON VILLAGE

For Wootton, this boundary would
encompass:
Wootton West - the day-to-day heart of
the wider community
Dry Sandford North - forming part of this
immediate area
Wootton East - with its historic role and
community facilities, and
The Home Close area immediately
connected to the heart of Wootton.
The rest of Lamborough Hill can be seen either as the start of the linear development along the WoottonCumnor Road Corridor, or potentially as part of Wootton village, separated by the playing fields and sports
facilities by the community centre.
EXTENT OF SHIPPON VILLAGE

In Shippon, the settlement boundary for
the village would include:
Shippon - the historic village centre and
the more recent development clustered
around it
Dalton Barracks military housing areas on publicly accessible roads east of
Cholswell Road and leading off Faringdon
Road
The built-up front part of the Manor
School grounds, and
The mixed use area at the north end of
Cholswell Road.
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Appendix B sets out each of these Character Areas today in more detail, and with an orientation plan, a
summary diagram, and key views noted for each. The features identified are:
Layout
Topography
Spaces
Roads, streets & routes
Green and natural features
Landmarks
Buildings and details
Streetscape features
Land use
Views
Other boundaries, and
Associations with other areas.
It starts in the east with Cothill moving clockwise, so that physical relationships and how adjacent areas are
seen today are acknowledged in the Assessment.

4.

Historic Development

Historic maps for the two parishes are available for reference for the period 1870-to-date, and these reveal
the early form of the settlements, and the key changes in how they and the landscape around them have been
developed and evolved over time. Full page maps from 1879, 1936, 1960 and 1970 are reproduced in
Appendix A.
In the 16th and 17th centuries, this part of Berkshire (as it was then) was a prosperous agricultural area, which
saw great rural poverty in the 19th century as a result of the Enclosures Act (1773), which in Wootton
displaced local farmers in 1794, when the land here was enclosed.
In the early 20th century however, while many parts of England and Wales suffered in the Great Depression,
this area witnessed significant growth. This growth continued albeit in the context of the Oxford’s Green Belt
being proposed in 1958, and halted in 1975 when the Green Belt was approved, covering most of the areas
within the parishes. The only exception to this designation was the newer area of Wootton village, where
infill development continues today.
Therefore there is a pattern whereby the historic rural settlements - which were well established by the 18th
century - remain relatively unchanged to the present day, while the 20th century growth areas emerged and
took their current form with little change occurring after the 1960s. Again the new part of Wootton is the
exception to this, with the parade of shops being developed in the late 1980s – early 1990s.
It is useful to consider the changes that occur in each of the character areas, so that longevity of certain areas
is understood, or the effects of small scale changes recognised.

Cothill: Lying near the intersection of several watercourses with Sandford Brook, the maps from the 1870s
show Cothill well established as the site of a mill pond and Dry Sandford Mill (for corn), and Cothill House as
the parsonage for St Helen’s Church in Dry Sandford. (Other sources record The Mill as dating from 1630).
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There was a Baptist chapel and St Helen’s School at the junction of Church Lane and Honeybottom Lane, near
Dry Sandford, along with a small cluster of houses and cottages.
The maps from the 1890s show the Fleur de Lys public house on the site of the Merry Miller pub today, and
by the 1930s, a small quarry had been opened adjacent to the school, and another further south which grew
considerably over the next thirty years until it was shown as disused by the 1960s. This southern quarry is
the Dry Sandford Pit Nature Reserve today.
In 1879 Cothill House, once a farm house, then the rectory, became the home of an independent school
which moved to the large property from Warwickshire, and school sports and other facilities were built
nearby. By the1960s the lane alongside the old School house leading to Shippon had been truncated by the
airfield, and infill housing built along Cothill Road on north side. The 1970s maps show a post office and shop.
The mill pond was filled in by the maps from the 1960s, but the mill itself closed in 1926.

Dry Sandford South: As the historic mapping from the 1880s indicates, Dry Sandford has changed very little
in the last 140 years, with its linear form well established, and the same broad pattern of plots and fields.
Sandford Brook and its associated green corridor was also very evident in the landscape then as today.
Lashford House is shown on the plans available from the 1930s, and with the same basic footprint as today.
A key connection that has changed however is Sandford Lane, which ran from Lashford Lane north of Dry
Sandford to Shippon in the south, along what is now Green Lane in this area, but which was truncated by the
development of Abingdon Airfield in 1932. This will have increased the use of Church Lane for through traffic,
but may also have reduced connections to and from Shippon village.

Dry Sandford North: As the map from the 1930s indicates, the row of houses known as The Field were
built away from the historic centre of Dry Sandford and sit away from the later and significant 1930s growth in
the area. During the 1930s, the parishes saw considerable change associated with new employment
opportunities at RAF Abingdon airfield, the MG Cowley car factory in Oxford, and growing local employers
such as Werrells. Bungalows were built along Lansdowne Road, Lashford Lane, Besselsleigh Road and
Sandleigh Road. The church primary school, which had been opened in 1869, was rebuilt to accommodate this
growing population in 1940.
By the 1960s, the area had seen more new housing built along Besselsleigh Road, which continued in the 197080s. The footpath, which linked Wootton and Lamborough Hill in the east to the primary school through the
field in the south, was re-routed in 1963, and a bridleway designated along Lansdowne Road.

Wootton West: As the historic mapping from the1880s indicates, the junction of Wootton Road, Lashford
Lane (now Besselsleigh Road) and Cumnor Road was a historic cross roads, but not yet a busy settlement
centre. Wootton itself was a small village on a rural lane away from this thoroughfare.
During the 1930s, bungalows and two storey semi-detached houses were built along Besselsleigh Road and
Cumnor Road, and the Amey lime pit and kilns occupied the site of the Bystander Inn today.
By the 1960s, parts of Lamborough Hill had been developed (in the1930s and then the1950s for RAF families),
and along with new housing in the Lashford Lane area (1930s), this meant that there was a far greater
population locally than previously. The centre of gravity was likely to have been on Besselseigh Road where
there was a post office, local shop and the new Bystander Inn.
With more housing built in the 1970s, Wootton village grew to include a village hall and community centre,
recreation ground and sports facilities, and the mixed use nature of the area was clear with builders’ yards,
12
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hauliers’ depots, a police house and the Roman Catholic Church of St Pius X and a nursery.
The parade of local shops do not appear on maps from the 1980s, but the architecture suggests that it was
developed in the late 1980s or early 1990s.

Wootton East: As the map from the 1870s shows, the village of Wootton lies away from the Wootton Road
and Lashford Lane cross roads. The lanes leading from the village to Old Boars Hill and Sandy Lane were
already present and there was a cluster of other uses among the cottages and houses: a blacksmith, the
rectory, the church school, the Home Mission Chapel, St Peter’s Church, and four principal farms: Manor,
Middle, Stone and Mayo Farms.
By the 1930s, new semi-detached houses had been built in the northern end of the village, and new
recreational rooms, a post office and the Methodist Church opened. By the 1960s, considering the scale of
growth in the immediate area, very little had changed, and new homes were built along the lane south of St
Peter’s Church leading back to ‘new’ Wootton. The recreation ground is visible in the 1970s maps and the
covered reservoirs had also been built. Tommy’s Farm is also marked adjacent to Manor Farm.
Therefore very little has changed in Wootton East in the last 140 years, as its linear form and the farms along
the route have remained, preserving its attractive rural atmosphere and setting.

Wootton-Cumnor Road Corridor: As the map from the1870s shows, Wootton Road ran north-south
through the area, and with no development along it at that time. There are a number of farmsteads such as
Long Furlong, Starveal and Dunmore which were accessed from it, and a new waterworks with a pump house
was built on the north side of the Fox Lane junction, parts of which remain today.
As in ‘new’ Wootton and the north part of Dry Sandford, the 1930s brought change to the area, including the
development of the bungalows on Whitecross, and Abingdon beginning to grow out towards Wootton.
By the 1960s, a small number of the large detached houses on the west side of Lamborough Hill had been
developed, and the semi-detached and row houses in the Matthews Way, Amey Crescent and Huxley Close
area behind (built in the 1950s for RAF Abingdon families). The bungalows in Home Close on the eastern side
were also built in this period. This area and the remainder of the houses evident today in Whitecross were
completed by 1970.
The nearby row of bungalows on Honeybottom Lane, and Henwood in the north followed a similar pattern
and form of development, with 1930s and 1960s development added to clusters of rural properties. A property
named Honey Bottom appears in the 1890s map, and by the 1960s the bungalows had been built alongside it.
In the 1880s, Henwood Cottages are evident on Cumnor Road north of Wootton with the nearby Little
Bradley and Middleway Farms; by the 1930s plots for semi-detached and detached houses have been set out
opposite and south of Middleway Farm, which were added to in the 1960s to give today’s settlement form.
The Wootton-Cumnor Road Corridor has therefore not changed substantially since its growth in the 1930s
and 1960s.

Shippon: As the map from the 1880s indicates, Shippon lay south of what was described as Shippon Common,
and the path of Wildmoor Brook running towards the River Ock is clearly evident. The church of St Mary
Magdalene (1855), designed by Sir George Gilbert Scott sits in the centre of the well established village.
Very little changed in the area until the 1930s when the adjacent airfield was opened in 1932 as a training
station for RAF Bomber Command. At that point the historic village saw a large airfield added to the north, and
key connections Sandford Lane - which ran north-south from the Dry Sandford area to Shippon (now Green
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Lane), and Faringdon Road were truncated by the airfield’s enclosure. Barrow Road, which had only served to
link Shippon to Marcham Road, was realigned to join to Faringdon Road, making Barrow Road and Long Tow
far more significant for east-west and north-south through-traffic and connections to elsewhere.
While the historic maps from the 1960s do not show the airfield in detail, the further changes in the area
north of Shippon is clear by the 1970s, when the barracks and military housing were built along Cholswell
Road. Other housing saw Back Lane transformed into Elm Tree Walk with Rookery Close added and
Faringdon Road developed further in the 1970s. The Manor House on Faringdon Road became St Helen and St
Katharine’s School and then The Manor School.

