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1. INTRODUCTION

This document has been prepared on behalf of the Church 
Commissioners for England, who own significant land holdings (circa 
499 hectares) around Islip in Oxfordshire. It is submitted in 
response to the Oxfordshire Plan 2050 ‘Call for Ideas’ which 
requests specific suggestions for broad locations for new 
development. 

Land at Islip is being put forward as a location for a new sustainable 
development to provide much needed new homes and jobs. The 
proposal seeks to provide a comprehensive development of circa 
3,000 homes, circa 26,000sq.m of employment floorspace, new 
jobs, new school, community facilities and a potential link road 
taking traffic away from the centre of the village.

The document includes analysis of the surrounding local area of Islip 
including identification of constraints and opportunities within and 
around the wider area of the village. In particular, the document 
responds to the request to consider the main benefits the 
development could bring to both the local area and to Oxfordshire. 

A
34

A
34

ISLIP

KIDLINGTON

Oxford Parkway 
Train Station

To Oxford / 
Abingdon To Oxford 

To 
Cheltenham

To High 
Wycombe

To Bicester 
/ London 
Marylebone

To Bicester To Banbury

To Chipping 
Norton / 
Evesham

A40

A
4144

A
4165

A44

A
42

60

A
4260

B4027

Location Plan

Islip Train 
Station



PAGE 3 LAND AT BLETCHINGDON ROAD, ISLIP - VISION DOCUMENT

Cherwell District Council adopted its Local Plan in 2015, which 
plans for growth to meet Cherwell’s needs to 2031. However, the 
Council is currently undertaking a partial review of the Local Plan to 
consider the extent of Oxford’s unmet need and how, and where, 
that need could be met within Cherwell District. 

The Local Plan Partial Review is currently undergoing Examination 
in Public and it is understood that once this has finished, the Council 
will commence work on a full review of the Local Plan. 

In parallel to this, the five Oxfordshire authorities are preparing the 
Joint Strategic Spatial Plan (JSSP) to be known as the Oxfordshire 
Plan 2050. This document will guide the broad locations of 
development, with specific sites allocated through  
the new Cherwell plan. 

ISLIP RAILWAY STATION AND RAIL/BUS SERVICES

Islip is well located along the two main transport nodes for the 
Oxfordshire /Cambridge/ Milton Keynes ‘growth corridor’. Islip 
railway station, in the centre of the village, has recently been 
upgraded and has mainline train services to Oxford Parkway (soon 
to be extended to Oxford mainline station), Bicester, and London 
Marylebone. The A34 is approximately 1 mile from the centre of 
Islip, with slip roads off Bletchingdon Road (B4027) providing access 
to the A34 from Islip.

The Oxfordshire Rail Study is currently being undertaken to assess 
how the additional capacity built into the network can be best 
allocated. Discussions will be held with the key stakeholders 
including the Oxfordshire Growth Board (and Rail sub-group), the 
Department for Transport, Network Rail and train operators to 
realise the opportunity to offer a higher frequency service with 
additional trains stopping at Islip station. 

Islip currently has a bus route (Route 94) of five services per day, 
between Oxford and Ambrosden via Islip, which is operated by 
Charlton Services. The service calls at the centre of Islip and 
Kidlington Road and travels east west via Kidlington Road and 
Middle Street. 

Bus patronage has an opportunity to increase through improved 
services between Islip and destinations including Oxford, Oxford 
Parkway Station, and Bicester. Initial discussions have suggested that 
a quality bus connection could be provided to Oxford Parkway 
Station, which currently has a high frequency rail service, and will 
benefit from further enhancements following the completion of 
Phase 2 of East West Rail.

TRANSPORT POLICY

The Oxfordshire County Council Local Transport Plan (LTP4 
2015–2031) sets out the vision for transport in Oxfordshire for the 
next 15 years. It promotes an integrated approach of providing 
mass transit, supporting walking and cycling and managing traffic 
and travel demand. Key to delivery is improvements to rail services, 
bus rapid transit and more locally walking and cycling routes. 

In a local context for the site at Islip there are proposals within the 
LTP for a Kidlington Park and Ride and a Cycle Premium Route 
between Oxford and Kidlington; both these schemes would be 
approximately 3 km from Islip. 