Dalton Barracks & Airfield: Until the 1930s, this area was part of the open countryside between the
settlements of Shippon, Gozzard’s Ford, Cothill and Dry Sandford. With the opening in 1932 of Abingdon
Airfield, the airfield and its operational areas of offices, workshops, hangars and married quarters were
enclosed, and Faringdon Road and Sandford Lane terminated at its edges. By 1992 the RAF station was taken
over by the Army, and renamed Dalton Barracks as the base for logistics regiments, and the airfield used for
training on the ground and in the air. The Ministry of Defence (MOD) sold the housing to Annington Homes
housing association, and leases the properties for military families. Security fences define the area of Dalton
Barracks, but the edges between the MOD land and the wider area are less well defined now.

Boars Hill - Ridgeway: Identified in the historic maps as a collection of heaths and copses and used for
grazing sheep (Wootton Heath, Tommy’s Heath, and Cooling’s Heath, plus Stone Copse, Powder Hill Copse,
Birch Copse and Brumcombe Copse), Boars Hill was open and high ground with only a few notable properties
- Picketts Heath Farm, Henwood Farm and Whitebarn House in the 1880s. Until the late 19th century, there
were open views from the hill, leading to observations by Matthew Arnold and others about its remarkable
outlook across Berkshire, Oxfordshire and Oxford city. These led to the creation and preservation of Jarn
Mound and Matthew Arnold Field, but the views have been gradually obscured by private tree planting since.
The growth in development from the late 19th century saw large houses designed and built for wealthy families
seeking healthy seclusion, and this growth was attributed to its accessibility by bicycle (and later car) from
Oxford. The area has changed little since its development in the 1960s. The unusual modern house known as
Youlbury House is a Grade II listed property built between 1969-71, and is within the gardens of the house
built for Sir Arthur Evans in 1890s.

Old Boars Hill: The settlement along Old Boars Hill lane predated the development of the rest of Boars Hill,
although today’s networks of tracks and roads around Boars Hill had already been laid. Boarshill House is
shown as the largest house, which is now Boars Hill Heath - a private property. Old Boars Hill is the oldest
part of this hilly area, and the lanes linking it to historic Wootton are relatively unchanged.

Foxcombe Hill: Foxcombe Road and Brumcombe Copse, to its south, are evident in the historic maps from
the 1870s, and the Fox Inn and Foxcombe Hill kilns were already established. Of the range of copses and
heaths that once characterised Boars Hill, it is only Blagrove Copse and Farm down the hill that remain largely
unchanged today. By the1890s large houses (Foxcombe, Glenfield and Brumcombe) and their grounds were
starting to be developed in parts of Wootton Heath and Brumcombe Copse, where they met Berkeley Road.
Foxcombe Hall was built and extended by the eight Earl of Berkeley (between 1897-1916), and included a
tower and Italian garden.
The 1910s saw more large homes built along the east/ south side of Foxcombe Road running down the hill, and
the grounds of Foxcombe house were more formally laid out. Broom Hill Copse was extended considerably,
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although by the 1930s Lincombe Lane was developed within Broom Hill Copse and the kilns had gone. Boars
Hill Hotel occupied one of the large homes (The Hydro, which later become a country club and flats), and a
small row of semi-detached cottages were built where Foxcombe Road rises up from Wootton Road.
In the historic mapping from the1970s Ripon Hall, a theological college, has been established in Foxcombe Hall
on Berkeley Road and remained there from 1933 to 1975; with Plater College in Brumcombe (or Sandridge)
House further east. There is also new development along the west/ north side of Foxcombe Road in what
were the grounds of Foxcombe Hall, and in another area developed in Broom Hill Copse (also called Lincombe
Lane).
The Boars Hill Hotel later became the Foxcombe Lodge Hotel, and is now being redeveloped as housing. In
turn Foxcombe Hall became the headquarters of the Open University (1976-2017), and is now due to be
converted to a new Peking University campus in 2018.

Gozzard’s Ford/ Marcham Road Area: The area of Gozzard’s Ford on Faringdon Road and Blackhorse
Lane was once directly connected to Shippon, and ‘Gosford’ (as it was known) lay where Sandford Brook
crossed Faringdon Road. The Black Horse Inn is evident in the maps from 1880s, but there was no link to
Barrow Road. The mapping from the 1900s shows the location of Buildings Farm and stone pit (which grew
over the next fifty years, along with the quarry at Sheepstead Farm nearby), the old Gosford quarry, and Black
Horse Barn. By the 1930s, the name appears as Gozzard’s Ford, and a route parallel to Blackhorse/ Cothill
Lane has been built from the old school in Cothill to Faringdon Road. Following the establishment of Abingdon
Airfield in 1932, the 1960s maps show Faringdon Road severed by the airfield, and Barrow Road as the
principal route into Shippon from the south and west, where it had once been one of five routes into the
hamlet. A sewage works is shown in the 1970s maps within the airfield boundary at Gozzard’s Ford, and
Cothill Lane has been renamed Blackhorse Lane.
Further south in the 1880s alongside Marcham Road, Abingdon Common was the location of a race course,
with a volunteer rifle range and targets laid out, and the River Ock further south (into which Sandford Brook
runs). By the 1900s the race track had gone, and the map indicates marsh land there. The route of the
Wiltshire and Berkshire Canal is also shown, which by the 1910s is described as ‘disused’. The field pattern in
the area and the line of Marcham Road remain unchanged in the 1960s maps, but by the 1973 when the A34
was built bypassing Abingdon, the road and area of the common have been altered by the new junction.
The sewage works have since been removed, the quarries gone, and the field patterns in the area remain much
the same today.
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5. Glossary
The following terms have been used in this Assessment as described here:

Bridleway - a path or track where horse riders have a right of way
Byway open to all traffic - a route with public right to travel by vehicle
Footpath - a designated public right of way for walking
Footway - the pavement area of the road space, alongside a carriageway
Frontage - the façade of a building (or wall)
Hamlet - a group of buildings, smaller than a village in size and usually without a church
Landmark - an easily recognised or memorable building or feature, due to its position, function,
or difference to its context, and often used to give directions or orient oneself
Linear - arranged along or following a road or other corridor on one or both sides
Node - a crossroads or space where paths meet
Settlement - a cluster of buildings where people have established a community
Setback - the distance between the property boundary at the road side and a building front
Streetscape - the view along a road or street seen as a whole.
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Character Area:
Cothill
Cothill is a small historic hamlet in the Parish of St
Helen Without. It comprises Cothill independent
School, the Merry Miller public house, the Grade ll
listed Dry Sandford Mill (nos. 226 and 227), Dry
Sandford Pit Nature Reserve, and a mixture of houses
and cottages.
Layout
Cothill sits on Cothill Road between two junctions with Blackhorse Lane and Church Lane. It creates a
linear space with a clear rural character, and buildings
or front boundaries forming a strong frontage to the
space.
Topography
The area is flat, with Cothill Road dipping
down slightly in the centre of the hamlet
where Sandford Brook passes through at the
Mill.
Spaces
There is no specific public space within the
hamlet, although the pub and school car
parks offer space to gather informally.
4

Roads, streets, routes
Cothill Road is a key local east-west
connection from Foxcombe Hill to the A420
(joining Honeybottom Lane to the east and
Faringdon Road to the west).
The short built-up section of Cothill Road
here is a rural lane in character. However it
is a very narrow route, with short sightlines
for traffic in all directions, making the
junction difficult for traffic movements, and
with almost no space for pedestrians or
cyclists. The traffic on the approaches to the
centre is fast-moving, as the roads are long
and straight.
Through the centre, the route curves to the
north and south, but effectively creates a
barrier dividing the hamlet in two.
There is a narrow footway outside the
Merry Miller pub, and opposite on the north
side of the road to Church Lane, with grass
verges in places, but elsewhere the
properties front straight onto the roadside.
There is street lighting throughout.

3

5
1
2
Map of photograph locations

A footpath leads from the hamlet north to
the fenlands of Parsonage Moor, and west to
Hitchcopse Pit Nature Reserve and Cothill
National Nature Reserve. A short section of
byway open to all traffic runs down the side
of the old School house opposite Church Lane to nos.
197-199, which was once Sandford Lane running south
CDS1

1. Cothill School, which presents a strong frontage
to Cothill Road from the south and west

CDS2

COTHILL CHARACTER AREA

to Shippon.
Green and natural features
The hamlet lies within the Oxford Green Belt, and is
bounded on the north-west by the fenland of
Parsonage Moor, Hitchcopse Pit Nature Reserve and
Cothill National Nature Reserve (all Sites of Special
Scientific Interest SSSI and Special Areas of
Conservation). To the south lies Dry Sandford
Nature Reserve (a SSSI), and to the south east is the
Dalton Barracks airfield. The centre of the hamlet
also lies within Flood Zones 2 and 3. Cothill
therefore sits within a sensitive natural location.

2. The traffic approaching Cothill is fast and then
hidden from view in the centre of the hamlet

Landmarks
There are four landmarks in the hamlet:
Chapel Cottage when approaching from the
west;
The Merry Miller pub with its signage and
prominent position in the centre;
Dry Sandford Mill, which overhangs the
carriageway; and,
The old St Helen’s School house, which marks
the start of the hamlet from the east.
Buildings and details
The majority of buildings in Cothill are 1-2 storey
detached houses, cottages and converted buildings
made from stone and brick, with slate and tiled roofs.
The Mill is 3 storeys high, with the lower floor set
below the level of the road with the watercourse.
There is a timeless quality to the townscape. Cothill
School is notable as the architecture is more formal
(as the old rectory), and it has white rendered
frontages to Cothill Road (west).
Streetscape features
The very close proximity of many buildings and their
front boundaries to the road edge creates a strong
built edge to Cothill Road, and comprise a variety of
building arrangements and materials. East of the Mill,
the 1-2 storey modern houses are set further back
with large front gardens.

3. The Merry Miller pub, which is hard to reach on
foot due to the fast moving and hidden traffic

4. Dry Sandford Mill, which acts as a landmark

Land use
The land uses in Cothill are predominantly residential,
with the independent school and public house.
Views
The views of note in Cothill are of the open
countryside on the approach from the south and
west of the hamlet. The flat landscape creates major
views of wide open areas. There are limited views
through the buildings and gardens within the
settlement itself, and on the east side the landscape is
open with views to the airfield.
Associations with other areas
Cothill has an historic and contemporary relationship
CDS3

5. The high walls hide the oncoming traffic and
there is no room for footways

with Dry Sandford with many community links,
but also with Gozzard’s Ford in the south along
Blackhorse Lane as part of its rural setting.

Summary of key qualities and
characteristics
Cothill is a small historic hamlet, characterised
by the narrow linear route through its centre.
Cothill Road is a busy through-route, with traffic
dividing and dominating the settlement, so that
its historic buildings and rich wider natural
environment are not its strongest features.

6. An example of the stone wall boundaries, grass
verges and the gentle curve of Church Lane

CDS4

7. A row of cottages which typify the strong
frontage line and materials in the hamlet

Character Area:
Dry Sandford South
Dry Sandford is a small, tranquil historic village in the
Parish of St Helen Without. It comprises St Helen’s
Church, four other Grade II listed buildings, and homes
set mostly on the west side of the slightly curving rural
lane, Church Lane.
Layout
Church Lane creates a linear space with a strong rural
character, and buildings or front boundaries forming a
clear edge to the lane.
Topography
The area is flat, with the land to the east side of
Church Lane slightly elevated from the highway level.
Spaces
There is no specific public space within the village.
Roads, streets, routes
Church Lane is a rural lane in character, which begins
at the junction of Lashford Lane and Green Lane, and
runs southwards to Honeybottom Lane and Cothill
Road.
There is a very narrow footway on one side (west)
which is unmade towards the northern and southern
ends parts, and grass verges on both sides. There are
no cycle lanes, and the highway has two lanes. The
grass verge on the west side has been replaced by a
wider pavement in the centre of the village by the
church. The footway ends outside no. 48 Church Lane,
so that pedestrians have to walk on grass verges to
reach the local school and routes to Wootton local
centre.
Although it is a byway open to all traffic, Green Lane is
an unmade farm track leading south to Honeybottom
Lane; further north, Lashford Lane becomes a twosided residential street.
There is street lighting throughout. A footpath leads
from the village west towards the Great Farm Park
estate; from Lashford Lane another leads east to the
residential area of Lamborough Hill and the local
amenities in Wootton; another leads north past the
school playing fields.
Green and natural features
The village lies within the Oxford Green Belt, and is
bounded on the west by a landscape corridor following
the Sandford Brook, lake and ponds. This is part of the
fenlands from Lashford Lane Fen Nature Reserve in the
north, to Dry Sandford Pit Nature Reserve in the
south, and Cothill National Nature Reserve (all SSSIs)
in the south west. The edge of this area also lies within
Flood Zones 2 and 3, and it is an area with
archaeological constraints.
On the east side, Church Lane is bounded by
hedgerows, between which there are open views to
CDS5

3
1

5
4

2
6&7
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1. St Helen’s Church, which acts as a landmark
within the village

DRY SANDFORD SOUTH CHARACTER AREA
CDS6

agricultural fields around to Whitehouse Farm. The
fields in the south are less hidden from view and have
been laid out for agricultural or former military uses.
It has the sense of being completely surrounded by
the countryside.
Landmarks
Three of the five Grade II listed buildings - St Helen’s
Church, nos. 48 and 78 (Lenthalls) Church Lane form landmarks along Church Lane, due to their
positioning along the linear route. The side wall of
No. 48 marks the start of the built edge in the village,
while the church and Lenthalls, which are
perpendicular to the route, project forward further
than the other buildings along the western side or in
more open grounds. On the east through the
hedgerows, Lashford House is an imposing property
set back from Church Lane in the open landscape.
Buildings and details
The majority of buildings in Dry Sandford are 1-2
storey detached houses and converted farm buildings
made from local limestone, mixed with distinctive
clusters of cottages in stone and brick, with slate and
tiled roofs, and dormer windows. Several larger and
grander properties (the GII listed Church Farm
House and Bishop’s House) are set much further
back from the footway, and present formal elevations.
There is a timeless quality to the townscape, with
building materials ageing well.

2. No. 78 (Lenthalls) presents a noticeable gable
end to the route and acts as a landmark

3. No. 48 marks the start of the village in the north
and acts as a landmark

Streetscape features
While buildings lie both parallel and perpendicular to
Church Lane, their frontages, gable ends and stone
boundary walls form a strong sense of a built edge
and uniformity along Church Lane, albeit with
variations in their forms, arrangements and materials.
Land use
With the exception of the church, the other buildings
are used for residential purposes, and related
agricultural activities. Nearby Dry Sandford Primary
School is at the north end of the village, and marks
the start of the next character area.

4. The long view of Lashford House across the open
fields

Views
The views of note in Dry Sandford are of the open
countryside to the east through the hedgerows, and
specifically of Lashford House on east side. There are
limited views through the buildings and gardens on
the west side.
Other boundaries
The village is contained on the west side by Sandford
Brook and the landscape corridor between Cothill
and Lashford Lane Nature Reserves. There is an
important ‘green gap’ between Dry Sandford South
and Lamborough Hill, which adds to its rural setting.
5. The view over the fields to the east
CDS7

Associations with other areas
While this village has a distinct historical
character, it is perceived locally as part of the
wider Dry Sandford area, so that residents use St
Helen’s Church, the primary school, local shops
and services, and the community centre in ‘new’
Wootton.

Summary of key qualities and
characteristics
Dry Sandford is a small village, characterised by
its linear layout along Church Lane. Church
Lane is a north-south route which connects
Cothill with the amenities and housing in
Wootton, and as a rural lane has limited
pedestrian facilities beyond the centre of the
village. With predominantly stone residential and
former agricultural buildings creating a strong
built edge on the western side, it has a distinctly
rural nature.

6. An example of the stone wall boundaries, grass
verges and the gentle curve of Church Lane

7. A row of cottages which typify the strong
frontage line and materials in the village

6. An example of the stone wall boundaries, grass
verges and the gentle curve of Church Lane
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7. A row of cottages which typify the strong
frontage line and materials in the village

Character Area:
Dry Sandford North
Dry Sandford North is a calm, quiet predominantly
residential area in the Parishes of Wootton and St
Helen Without (the boundary being the blue line
opposite). It includes the streets lying between
Sandford Brook, Besselsleigh Road, and the historic
hamlet of Dry Sandford in the south.
Layout
Besselsleigh Road and Lashford Lane are the main
routes through the area. Besselsleigh Road is a key
through route, and Lashford Lane runs along the edge
of the Lashford Lane Fen Nature Reserve. The routes
are lined on one or two sides by predominantly
bungalows (some with first floor extensions) or
two storey semi-detached houses. There is a
suburban character to the area, as there is
considerable uniformity in the buildings and their
setback positions along these two routes.
Lansdowne Road in the south, which has similar
housing, overlooks the bridleway which runs eastwest and leads to the local centre. Within this
large block is Sandleigh Road, and Berrymere
Road, Watson Crescent, Coupland Road and
Mitchell Close, which form a large cul-de-sac. As a
result these are small separate character areas,
with housing layouts more recently designed than
5
the majority of the 1930s bungalows in the area.
This cul-de-sac area is more urban in character,
with narrower road widths and smaller plots than
Lashford Lane.

6
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Topography
The area is generally flat, with the land and roads
undulating slightly. The open spaces on the west
side of Lashford Lane slope down towards
Sandford Brook.

2

Spaces
There are several open spaces in this area: the
Map of photograph locations
hidden recreation ground between Lashford Lane
and Sandleigh Road; the Scouts headquarters and
camping field; and the playing fields between Lashford
Lane and The Field. The recreation ground and playing
fields are public open spaces, but the Scouts land is
not.
Roads, streets, routes
All of the main public routes are urban in character,
changing only where Lashford Lane runs past the
school to the south, as the strong line of house
frontages is replaced by hedgerows on both sides.
There is street lighting, and visually intrusive telecoms
cabling overhead.
The footway runs along the east side of Lashford Lane,
and the size of the grass verges varies considerably; on
the west side there are no footways but wide grass
CDS9

1. Residential streets lined with bungalows and cabling
overhead

DRY SANDFORD NORTH CHARACTER AREA
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verges instead, giving it a village feel. There are no
designated cycle lanes. Further south The Field is a
private road.
The footway ends outside the school in the south, so
that pedestrians walk on the grass verges to reach St
Helen’s Church, or use the footpath on the east side
of the school.
Within the cul-de-sac area off Sandleigh Road, there
are also noticeably large grass verges and public
spaces between the buildings, reflecting the era when
the housing was built.
The bridleway along Lansdowne Road leads west to
the local amenities in Wootton, but it is not well
overlooked as it passes along the rear of Watson
Crescent/ Mitchell Close, and the quality of the
surface varies.