TRANSPORT POLICY CONTEXT 

2. PLANNING & TRANSPORT CONTEXT
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Extract from Highways England, Oxford to Cambridge Expressway, 
The Preferred Corridor, page 19

Extract from Highways England, Oxford to Cambridge Expressway, 
The Preferred Corridor, page 7

EMERGING TRANSPORT SCHEMES

OXFORD / CAMBRIDGE EXPRESSWAY

Within LTP4 there are also proposals to improve the A34 under 
the context of the Oxford–Cambridge Expressway as this route 
provides the main link for the ‘Knowledge Spine’. It is recognised in 
the LTP that further improvements will be required to support 
growth to the north of Oxford with the potential for new route 
alignments or improvements of the A34 between Kidlington and 
the M40. 

Oxfordshire are working with Highways England who are currently 
undertaking studies to define the route options for the Oxford to 
Cambridge Expressway. The project has defined broad corridors 
within which routes will be selected for public consultation. This 
route selection stage is considering options both north and south of 
Oxford. Routes around the north of Oxford in corridor B1 offers 
benefits including the potential to use existing highway 
infrastructure, and would have broad alignment with East–West Rail 
to create a multi-modal transport corridor. 

Both corridors will improve the capacity available and connectivity 
of the Islip development site, as this will improve the east-west 
transport connections to urban centres across the area covered by 
England’s Economic Heartland.

The Oxford to Cambridge Expressway – Corridor Assessment 
Report 2018 set out the known development of allocated sites that 
are in each corridor, and the known and aspirational development 
that could be enabled by each corridor. Routes in corridor B1 are 
stated as releasing 95,000 homes of development of allocated sites, 
and unlocking 390,000 homes on aspirational development sites. 

EAST–WEST RAIL

The East–West Railway is a key piece of infrastructure in the 
‘growth corridor’ that will improve journeys in Oxfordshire and the 
wider corridor. The project presents the potential to deliver a 
higher frequency link from the site to central Oxford and other 
employment hubs nearby. 

The Western Phase 1 ‘Oxford to Bicester’ was completed in 
December 2016 which was a double-track upgrade between 
Oxford and Bicester Village. The upgrade also allowed for Chiltern 
Railways to begin running services from Oxford through to London 
via Bicester. Western Phase 2 ‘Bicester to Bedford’ will see the 
reinstatement and upgrades of railway lines to enable new train 
services to run between Oxford and Milton Keynes, between 
Oxford and Bedford and between Milton Keynes and Aylesbury. It 
is understood that the service frequency by 2023 will be:
• Oxford and Bicester: three services per hour (delivered)
• Oxford and Milton Keynes: two services per hour
• Oxford and Bedford: one service per hour
• Milton Keynes and Aylesbury: one service per hour

The central section ‘Bedford to Cambridge’ is expected to be built 
by the mid 2020’s. A preferred route has not been selected and 
East West Rail are currently consulting on five route options to 
help shape the final route alignment. 

The Oxfordshire Rail Study is currently being undertaken to assess 
how the additional capacity built into the network can be best 
allocated. Discussions should be held with the key stakeholders 
including the Oxfordshire Growth Board (and Rail sub-group), the 
Department for Transport, Network Rail and Oxfordshire train 
operators to realise the opportunity to offer a higher frequency 
sustainable link between the site and Oxford town centre with 
additional trains on the Oxford – Bedford line stopping at Islip 
station. 

Initial discussions have suggested that a quality bus connection 
could be provided from Islip to Oxford Parkway Station (currently 
circa 10 minutes by road), which has a high frequency rail service to 
Oxford and London Marylebone (circa every 30 minutes). This 
service will also benefit from further enhancements following the 
completion of Phase 2 of East West Rail.
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3. STRATEGIC CONTEXT
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GROWTH CORRIDOR

The Oxford–Cambridge Arc extends across the 
counties of Oxfordshire, Buckinghamshire, Bedfordshire 
and Cambridgeshire. The aim of the arc is to promote 
and accelerate the development of education, research 
and business assets creating an arc of innovation and 
entrepreneurial activity. 