2. View from Lansdowne Road through the hedgerows over fields in the south

Green and natural features
The hamlet is not within the surrounding Oxford
Green Belt, and is bounded on the west and northwest by the network of fens along the line of
Sandford Brook, its lake and ponds. This is part of
the corridor from Lashford Lane Fen Nature Reserve
in the north, to Dry Sandford Pit Nature Reserve in
the south, and Cothill National Nature Reserve (all
SSSIs) in the south west.
Landmarks
Due to the relatively uniform building types in this
area, it is the gaps in the built frontages that are more
distinctive than individual buildings, e.g. where there is
access to the open spaces off Lashford Lane, or
where the hedgerows replace from housing fronts
near the school. There is a small forecourt (or semipublic space) where Sandleigh Road meets
Besselsleigh Road, suggesting that this was once a
local shopping area with bus stops, but which is
currently unused.
Buildings and details
The majority of buildings in Dry Sandford North are
1-2 storey detached houses with rendered and brick
walls, tiled roofs and dormer windows. Many houses
have been extended to add another floor, or added
rooms into the roof. There is a wider range of
housing types in the cul-de-sac area.
Streetscape features
The 1930s houses have been designed to create a
cohesive character for the area, with similar building
setbacks and frontages which now allow several cars
to be parked in each front garden; boundary walls and
front gardens vary with each property.
Land use
With the exception of the school and the Scout
headquarters, the buildings are used for residential
purposes.
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3. Housing in the cul-de-sac off Sandleigh Road
with large green verges between the buildings

4. Grass verges on west side of Lashford Lane
creating a rural character
5. A break in the uniform street frontage becomes a
landmark

Views
The views in Dry Sandford North are along the
roads themselves, as the routes are mostly lined
with development on both sides, or the nature
reserve hedgerows and planting on the west.
On the south side of Lansdowne Road, there are
wide views through the hedgerows to the open
fields, marking the edge of the settlement.

6. An example of changes to the bungalow housing
first built in the 1930s

Other boundaries
Dry Sandford North can be seen as contiguous
with Wootton local centre (described here as
Wootton West), as this is where Besselsleigh
and Cumnor Roads meet. Together these they
make up the most significant settlement in both
parishes, and accommodate a wide variety of
uses.

Summary of key qualities and
characteristics
Dry Sandford North is a residential area,
characterised by its roads lined predominantly by
bungalows. It occupies a key position between
the historic rural hamlet of Dry Sandford and the
local amenities in Wootton centre, and has clear
natural edges on the north, west and south sides.
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Character Area:
Wootton West
Wootton West, or ‘new’ Wootton as it is also known,
is a busy mixed use local centre, in a predominantly
residential area in the Parish of Wootton. It
encompasses the area between Besselsleigh and
Cumnor Roads, and the commnity centre.
Layout
Besselsleigh Road and Cumnor Road are throughroutes linking the area to the north and south. The
routes are lined with bungalows and two storey semidetached houses, and have a suburban character, as the
houses are uniform and have generous setbacks from
the highway (due to a previous intention to make
Cumnor Road a dual carriageway).
Between these main arteries lie two modern housing
developments - Manor Road and
Robinson Road; Wootton Business
Park; and, other small scale infill
residential development (e.g. The
Willows).
Topography
The area is generally flat.

3

9

Spaces
There are several key semi-public
spaces in this area: the surface car park
in front of the parade of shops, and the
green space and car park in front of the
Bystander Inn. The car parks are
important in the day-to-day life of the
village, and yet are of a poor quality,
with little sense of arrival and welcome.
There is a great deal of green space
around this important junction, which
is not used either to create a better
visual setting for the local facilities or as
amenity space.

8
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Roads, streets, routes
Cumnor Road (B4017) is the key route through this
area linking Wootton village to Cumnor, the A420
road and Oxford in the north, and Abingdon in the
south. Besselseigh Road runs north-west to join the
A420 west of Cumnor. As a result, the area is
dominated by through-traffic and can feel divided by
these two routes.
There are also important bus routes here with the
Oxford (Wood Farm)-Abingdon 4B service and 4
service via Dalton Barracks in Shippon, every 1/2 hour.
All of the main public routes are urban or suburban in
character with a variety of street furniture clutter and
wide carriageways. Cumnor Road has a significantly
more green aspect further north, due to the generous
setbacks, grass verges and parallel access roads
separated by other grass verges. The suburban
W1

1. The predominantly suburban character on
Besselsleigh Road

character changes to a rural road where Besselsleigh
Road passes through the Sandford Brook landscape
corridor; and similarly where Cumnor Road runs
through the green ’gap’ between Wootton and
Henwood.
There is a sense that the through-traffic movement
needs rebalancing with this area’s role as a gathering
place, and so that walking and cycling can be
encouraged, and the quality of the public realm
improved.
The newer infill developments each have distinctly
different characteristics, dictated to some extent by
national planning policies on minimum housing
densities and maximum car parking standards at the
time of their design (2000-12).
There are no designated cycle lanes in the area, and
the pedestrian crossing at this relatively busy junction
does not align with local desire lines - from ‘old’
Wootton or the Bystander Inn to the local shops.
The bridleway from Lansdowne Road leads to the
parade of shops, but is not well overlooked as it
passes along the rear of Watson Crescent/ Mitchell
Close.

2. The poor quality environment in the main public
spaces

3. The start of the green ‘gap’ between Wootton
West and Henwood

Green and natural features
With the exception of the extensive and underused
grass verges and sections of hedgerows along the
principal routes, this appears as a more urban than
rural area. The village is not within the surrounding
Oxford Green Belt, and is bounded in the north-west
by the Sandford Brook landscape corridor, which
further south west is part of the Lashford Lane Fen
Nature Reserve in the north, to Cothill National
Nature Reserve (SSSI) in the south west.
Landmarks
The main landmarks in this character area are related
to land use and location; these are the community
centre, the parade of shops on Cumnor Road, and the
Bystander Inn.
Buildings and details
The majority of buildings in Wootton West are 1-2
storey detached houses with rendered and brick
walls, tiled roofs and dormer windows. Many houses
have been extended to add another floor, or rooms
in the roof.
The infill development on Robinson Road and Werrell
Drive has an urban feel, with two and three storey
detached, semi-detached and terraced houses and
small blocks of flats. Parking is provided on and offroad in small courtyards, and the buildings have very
small or no front gardens or setbacks.
The infill development on Manor Road, Beech Close
and Leigh Croft has a suburban feel, with
predominantly detached and semi detached homes
(and some terraces), all setback to provide on-plot
parking at the front, and laid out around a grassed
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4. Pedestrian crossings not been planned to suit
natural desire lines

5. The grass verges and hedges
along Cumnor Road

WOOTTON WEST CHARACTER AREA
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square. The more compact building setbacks and
plots and distinctive architecture distinguish it
from the surrounding 1930s and 1950s housing.

6. The local shops and facilities

Streetscape features
The houses on Cumnor and Besselsleigh Roads
have a generally cohesive character, with similar
building setbacks and frontages allowing car
parking in the large front gardens; boundaries are
predominantly marked with hedges and other
planting.
Land use
As a service centre for the smaller hamlets and
settlements in the area, Wootton West is a
residential area with essential daily needs catered
for by the two small parades of shops including a
dental practice, pharmacy and post office, the
community centre, playing fields and sports
facilities, the Bystander inn, builders’ yards and
offices, and a small (but soon to close) business
park.
Views
This character area is generally inward-facing
with views along the main routes. Glimpses of
the green recreation ground are possible
between the community centre and the parade
of shops. In the north where Cumnor Road
meets the open green ’gap’ between Wootton
and Henwood, there are long and attractive
views to Boars Hill to the east.

7. The Bystander inn with the green space in the
foreground

Other boundaries
Wootton West can be seen as contiguous with
Dry Sandford North as Besselsleigh Road runs
through both areas. Immediately to the east of
Wootton West is the historic hamlet of
Wootton, which includes other key local
facilities such as the St Peter’s Church and
Wootton primary school, but in a very different
character area.

Summary of key qualities and
characteristics

8. Manor Road infill development:

Wootton West is a residential area with local
shops and facilities which serve the wider rural
communities’ needs. It can characterised as the
functional heart of the two parishes with two
principal through roads, bus services and local
facilities.

9. Robinson Road/ Werrell Drive infill
development
10. Wootton & Dry Sandford Community Centre
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Character Area:
Wootton East
Wootton East is a small, linear historic village in the
Parish of Wootton. It comprises St Peter’s Church,
four other Grade II listed buildings or structures, the
local primary school and homes set principally on the
west side of a curving rural lane known as Wootton
Village.
Layout
Wootton Village lane has historic buildings which
follow the sweep of the route mostly along the
western side, with a few houses on the east between
the primary school and the water pump.
The route links two areas of Boars Hill (Sandy Lane
and Old Boars Hill), and Wootton Road with its
local facilities.
There are several tracks and footpaths leading
from the lane on both sides across the farm
fields. At several points, the lane splits and leads
off to Old Boars Hill, the bridleway towards
Besselsleigh, and Sandy Lane.

4
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Topography
The area is flat rising up gradually from the end
of the village towards Boars Hill, and lies in a
wide open landscape plain.
8
7

Spaces
The most significant public space in the village is
the recreation ground, with its play facilities,
allotments, sports pavilion and car park.
Another space that creates a sense of arrival is
in front of 61-67 Wootton Village, opposite the
water pump set into the wall (at no.108). This
has the appearance of a small village green. The
space outside the primary school is a key
community space at certain times of the day too.

5

1 2
Roads, streets, routes
Wootton Village lane is rural in character due
to its very well established green edges and
Map of photograph locations
setting, wide grass verges, the lack of or a
narrow single-sided footway. There is good pedestrian
access to ‘new’ Wootton, although the contrast
walking in these two areas is great, as the pedestrian
crossing on Cumnor Road is not well located to reach
either the shops or the community centre. There is
street lighting throughout.

There are no cycle lanes, and the highway has two
lanes, which are narrow in places further north.
The footpaths and bridleways that lead from the village
are part of the dense network of routes in this area to the west leading to Henwood and Besselsleigh,
Cumnor Road, and northwards; on the east to Old
Boars Hill and Fox Lane in the south.
1. St Peter’s Church is a key landmark
W5
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Green and natural features
The extensive hedgerows along the lane create a
sense of enclosure and scale, which changes at the
recreation ground where there are long wide views
to the wooded slopes of Boars Hill and a sense of the
countryside coming into the village. On the west side,
there are many views and glimpses to the
surrounding open fields. The village is within the
Oxford Green Belt, and is also an area with
archaeological constraints.

2. The recreation ground opposite with wide open
views to Boars Hill

Landmarks
The main visual landmark in this area is St Peter’s
Church, due to its position and open setting. Along
the lane, there are a variety of distinctive buildings,
some of which are set back behind impressive high
stone walls (Wootton Manor House), or sit right
against the footway (nos.21, 45 and 186). The
primary school and the water pump form different
landmarks - in terms of their use or being unusual
features.
Buildings and details
The majority of buildings in the village are two storey
detached and semi-detached houses and cottages
with stone, rendered and brick walls, tiled roofs and
dormer windows.
Streetscape features
Despite the wide range of building setbacks,
orientation and materials, there is a sense of
continuity, with enclosure and scale created by the
buildings, front boundary planting and hedgerows.

3. The ‘green’ in front of nos. 61-67 Wootton
Village lane

Land use
As an historic settlement, many of the previous land
uses have gone, and the recreation rooms are now
for sale. The church, primary school and recreation
ground are complemented by the facilities in ‘new’
Wootton, and so this character area is predominately
residential, with agriculture related uses.
Views
The village can be defined by the variety of views to
the landscape around it. On the west side, there are
significant long distance views, as well as narrow
glimpses to the countryside beyond the built frontage.
On the east side, the most significant views are
where the recreation ground opens out to the east
towards Boars Hill, and further north where the
footpath leads eastwards with glimpses between
sections of hedgerow.
Other boundaries
Wootton East lies on the plain below the slopes of
Boars Hill, and the historical relationship between
them is confirmed in the early maps.
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4. The water pump set into the boundary wall
at no. 108

5. No. 21 at the cross roads with Old Boars Hill

Summary of key qualities and
characteristics
Wootton East is a linear, rural and historic
village, with several key local facilities. Its rural
nature is defined by main route, as well as by the
ways in which the countryside is visible from and
comes into its centre.

6. The view from the footpath on the west side

8. No. 45 sits up against the footway edge

7. The sense of enclosure created by the green
edges to the lane
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Character Area:
Wootton-Cumnor Road
Corridor
The Wootton-Cumnor Road Corridor comprises the
areas known as (from north to south) Henwood,
Lamborough Hill, Whitecross and Wootton Road.
These four sections of the B4017 route have similar
development characteristics and relationships with the
surrounding landscape, and the corridor runs through
the heart of the Parishes of Wootton and St Helen
Without.
Layout
The Wootton-Cumnor Road Corridor is a fairly
straight north-south route linking Cumnor and
Abingdon (here from the A34 bridge northwards). The
key characteristics are its linear form with the two
main housing areas, the offset crossroads with
Honeybottom Lane and Fox Lane, and routes to
Sunningwell and Shippon (via Long Tow). There are
several gateways and private roads leading from the
west side of Whitecross, e.g. to the Air Training Corps
ground, and the redeveloped Starveal Farm, and
Dunmore Court business centre on the south east side
of Wootton Road.
Topography
The area is flat rising up at Lamborough Hill, and lying
within a striking and wide open landscape plain south
west of Foxcombe and Boars Hills.
Spaces
The most significant public spaces in this corridor are
the Wootton recreation ground behind the community
centre in Lamborough Hill, and the Matthews Way
housing development. There the layout includes
extensive grassed areas for play, amenity and as the
setting for the housing. Elsewhere the wide grass
verges along the roadsides, which create a green aspect
to the area, but are not used for recreation.
The traffic movements through the area generally
dominate its sense of place, making it feel less
welcoming for pedestrians and cyclists.
Roads, streets, routes
The Wootton-Cumnor Road corridor is an important
bus corridor, with the Oxford-Abingdon 4B service (via
Wootton Road) and 4 service (via Shippon) passing
through every 1/2 hour. The bus stops however are
not in very inviting or well overlooked locations,
potentially deterring more trips by bus. There are no
cycle lanes in the area. Street lighting is in place on
Lamborough Hill, Whitecross and in Henwood, but not
Wootton Road in the south.
In Lamborough Hill, there is a footway on the west side
of the highway with a short section on both sides near
W9

1. Part of a long linear space - Whitecross housing

2. Matthews Way housing and green spaces
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the Honeybottom-Fox Lane junction. In Whitecross,
the footway is narrow and on both sides wherever
there is housing on both sides, reducing to just the
east side in the southern section. There are no
pedestrian crossings apart from the traffic lights near
the Bystander Inn, making the road difficult for people
to cross.
Further north in Henwood, there is a footway on the
west side opposite the housing, and none on
Honeybottom Lane.
There are designated footpaths leading from
Lamborough Hill and Whitecross across the open
fields to Wootton, Dry Sandford and Sunningwell,
plus a bridleway to Sunningwell. Further north,
Henwood lies within the network of footpaths and
bridleways that connects historic Wootton with
Besselsleigh running east-west.

3. Lamborough Hill housing on the east side

4. The bus stops are in isolated positions

Green and natural features
The Wootton-Cumnor Road Corridor has extensive
grass verges and hedgerows along its length, creating
a sense of enclosure and a human scale in the
developed areas, and great openness where these
defined edges are much lower or absent.
Lamborough Hill is where development is at its
widest along this corridor, and where the houses
front onto the main road they have an open view of
the fields opposite. Similarly where the Matthews
Way housing meets the fields, there are glimpses
between the houses to their rural setting. There is a
significant green ‘gap’ between Lamborough Hill and
Whitecross, where Honeybottom and Fox Lanes
meet the main route and the rural character returns
again.
In Whitecross this rural setting forms the backdrop
to the low-rise housing, and the corridor feels more
built-up and suburban. Where the airfield lies parallel
with the road corridor, there are significant
hedgerows on the west side.
A stream and ditch system runs from the north east
in Boars Hill to follow this corridor along the rear
boundaries of many properties, with a pond south of
Sunningwell Road, and continuing into Abingdon.
Parts of the green ‘gap’ are in Flood Zone 2, and
further south the eastern side of Wootton Road is in
Flood Zone 3. Lamborough Hill, Whitecross and
Honeybottom Lane have recorded areas of surface
water flooding associated with the local watercourses
and topography.
Apart from the housing in Lamborough Hill, this area
is within the Oxford Green Belt.
Landmarks
The main visual landmarks in this corridor are:
the motorbike garage at the junction of
Honeybottom Lane and Fox Lane, which
appears as the halfway point along the corridor
W11

5. The footpath to the fields behind Whitecross
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WHITECROSS CHARACTER AREA
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and an opportunity to turn east or west;
the A34 bridge which marks the start of
the rural character from Abingdon; and
the roundabout marking the built edge of
’new’ Wootton in the north.
Otherwise the housing visible along the road is
very similar in its setbacks, development periods,
green edges and materials.

6. The motorbike garage in the green ‘gap’

Buildings and details
The majority of buildings in the corridor are
bungalows and two storey semi-detached
houses, with more mixed house types in the
Matthews Way area and in Henwood. The
materials used are rendered and brick walls, tiled
and slate roofs and dormer windows.
Streetscape features
There is a uniformity to the setbacks and
orientation of the houses along the different
developed lengths of the Wootton-Cumnor
Road corridor. The significant number of parallel
access roads, generous grass verges and deep
setbacks are related to a previous intention to
turn the B4017 road into a dual carriageway.
Apart from the overhead cabling, the streetscape
is dominated by the variety of boundary
treatments.
7. Dunmore Court business centre

Land use
The predominant land use in the corridor is
residential in an agricultural setting, although
there are pockets of other employment uses,
such as the motorbike garage, the office
development at Dunmore Court, the car
breakers and scrap yard on Wootton Road, and
farms and hauliers in Henwood. There is a
limited sense of the military activity at Dalton
Barracks.
Views
One of the most significant features of this
character area is its relationship with its rural
setting. On the east, there are wide open views
from Lamborough Hill, which become glimpses
between the houses in Whitecross, and wide
open views again on Wootton and Sunnningwell
Roads; all looking towards the flat landscape and
rise of Boars and Foxcombe Hills.
Henwood has similarly wide and far reaching
views in the open areas to Boars Hill and
Cumnor on the east, and there are fewer
glimpses between the houses, as the land on that
side is slightly higher. The west side has more
significant areas of vegetation and the land slopes
away down to Sandford Brook running in
parallel.

8. The open rural character of Wootton Road

9. The open view from Henwood towards Boars
Hill

On the west of the Wootton-Cumnor Road
Corridor, there are glimpses between the
W15

houses in the Matthews Way area towards Dry
Sandford. In Whitecross the edge of Dalton
Barracks is more significantly planted, but opens
out on Wootton Road making this southern
section feel part of the landscape plain on both
sides. Honeybottom Lane has wide open views to
the south over the airfield and beyond.
Other boundaries
Due to its linear nature, this character area forms
a spine through the landscape, connecting many
of the smaller settlements to local facilities and
elsewhere. It has a direct visual relationship with
the higher ground, as well as the flat plains in
which it sits. There is also a natural boundary
with the watercourse and vegetation running
behind Whitecross.

Summary of key qualities and
characteristics
The Wootton-Cumnor Road Corridor is a linear,
character area, which ranges from being suburban
built areas to very rural and open in character. Its
rural nature is defined by its setting in the wide
open landscape, as well as the amount of planting
between building fronts in the developed areas.
It works as the spine of the two parishes linking
their settlements together and to the wider area.