THE OXFORD–CAMBRIDGE ARC

WELL CONNECTED

Transport infrastructure is central to the vision. Phased 
delivery of the East West Rail is underway, phase 1 
from Oxford to Bicester was completed in 2016 with 
completion of the line to Cambridge expected by the 
mid-2020s. 

The proposed Oxford–Cambridge Expressway will 
provide a high-quality road link with connections 
between the M1 at Milton Keynes and the M40 at 
Oxford, including the development of capacity at 
Oxford to relieve pressure on the A34. Islip lies within 
the broad preferred corridor for the Expressway, 
where option B1 extends north of Oxford aligned with 
the East West Rail and option B3 to the south and east 
of Oxford. 

EMPLOYMENT HUBS

The Oxford–Cambridge Growth Corridor is of 
significant economic importance in the UK, home to 
leading international universities, science and 
technology companies. This cluster of high growth 
industries across the arc has the potential to expand 
and evolve contributing to economic growth in the 
region. 
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4. VISION FOR GROWTH
ISLIP GROWTH SCENARIOS

Housing forms another key part of the Oxford–Cambridge Arc 
strategy. The aim is to deliver one million new homes in the 
corridor by 2050. Islip is strategically located within the growth arc, 
served by a train station on the East West Rail line and situated 
within proposed expressway corridor. Key transport linkages to a 
corridor of growth industries provides an opportunity for 

‘STRING’ SETTLEMENT CLUSTER

Development focuses on a number of linked settlements close 
to existing high quality transport corridors. 

Islip is well located with strong linkages to Oxford and Bicester 
along the East West Rail line and within the proposed 
Expressway corridor forming part of the Oxford–Cambridge 
Arc. 

INTENSIFICATION AROUND THE EDGES

This scenario locates development close to existing settlements 
with established services and connections. 

Opportunity to focus development to the north of Islip, with 
land available north of the train station and south of the A34, 
providing strong transport linkages. Development of a strategic 
scale can support existing services and provide new facilities 
such as a local centre and primary school. 

‘WHEEL’ SETTLEMENT CLUSTER

Focus on existing settlements and key connecting corridors 
around Oxford. Opportunity to develop stronger links to 
surrounding settlements and strengthen transport connections. 

Islip is centrally located within a network of connected 
settlements, there is an opportunity to develop linkages to 
adjacent settlements, in particular connecting north to Bicester 
relieving pressure off the corridor into Oxford. 

SPOKE AND HUB

This scenario focuses on corridors into Oxford along existing 
key transport routes. 

Islip is situated off the A34, a key transport corridor into Oxford 
with opportunity for growth facilitated by additional transport 
capacity through delivery of East West Rail and the Expressway. 
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sustainable growth including new housing, employment, services 
and facilities. 

Potential for growth at Islip could form a combination of the 
following broad spatial scenarios based upon concepts set out in the 
Oxfordshire Plan 2050.
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5. OPPORTUNITY FOR GROWTH

Land Ownership Plan

LAND OWNERSHIP

The Church Commissioners’ landholdings extend to nearly all of 
the land surrounding Islip, up to the A34. The land is owned 
freehold and is, therefore, available. A such, this site presents a rare 
opportunity to deliver growth in a sustainable location in the 
identified ‘growth corridor’. 

ISLIP

A34

W
HEATLEY ROAD

OPPORTUNITY OF STRATEGIC 
DEVELOPMENT AT ISLIP

The land shaded yellow is the former MOD oil depot site (now in 
new ownership). This land is not owned by the Church 
Commissioners although it is understood that the owners of this 
site are considering its future potential for redevelopment and it’s 
therefore been included within the concept masterplan on page 14.
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TECHNICAL ANALYSIS

A vast amount of technical assessment has been undertaken in 
order to inform the concept masterplan. A summary of the key site 
assessments completed to date is provided below. 

ECOLOGY

FPCR completed a Phase 1 Habitat Survey of the site in summer 
2018. This concluded that the majority of habitats identified during 
the initial walkover survey were of relatively low ecological value. 