10. The view to Boars and Foxcombe Hills in the north east from Lamborough Hill
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Character Area:
Shippon
Shippon is a small historic village in the Parish of St
Helen Without. It comprises the Church of St Mary
Magdalene, and twelve other Grade II or II* listed
buildings, an independent school, a public house and
homes along the three main routes: Barrow Road,
Faringdon Road and Elm Tree Walk, with farms
nearby.
Layout
Barrow Road is the main road in the Shippon
character area today, although the heavy traffic levels
using it and the housing built further north in the
village make it seem peripheral. Faringdon Road and
Elm Tree Walk are the other two principal routes in
the area, with cul-de-sacs leading from them.
Topography
The area is flat, with the land rising up on
Faringdon Road to cross the A34 motorway in
the south.
2

Spaces
There is no specific public space within the
village, although the military housing built
between Elm Tree Walk and Faringdon Road
haa generous grass verges and incidental spaces
between the houses.
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Roads, streets, routes
Barrow Road is a rural lane in character,
beginning much further west and eventually
joining Faringdon Road, which is a far wider
route with grass verges, giving it a rural quality
from where it joins Cholswell Road to the A34
overbridge. There the character becomes more urban
with wider footways and a cycle lane.
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Barrow Road is a busy through-route used to bypass
to the A415 Marcham Road and A34 motorway
junction from the west, and functions as a strategic
link from Marcham Road into the village. It provides
access to the three senior schools nearby and
Abingdon.
There are no footways and very narrow grass verges
in the east end, and a very narrow footway on the
north side from the Old Manor House westwards, so
that pedestrians walk in the road where there is least
forward visibility. This footway gradually widens and
ends at the southern gate to the airfield on Barrow
Road.
The highway on Barrow Road has two narrow lanes,
which are delineated by the adjacent historic walls.
This also widens as the road continues westwards.
There are no cycle lanes in the rest of Shippon. The
peak-time traffic congestion, the size of the vehicles
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1. Barrow Road is a rural lane with no footways in
places
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passing through this narrow lane (HGVs and school
coaches), and at other times, the speed of traffic are
all at odds with the historic character of this area.
Elm Tree Walk, a rural lane which opens out to
become a suburban road as it continues north, is
used as a local rat-run, but has no footways or
lighting, making it a dangerous place for pedestrians at
times. A footpath leads from Faringdon Road east
towards the northern edge of Abingdon.
Green and natural features
The village lies within the Oxford Green Belt, and is
bounded on the east by Wildmoor Brook. It is also
an area with archaeological constraints.
On both sides of Barrow Road, the hedgerows and
built frontages open to reveal the rural setting of the
historic village, and give a sense of it sitting in the
open countryside, although this is comprised by more
recent developments and infill housing in places. The
views are to the A34 motorway and business park in
the south, and the noise from the motorway is
intrusive.
Further west, Manor Farm is set in a very wide open
landscape which begins at no.69 Barrow Road and
continues west on both sides for the length of
Barrow Road.
The southern end of Elm Tree Walk is a narrow
green lane, before opening out at Rookery Close and
the military family housing development.
There are records of surface water flooding in
Shippon associated with Wildmoor Brook and the
fields south of Barrow Road, and the brook as it runs
east of The Manor School is in Flood Zone 2.

2. Faringdon Road is wider with deep setbacks, but
still has a rural character

3. The Church of St Mary Magdalene which is a
landmark on Barrow Road

Landmarks
Many of the Grade II listed buildings in Shippon
form the built frontages along Barrow Road, and the
most prominent visual landmarks are the almost
derelict farmhouse, the Church of St Mary Magdalene
and the Old Vicarage, due to their positions along the
route. The Prince of Wales pub creates another
landmark on the north side, as its signage is
prominent in this setting.
Buildings and details
The majority of buildings in Shippon are two storey
detached houses, terraced cottages and converted
farm buildings. The range of materials include stone
and brick, with slate and tiled roofs.

4. The Old Vicarage acts as another landmark

Streetscape features
The buildings lie parallel to Barrow Road, Faringdon
Road and Elm Tree Walk, and stone boundary walls
and hedgerows form a strong sense of a built edge
and uniformity throughout this area.
Land use
The predominant land use is residential, although the
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5. Views across the green spaces within the village

church, church hall, pub and growing primary
and secondary schools in the area, give it a more
mixed use nature. The residential care home is a
suburban addition to the village, in the wider
context of views to agricultural land.
Views
The most significant views in Shippon are of the
open fields south and west of Barrow Road.
These are wide and panoramic in places. There
are also views across the green spaces within
the built area on the north side, which support
the rural character further, but are
compromised by newer development.

6. The range of local materials and building types

Other Boundaries
Immediately adjacent to Shippon is the military
family housing, the Dalton Barracks compound
and enclosed airfield. These have a distinct
character from the rest of the character areas.
Associations with other areas
As this village has an historical character, it is
perceived as ‘old’ Shippon, with Dalton Barracks
and the housing built in the 1970s as the ‘new’
area. While the military provides some facilities
in Shippon, residents use the primary schools,
local shops and services, and the community
centre in Wootton, Dry Sandford and Abingdon.

7. The Prince of Wales pub

Summary of key qualities and
characteristics
Shippon is a small historic village set along
Barrow Road. This east-west rural lane is now a
busy traffic route, with limited pedestrian
facilities beyond the centre. Its historic character
is evident in the many listed buildings and wellestablished built and planted edges along it, and
also along Faringdon Road. The rural nature of
the area comes from the views to the open
countryside to the south and west.
However there is a mismatch between this
human-scaled historic rural character, and the
increasingly suburban and urban uses that attract
considerable amounts of traffic and surround it,
and which are now compromising its sense of
place.

8. The wide open views from Barrow Road
westwards

9. The green setting of the historic village looking
south
SDB4

Character Area:
Dalton Barracks & Airfield
This character area comprises several distinct
physical areas: the military family housing, the
secure Dalton Barracks compound, and the airfield
land owned by the Ministry of Defence (MOD). As
they relate directly to the area’s use as a military
base, they form one overall character area. It lies in
the Parish of St Helen Without.
Layout
Long Tow and Cholswell Road are the main routes
in the character area today, which connect Shippon
village and the barracks and to Wootton Road.
There are a number of military residential side
roads, which join these two roads to create a
permeable grid of streets locally. Within a fenced
area )now accessible) are the military married
quarters, which comprise very large houses on
Sycamore Close, and Hawthorne Avenue.
Topography
The area of the airfield and the peripheral land
is flat.
Spaces
There is no specific public space within the
character area, although the military housing
has generous grass verges and green spaces
between the houses. Several blocks (Cherry
Tree Drive, Nene Road, Dart Road,
Hawthorne Avenue) have large equipped play
areas, and other incidental spaces are used for
dog walking.
The large central sports ground brings together
the many different parts of Shippon village and
Dalton Barracks, and although it is fenced, local
residents can use it (with permission). It
creates the feel of a very large village green, as
there are buildings fronting onto it and their
elevations can be seen across the space.
Overlooking this is the attractive formal
military offices, arranged around a smaller
green space and tennis courts.
The airfield itself is also accessible to residents
(also with permission), and annual public events
are held there.
Roads, streets, routes
Long Tow is a rural lane in character, which
becomes a striking tree lined avenue as it
approaches Cholswell Road. Long Tow has a
narrow unmade footway, grass verges and
hedgerows along the northern edge, while the
southern side is adjacent to fenced fields. The avenue
has wide grass verges, lines of tree planting, and parallel
access roads serving the housing alongside.
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Map extract from Shippon Village Plan (2010)showing
‘Shippon village’ in red, the secure area of Dalton
Barracks in blue, and MOD land in green.

Cholswell Road is also a wide route lined with
trees, which gives it a formal quality, although
the married quarters housing on the west side
have their backs to the public realm, presenting
an imposing line of timber fencing to the route
and Faringdon Road. The character is suburban
with wide grass verges, lines of tree planting,
parallel access roads serving the housing
opposite, wide footways and bus stops.
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The lines of military fencing are very dominant,
and create the impression that these are not
entirely public routes. The residential streets
leading off the main roads have military-style
signs giving speed restrictions, which reinforce
this character area’s difference to the rest of
Shippon. There are no cycle lanes throughout.
There is street lighting along the parallel
residential access roads, but none on the
sections of Long Tow or Cholswell Road with
no built frontages.
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Green and natural features
The airfield, barracks and housing areas lie within
the Oxford Green Belt, and are bounded on the
east by Wildmoor Brook. The fields to the north
east lie within Flood Zone 2, and there are
recorded incidents of surface water flooding on
Faringdon Road and Cholswell Road.
The airfield has few areas of planting, although the
landscape near Honeybottom Lane and Whitecross is
more established. The secure barracks compound
and the military housing areas have some tree
planting, but are generally landscape grass areas only.
Landmarks
As there is great uniformity in the military housing
and barracks compound buildings, there are several
unusual landmarks which form part of the area’s visual
structure:
The open sports ground, a key space in the
whole of Shippon village and the approaches to
it from different directions;
The military checkpoint, which shows where
the entrance to the secure compound is
(clarifying what is public or restricted);
The attractive formal buildings overlooking
sports ground, which have a very different
architectural quality to the rest of the military
accommodation; and
Cholswell Court, a remnant from the area’s
rural past, and is a business centre sitting
amongst restricted military areas and housing.
Buildings and details
The majority of residential buildings in Dalton
Barracks are two storey detached, semi-detached and
terraced houses, and there are one or two storey
functional military buildings in the secure compound.
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1. The Long Tow avenue of trees
2. The view across the sports ground

5. Views across the green spaces within the hamlet
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The materials generally used are red brick with tiled
roofs. Cholswell Court is a stone and brick courtyard
arrangement.
Streetscape features
Houses lie parallel to Cholswell Road, Long Tow and
the residential side roads, with few boundaries
delineating the public-private areas. Some of the
married quarters housing on Sycamore Close have
fenced boundaries, and the now privately-owned
larger houses have new fences and gates. Although
there are large gaps between the military houses,
there is a strong, if bleak, built frontage and uniformity
throughout.

3. Cholswell Court business centre, opposite the
secured compound along Cholswell Road

Land use
Within this character area, there are a wide range of
military activities, including a welfare centre, hospital,
army reserve centre and nursery. However the land
uses, which are not exclusively non-military, are
predominantly residential with a local Costco minimarket shop, the community centre and the business
centre.
Views
The most significant views are of the airfield and open
fields to the east, including the sports ground, which
are wide and panoramic. There are limited views
through the secure compound.