In terms of the species these habitats support, FPCR concluded the 
following: 

• Great Crested Newts: the majority of surrounding habitat is 
arable land and therefore suboptimal but the railway line will 
provide a suitable corridor for migration so the retention of the 
few small waterbodies within some GI here would be 
recommended.

• Reptiles: providing any emerging masterplan includes suitable 
habitat for common reptile species, which it undoubtedly will 
(semi-improved grassland and habitats associated with SUDS 
being the most obvious) then common reptiles do not offer a 
significant constraint.

• Bats: hedgerows, mature trees and the two river corridors will 
provide suitable foraging and commuting habitat for local bats. 
However, it is highly unlikely given the geographic location of 
the site, that the site will support significant populations of any 
bat species and therefore providing consideration is given to the 
retention of existing features potentially used by bats within the 
GI of any emerging masterplan, bats will not provide a significant 
constraint to development.

• Badgers: a small number of signs indicating the use of habitats in 
the west of the survey area by badgers were recorded and a set 
was found within plantation woodland. However, as these 
feature would be retained in any landscape led approach to the 
masterplan, it will not constitute a significant constraint to 
future application on the site.

• Birds: while the site is likely to offer habitat to a number of bird 
species, it is unlikely given the size of the site, the retention of 
the two river corridors together with other boundary features 
and comprehensive GI package, that birds will provide a 
significant constraint to any future development.

The site is currently under arable tenure, limiting its conservation 
and biodiversity value. Any development proposals will protect and 
enhance the existing habitats of value and integrate them as part of 
a comprehensive, connected Green Infrastructure (GI) and will aim 
to provide diverse habitats throughout the scheme which will 
provide significant long-term enhancements to the sites’ biodiversity 
value through appropriate management.

The GI of the proposed development can easily deliver significant 
biodiversity benefits as well as broader landscape and social 
improvements in line with the NPPF and Natural England’s 
aspirations of GI as a ‘multifunctional resource’ and therefore the 
scheme will aspire to deliver substantial net biodiversity gains.

View of site looking north west from Kidlington Road
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LANDSCAPE

FPCR undertook a landscape appraisal of the site in summer 2018 
to inform the masterplan which concluded that the proposals 
should create a response that is appropriate to the existing 
landscape character by strengthening and enhancing the existing 
Green Infrastructure network, particularly given the majority of 
development would occur to the north of Islip where the land is 
associated with the existing settlement edge. Proposals should 
include strengthening hedgerow and boundary planting with species 
characteristic of the area to screen development and assist with 
integration into the countryside. Due to the more open nature of 
the landscape to the north, it is proposed that the boundaries are 
supplemented with additional structure planting to further 
strengthen and reinforce.

To the south, the character is less influenced by the settlement 
edge. In response to this, less development is proposed, with 
structural landscaping recommended to form an almost continuous, 
well-vegetated and robust perimeter to any development and 
associated green infrastructure proposals. This would follow a 
logical network of existing natural landscape features that will 
provide containment and form an appropriate boundary including a 
generous offset to the River Cherwell. Development would be 
assimilated into the existing landscape with additional woodland 
planting included to utilise existing features as per the Oxfordshire 
Wildlife and Landscape Study (OWLS) landscape character 
guidelines and the Cherwell Residential Guide.

A Public Right of Way (412 1/10) passes through the southern 
parcel. This route lends itself to be incorporated into the Green 
Infrastructure as a green corridor, allowing views back to Islip 
Church (St Nicolas) to be kept open. Already robust structure 
planting to the south of the village would be further supplemented 
to reinforce the existing settlement edge and provide visual 
containment to the Conservation Area.

Creating a robust, generous and well connected Green 
Infrastructure network will provide a suitable and sensitive setting 
for development, utilising the existing features of the landscape and 
enhancing where appropriate. Furthermore, creating new defensible 
boundaries will enable any future development of the site to 
meaningfully assist in achieving the Statement of Environmental 
Opportunity 4 for ‘Upper Thames Clay Vales’, as well as the 
Guidelines for ‘Lowland Village Farmlands’ and ‘Farmland Hills’. The 
landscape response should be in line with the Cherwell Residential 
Design Guide and consider the opportunities for landscape and 
visual mitigation within the Cherwell District Council Landscape 
Character Sensitivity and Capacity Assessment.

5. OPPORTUNITY FOR GROWTH
TECHNICAL ANALYSIS

HERITAGE

Lichfields’ Heritage team undertook an assessment of the site in 
summer 2018 which has provided an initial appraisal of the heritage 
sensitivities associated with development around Islip village. 

This report concluded that the heritage assets most likely to be 
harmed by development in their setting are the Islip Conservation 
Area and the Church of St Nicholas. Key views of the Church and 
the Conservation Area which should be maintained, were identified 
from the traffic approach roads, and from public footpaths to the 
south and east of Islip. 

However, with suitable screening and high quality development 
which is limited to two storeys in sensitive locations, it was 
concluded that development would have a limited impact on key 
views of the church. In addition, not only could existing key views to 
and from Islip be maintained, the development provides 
opportunity to develop new key views of the heritage assets, in 
particular the Church. 
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ARCHAEOLOGY

Cotswold Archaeology undertook a desk-based appraisal of the site 
in summer 2018. 

This identified that the remains of a Roman villa complex, 
designated as a Scheduled Monument, are located in the south–
eastern part of the estate, and a temple complex, also Scheduled, is 
to the south–east of the estate. Associated remains recorded in 
within the estate included finds and remains of a field system. The 
Scheduled Monument comprises a heritage asset of highest 
significance, with the associated remains indicating further potential 
for Roman period activity, especially to the south and east of the 
estate. 

The remains of the Roman villa comprise a heritage asset of highest 
significance and as such it is recommended that these remains 
should be appropriately considered within any proposals and 
preserved in situ. Whilst a detailed settings assessment with regard 
to this monument would be required to support any planning 
application, it is recommended that the relationship between the 
Scheduled villa, its rural hinterland and the Scheduled temple should 
be considered as part of the proposals. 

Given the size of the site, it is considered that appropriate 
archaeological mitigation can be achieved without providing a 
significant constraint to development. 

FLOOD RISK

Much of the land surrounding Islip is within Flood Zones 2 and 3 as 
depicted on the Constraints Plan (page 12). These existing areas of 
flood risk have helped to inform the concept masterplan, with the 
developable area located outside of these areas of flood risk and 
wholly provided within Flood Zone 1.

Given the extent of the land in the Church Commissioners’ 
ownership, it is considered that appropriate drainage mitigation can 
be achieved without providing a significant constraint to 
development. 
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The village of Islip lies approximately six miles to the north–east of 
Oxford and approximately seven miles south–west of Bicester, via 
the A34. The main focus of the village is located north of the 
convergence of the River Ray and River Cherwell. Islip has a 
population of approximately 700 residents. A compact village, the 
varied heritage and character is particularly noticeable within the 
Conservation Area, which features buildings dating back to the 17th 
and 18th centuries and includes a number of listed buildings.

The main townscape characteristics of the village are:
• A compact village core where linear streets are tightly enclosed 

by buildings and walls;
• A nucleus of listed buildings and landmarks including St. 

Nicholas Church, the Red Lion and Swan Inn and the 
Community Hall;

• A mix of services including a village shop, medical practice, a 
primary school and train station.

6. CONTEXTUAL ANALYSIS
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This is a vision for a sustainable community ideally 
located on a strategic rail line connecting key 
destinations within Oxfordshire and beyond. New 
neighbourhoods are interwoven by green and blue 
networks delivering new homes within a natural 
environment. A landscape network with strong linkages 
to active green spaces, community and service hubs 
within walkable neighbourhoods with key connections 
to sustainable transport options. 
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7. PLANNING FOR FUTURE GROWTH
CONCEPT MASTERPLAN

This concept sketch shows a ‘holistic vision’ for Islip over the next 
30 years. It brings forward important infrastructure in the form of a 
new link road around Islip, a potential new school, community 
facilities and shops, new jobs and approximately 3,000 new homes. 
It includes the former oil depot (MoD) site as part of a 
comprehensive concept masterplan. The masterplan responds to 
the site’s proximity to the village, railway station and existing 
well-established services and facilities. 