4. The military housing areas

Other boundaries
Immediately adjacent to Dalton Barracks is the
historic hamlet of Shippon, which the military base has
almost completely engulfed in its scale and spread.
Associations with other areas
However this area and historic Shippon have gradually
become integrated over time as the airfield has
changed. It is now possible to identify a range small
character areas: from the historic hamlet itself, the
1960-70s development in Shippon, privately-owned
former married quarters, military housing areas,
military facilities, the secure compound and the airfield
itself.
Residents use the primary schools, local shops and
services, and community centre in Wootton, Dry
Sandford and Abingdon.

Summary of key qualities and
characteristics
Dalton Barracks has a predominantly military
character, typified by its housing, the secure barracks
compound and open airfield. There are wide,
attractive tree-lined roads linking this to the historic
hamlet, so that the whole area is known as Shippon
village. The rural setting comes from the views to the
open countryside to the east and across the airfield to
the north.

5. Married quarters housing in Sycamore Close

7. The wide open views from Barrow Road
westwards

6. The view north to Boars Hill from Spey Road
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Character Area:
Boars Hill - Ridgeway
Boars Hill - Ridgeway is a large area defined principally
by its elevated and wooded setting, in the Parish of
Wootton. It consists of the private residential roads
Ridgeway, Sandy Lane, the cul-de-sac Bedwells Heath,
as well as the Youlbury Estate. It includes two Grade II
listed buildings: Foxcombe Hall and the modern
Youlbury House (from 1969-71).
Layout
Ridgeway runs gradually uphill along the spine of Boars
Hill, from Berkeley Road in the east, where it divides
from Jarn Way. At the corner with Youlbury Lodge,
Sandy Lane runs down hill to join the historic lane
known as Wootton
Village.
Other smaller tracks
serve houses or
3
groups of houses
2
away from Ridgeway.
Topography
This character area is
the ridge along the
top of Boars Hill, and
climbs slowly along
Ridgeway to the
Youlbury Estate,
Scout Camp and
Carmelite Priory.
Sandy Lane slopes
down towards the
south west, before
levelling out on the
approach to
Wootton Village.
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Spaces
There is one clear public space in this character area where Ridgeway, Jarn Way and Berkeley Road meet;
this is a green space with an attractive shelter and
finger signpost.
Immediately south of Ridgeway is Jarn Heath, Jarn
Mound and Wild Garden, created by Sir Arthur Evans
in 1931 to provide a panoramic viewpoint over
Berkshire and the Wiltshire Downs in the south west
and to preserve the land from development (now
owned by Oxford Preservation Trust).
Roads, streets, routes
Ridgeway and Sandy Lane are signposted as private
roads, and Oxfordshire County Council’s ‘Definitive
Map & Statement of Public Rights of Way since 21st
February 2006’ (updated October 2017) has not
altered this status. There are a number of other
private cul-de-sacs too in the area.
BH1

1. Ridgeway - a rural lane in character and a private
road

BOARS HILL - RIDGEWAY CHARACTER AREA
BH2

Ridgeway and Sandy Lane are both narrow rural
lanes, with grass verges in places, but no footways,
cycle paths or street lighting throughout. There is a
dense network of footpaths connecting this area to
Old Boars Hill, including the Oxford Greenbelt Way
on the south western side of the hill, and bridleways
on the north eastern side connecting the farmsteads.
Green and natural features
Boars Hill is a densely wooded area, which grew
from the many copses, heaths and farmsteads evident
in the 19th century maps. Tree planting by individual
property owners has obscured many of the long
distance views historically noted in this area.
There are also extensive hedgerows, well planted and
established property boundaries, Overall there is a
sense of large houses sitting within a woodland.

2 a & b. Ridgeway’s rural character with houses set
back and hidden from view

Oxford Preservation Trust also owns two other
open spaces in this area: Matthew Arnold Field and
Reserve, and the Elizabeth Daryush Memorial
Garden, now a Local Wildlife Site, both for public
access. A small area of Ancient Woodland lies
between these at Blackhill Copse. The large area of
woodland (Hen Wood) north and west of the
Carmelite Priory and Youlbury Scout Camp is also
designated as Ancient Woodland. The whole area
lies within the Oxford Green Belt.
Landmarks
There are four visual landmarks in the area:
Foxcombe Hall, the Grade I1 listed university
campus;
the attractive shelter at the intersection of
Ridgeway/ Jarn Way and Berkeley Road;
Youlbury Lodge/ The Lodge where Ridgeway
and Sandy Lane meet and where a number of
footpaths and private roads converge; and,
The Heath Cottages on Ridgeway, which in
contrast to the surrounding properties, are
terraced and sit closer to the road.
Buildings and details
Most buildings in the area are very large two or three
storey detached houses. The range of materials
includes stone, render and brick walls, with slate and
tiled roofs, with a predominance of red brick used.
Youlbury Scout Camp comprises a mixture of
functional permanent and temporary buildings, with
open camping areas. The Carmelite Priory (Chilswell
House) is a large three storey rendered house built in
the 1910s.
Streetscape features
The majority of properties are set well back from
Ridgeway and Sandy Lane, in secluded positions and
some with electric gates. There are therefore only
glimpses of house frontages between the hedgerows,
garden planting and gateways.
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3. Youlbury Lodge where Ridgeway and Sandy Lane
meet

4. Heath Cottages, which are a landmark along
Ridgeway

Land use
The area is predominantly residential, with
notable open spaces, the Scout Camp and
Carmelite Priory. There is also a covered
reservoir adjacent to the Scout Camp.
Views
The most well-known views from Boars Hill lie
on the north eastern side of the hill looking over
Oxford, and there are far less open views on the
south western side overlooking south
Oxfordshire and Berkshire.
Glimpses of the landscape around historic
Wootton only appear as Sandy Lane reaches the
hamlet itself, as the gardens and boundary
planting give a high level of visual privacy to each
house, and close longer views.

5 a & b. The limited views from Elizabeth Daryush
Memorial Garden

Other boundaries
Immediately adjacent is Old Boars Hill and
Foxcombe Hill, which are similar in their
settings, but have different overall
characteristics.
Associations with other areas
Boars Hill - Ridgeway sits between the local
amenities and services in Wootton, and the city
of Oxford, so residents travel in both directions.

Summary of key qualities and
characteristics
Boars Hill - Ridgeway is a private rural area, in
which properties sit within established green
wooded estates. The two main access routes are
private roads, which are narrow and well
landscaped, limiting views of the surrounding
countryside from the higher ground.

6. The imposing Foxcombe Hall at the junction of
Ridgeway, Berkeley Road and Jarn Way
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Character Area:
Old Boars Hill
Old Boars Hill is a cluster of properties in the Parish of
Wootton, and includes the Grade II listed White
Cottage and Yew Cottage. It comprises two principal
routes: Jarn Way and Old Boars Hill.
Layout
Berkeley Road, in the east, divides into Jarn Way and
Ridgeway, with Jarn Way running south of Jarn Mound
and Wild Gardens, to join the top of Old Boars Hill
lane. Old Boars Hill runs steeply downhill eventually
joining the historic centre of Wootton. Other routes
and tracks such as Orchard Lane run from it across the
sloping land.
Topography
This character area is
relatively flat along
Jarn Way, with Old
Boars Hill sloping
down quickly towards
the south west,
before levelling out
on the approach to
Wootton.
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Spaces
There are two key
spaces for public use
in the character area.
The first is where
Ridgeway, Jarn Way
and Berkeley Road
meet; this is a green
space with an
attractive shelter and
finger signpost. The
second, owned by
Oxford Preservation
Trust, is Jarn Mound
and Wild Garden, which were created by Sir Arthur
Evans in 1931, as a means of preserving the landscape
and providing a panoramic viewpoint over Berkshire
and the Wiltshire Downs in the west (although this is
now not as open due to tree planting in the area).
Roads, streets, routes
Jarn Way is a narrow rural lane in character, with wide
grass verges which reduce further west, and there are
no footways or cycle paths throughout. Where it
meets Old Boars Hill, there is a clearing, and a local
lane loops around to join Old Boars Hill. Old Boars
Hill is a single track road with limited places for
vehicles to pass, and which opens out where private
driveways or lanes meet it, winding tightly down the
hill. Its narrowness and short sightlines are a deterrent
to through traffic. Orchard Way is a cluster of houses
BH5
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1. The view from Jarn Mound towards the
south west

OLD BOARS HILL CHARACTER AREA
BH6

and cottages, which leads off to the south west. There
are almost no grass verges on the hill, nor footways;
there is street lighting along Jarn Way and sections of
Old Boars Hill lane.
There is a dense network of footpaths connecting this
area to the rest of Boars Hill, including the Oxford
Greenbelt Way.
Green and natural features
Old Boars Hill lies between two small valleys - which
run from Berkeley Road and Ridgeway down either
side of Wootton East. It lies within the Oxford Green
Belt, and is an area of archaeological constraint.
On both sides of Jarn Way and Old Boars Hill, there
are extensive hedgerows, some rustic style property
boundaries and a short section with built frontages.
The views are limited on the hill itself, and so there is
a sense of the countryside surrounding the properties.
Therefore the view from Lamborough Hill of this
character area is limited to the properties on the
lower slopes where the views open out.
Landmarks
There are three landmark structures in the area:
the shelter at the intersection of Jarn Way/
Ridgeway and Berkeley Road;
the Jarn Mound and Gardens, at the top of Old
Boars Hill; and,
the notable lengths of attractive brick and stone
walls, associated with the larger and older
properties.

2. The public space at the Jarn Way,
Ridgeway and Berkeley Road intersection

3. Jarn Way with impressive brick walls and
generous grass verges

Buildings and details
Most buildings in the area are two storey detached
houses or terraced cottages, and the range of plot
sizes varies from row houses to large individual
properties. The range of materials includes stone,
render and brick walls, with slate and tiled roofs, with
a predominance of red brick use. The Grade II listed
Yew Cottage is made of stone and thatch.
Streetscape features
The majority of properties lie perpendicular to Old
Boars Hill stepping down the sloping topography or
set well back from the road edge, taking advantage of
the views available. There are therefore gable ends
interspersed between the hedgerows, garden planting,
and a variety of boundary treatments along the
streetscape. At the eastern end of Jarn Way, there
are large brick and stone walls, and well maintained
fencing and formal hedges.
Land use
The area is predominantly residential, with notable
open spaces nearby.
Views
The most significant public views in this character area
are at Jarn Mound, which were intended to be wide
BH7

4. Old Boars Hill is a narrow rural lane

and panoramic. Otherwise glimpses of the
landscape plain around Wootton and
Lamborough Hill appear from the road near
‘New Haven’ and ‘The Lindens’ houses, which
widen as the route reaches more level ground.
There are wide views on both sides across the
fields between the hedgerows from Swithland
Cottage, where the Fox Lane-Wootton footpath
crosses Old Boars Hill.

5. A typical older house close to the road edge

Other boundaries
Immediately adjacent to Old Boars Hill are the
Boars Hill - Ridgeway and Foxcombe Hill areas,
which are similar in their settings, but have
different overall characteristics.
Associations with other areas
Old Boars Hill sits between the local amenities
and services in Wootton, and the city of Oxford,
so residents travel in both directions.

Summary of key qualities and
characteristics
Old Boars Hill is a rural cluster of properties
which lie along Jarn Way near Jarn Mound, and
follow the land down Old Boars Hill lane. Set
within woodland and narrow rural lanes, there
are limited public views of the surrounding
countryside, but more open up on the descent
to Wootton.
6. White Cottage hidden by planting along the
boundaries

7. The view looking west between Old Boars Hill
and Boars Hill-Ridgeway
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Character Area:
Foxcombe Hill
Foxcombe Hill is a large area known for its elevated
and wooded setting, in the Parishes of Wootton and
Sunningwell. It consists of the private residential roads
Fox Lane and Lincombe Lane, and includes the grounds
of the Grade II listed Foxcombe Hall.
Layout
Fox Lane runs from the spine of Boars Hill - Berkeley
Road - down to the landscape plain in the south west
towards Lamborough Hill. Lincombe Lane follows the
slope of the land towards Sunningwell village in the
south east.
Topography
This area leads from the ridge of Boars
Hill, down towards Wootton Road and the
fields surrounding Sunningwell.
Spaces
There is one semi-public space in this area
- the forecourt of the Fox Inn, which is a
stopping off point on this steep climb, and
where the pub is set back from the road.
Roads, streets, routes
Fox Lane rises up from Wootton Road to
meet Berkeley Road, and has two different
sections: the top end (from the access lane
to Blagrove Cottage to where it becomes
Foxcombe Road) is a wide road with a
footway along the north-west side. The
lower section is a narrower road, with
narrow grass verges. There are private
drives and tracks leading from it, the
longest of which is Lincombe Lane.

3
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There are no cycle paths or street lighting
throughout. There is a network of
footpaths connecting this area to Boars
Hill, Sunningwell and Bayworth, on the
south western side of the hill.
Green and natural features
Foxcombe Hill is a densely wooded area,
the principal parts of which are
Brumscombe Copse (north east), Broom
Map of photograph locations
Hill Copse (west), Withy Bed Copse
(east) and Blagrove Copse (south), which
are all designated Ancient Woodlands. Lincombe Lane
is set within the tree planting of Broom Hill Copse.
There is a small valley between here and Old Boars
Hill.
There are also extensive hedgerows, and well planted
and established property boundaries. Overall there is a
sense of houses being secluded and sitting in a
woodland setting. The area lies within the Oxford
BH9
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FOXCOMBE HILL CHARACTER AREA
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Green Belt, and several sites around the old kilns (on
the south side of Fox Lane) are also designated as sites
with archaeological constraints.
Landmarks
There are two landmark structures in the area:
The Fox Inn is a local landmark, and its gable end
on the approach from the southwest, is clearly
visible through the planting along the road side.
On the approach however, the bin stores and an
electricity substation lie in the foreground; and
The row of cottages perpendicular to the road at
Blagrove Cottage lane, which form a useful marker
on the rising slope of Fox Lane.
Buildings and details
Most buildings in the area are large two storey detached
houses. The range of materials includes stone, render
and brick walls, with slate and tiled roofs. There are two
clusters of terraced and semi-detached cottages, which
are 1-2 storeys and rendered. The Fox Inn has a
distinctive half-timbered style of architecture.
Streetscape features
The majority of properties are set well back from Fox
Lane and Lincombe Lane in secluded settings. There are
only glimpses of house frontages between hedgerows,
garden planting, gateways and a variety of boundary
treatments along the streetscape.

1. The gable end of the Fox Inn, which acts as a
landmark

2. The Fox Inn forecourt, which is a semi-public
space, with a community noticeboard

Land use
The area is predominantly residential in use, with
agricultural and animal husbandry uses (including llamas
and reindeers).
Views
The most significant area of views is where Fox Lane
overlooks the open landscape plain along Lamborough
Hill and the Wootton Road corridor, starting at the Fox
Inn. Private properties on Lincombe Lane look over
Sunningwell village and its setting.
Other boundaries
Immediately adjacent is Old Boars Hill and the
Foxcombe Hall area of Boars Hill, which are similar but
have different overall characteristics.
Associations with other areas
Foxcombe Hill sits between the local amenities and
services in Wootton and Oxford, so residents travel in
both directions.

Summary of key qualities and
characteristics
Foxcombe Hill is a private rural area, in which
properties sit within established green wooded estates.
The main access route changes from a rural lane with
open views to the adjacent landscape, to the secluded
road with private roads and driveways leading from it.
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3. The view towards Lamborough Hill and Wootton

Character Area:
Gozzard’s Ford & Marcham
Road
Gozzard’s Ford is a very small historic hamlet in the
Parish of Marcham adjacent to the boundary with the
Parish of St Helen Without, and sits within the
landscape plain that runs alongside Sandford Brook to
Marcham Road.
Layout
Gozzard’s Ford lies on Faringdon Road close to Dalton
Barracks airfield, and is a linear settlement focussed
where the brook passes under the road (i.e. the
location of the historic ford).
Topography
The area is very flat, with Barrow Road rising up gently
from Marcham Road, to join Faringdon Road.
Spaces
There is no specific public space within the hamlet.
Roads, streets, routes
Marcham Road leads directly from the A34 motorway
to Marcham and the A420 road (west) and Abingdon
(east). Barrow Road is a key local north-south route
which serves Dalton Barracks and Shippon. Prior to
the establishment of the airfield in 1932, Faringdon
Road and Barrow Road were not connected, as both
led separately to Shippon. The end of the Faringdon
Road link to Shippon is evident today as the semidetached houses were built before this change, and
now sit adjacent to the airfield boundary.
Marcham Road is a very busy route with fast-moving
traffic, and a footway along the northern side; there are
proposals to build a bypass around Marcham village.
Barrow Road is a more rural route, also with fastmoving traffic as it has long sightlines, but narrower
carriageways and no foot or cycleway.
Faringdon Road is curved where the two roads meet,
so that visibility is limited, making turnings onto the
road difficult. Crossing the road is also hard, and so the
traffic divides the small settlement in two.
There is a footpath to Hitchcopse Pit Nature Reserve
and Cothill National Nature Reserve from the field
opposite the Black Horse pub.
Green and natural features
The settlement lies within the Oxford Green Belt
(albeit close to its edge), and is bounded on north
eastern side by Gozzard’s Ford Fen (a Site of Special
Scientific Interest SSSI, and a County and Local Wildlife
Site). To the south lies an area with archaeological
constraints. Along the eastern side of Blackhorse Lane
and further south on the west side of Barrow Road
runs Sandford Brook, with Barrow Farm Fen SSSI.
The Faringdon-Barrow Road junction and this
GF1
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1. The Blackhorse pub on Faringdon Road,
which acts as a local landmark
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GF2

landscape corridor are in Flood Zone 3, and there are
records of surface water flooding at the site of the old
ford. South of Marcham Road, Sandford Brook joins the
River Ock on its route through Abingdon. The land
south of Marcham Road has been identified and
safeguarded as a potential site for a new reservoir lying
between Drayton, East Hanney and Steventon.
Landmarks
There are two key landmarks in the area - the Black
Horse public house, and the cottages on the eastern
end of Faringdon Road; the other built features are
hidden in dense planting along the brook, and the wider
landscape is a relatively open plain.

2. The view along Faringdon Road to the semidetached houses adjacent to the airfield.

Buildings and details
The buildings at Gozzard’s Ford are 1-2 storey
detached houses, cottages and farm buildings made
from stone and brick, rendered and with slate and tiled
roofs.
Streetscape features
The large setbacks and few buildings here mean that the
streetscape comprises grass verges and hedgerows.
Land use
The land uses at Gozzard’s Ford are predominantly
residential, with the Black Horse public house, and
Black Horse and Barrow Farms. The wider area is used
for the airfield itself, agricultural land, paddocks and
allotments (south of Marcham Road).

3. Blackhorse Lane towards Cothill

Views
On a higher level than Marcham Road, Barrow Road
has wide views of the open countryside on both sides.
From Barrow Road there are also long distance views
southwards towards Didcot Power Station.
The end of Faringdon Road has an open aspect to the
north, east and south, mostly over the airfield. West of
the Black Horse pub, the views of the flat landscape are
also wide. There are limited views through the buildings
and gardens within the settlement itself due to the
established planting along the brook.
Associations with other areas
Gozzard’s Ford has direct relationship with Cothill and
Dry Sandford in ecological terms, and with Shippon
given to the extent of the airfield, and the historic link
via Faringdon Road.

4. View from Faringdon Road towards Cothill
School in the north

Summary of key qualities and
characteristics
Gozzard’s Ford is a very small historic hamlet, on the
intersection of three roads. Its character comes from
the rich natural environment of the brook and the flat
landscape plain, but it is dominated by through traffic.
5. View over the landscape southwards towards
Didcot Power Station
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