This vision recognises the existing qualities of Islip and identifies 
potential opportunities for its long term position within the context 
of the Oxford–Cambridge Arc. This masterplan offers the following 
opportunities for the village of Islip: 

• A new link road connecting the B4027 Bletchingdon Road to 
Wheatley Road to the south, alleviating current vehicular traffic 
through the village; 

• An excellent opportunity to support and add to existing 
services and facilities within Islip, including potential provision of 
a primary school and local centre; 

•  Accessibility to the A34 – an important artery linking Islip with 
Oxford, Bicester and beyond; 

•  Close proximity and good accessibility to Islip and Oxford 
Parkway rail stations, with links to Oxford, Reading, Bicester 
and London Marylebone;

•  An opportunity to provide an integrated movement network 
that improves existing links and maximises opportunities for 
pedestrian and cycle movement to and from the site; 

•  Links to the village and its facilities, including the village shop, 
community hall, pubs and medical surgery;

• Much needed new housing that will help meet the current 
under supply of housing by Oxford City;

•  Development in a location that will encourage social interaction 
and cohesion;

•  A proposed mix of housing types that will support a wide 
spectrum of potential residents, enriching the demographic mix 
of the village; and

•  An integrated landscape network where new play and sports 
facilities, allotments, and informal open space and landscaping 
will benefit existing and new residents. 
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7. PLANNING FOR FUTURE GROWTH

BENEFITS AND OPPORTUNITIES OF STRATEGIC 
DEVELOPMENT AT ISLIP

The Call for Ideas has requested analysis of the key opportunities 
and challenges presented by the promoted strategic development 
location. These are set out below. 

SOCIAL BENEFITS

The site is being promoted as a residential led, mixed use 
sustainable community, and the Church Commissioners would be 
pleased to discuss the scale, type and nature of development with 
the JSSP team and other stakeholders including the local Parish 
Council.

The illustrative masterplan for the site demonstrates that the land 
would be capable of accommodating the following: 
• Around 3,000 homes of a mix of size, type and tenure including 

affordable homes;
• 6ha of employment land which could accommodate circa 

26,000 sqm of employment floorspace based upon 18,500 sqm 
of B8 use and 7,500 sqm of B2 use;

• A new primary school;
• Opportunity for a local centre to provide community facilities 

to both new and existing residents; 
• Meaningful and useable areas of open space;
• A new link road which would assist in mitigating existing 

congestion within the village; and
• Opportunities for improved cycle links. The centre of Islip is 

located a circa 35 minute cycle ride to Oxford High Street. 
There is considered potential to improve cycle links to Oxford 
and Kidlington which could contribute to healthier communities. 

 

ENVIRONMENTAL BENEFITS

The land within the ownership of the Church Commissioners 
extends to some 499 hectares, with the illustrative masterplan 
demonstrating development on circa 101 hectares. 

The illustrative masterplan has been informed by technical studies. 
This analysis has identified the key development constraints 
including areas of flood risk, heritage assets, highway capacity and 
landscape (see page 9–10). The resulting developable area is 
considered to offer the most appropriate form of development 
incorporating mitigation where appropriate.

The extensive landownership provides the opportunity to deliver a 
landscape led proposal, capable of achieving biodiversity gain and 
allowing for landscape and ecological mitigation where required. 
The masterplan also shows built development entirely outside of 
the flood zone, thereby reducing flood risk. 

Islip is an existing and established village with a railway station on 
the high speed railway line, regular bus services to Oxford and 
Bicester, within a reasonable cycling distance of Oxford and 
potentially on the proposed Expressway route. As such, the 
potential for travel by non-car modes is considerable and this would 
represent a significant environmental benefit.

In addition, the proposed link road would assist with taking traffic 
out of the existing village centre as the existing roads are currently 
used as a rat run by commuters wishing to avoid the A34. This will 
likely improve air quality within the centre of the village, residential 
amenity and will greatly improve highway safety.  

BENEFITS OF THE DEVELOPMENT
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TRANSPORT BENEFITS

EXISTING CONGESTION AND ROAD NETWORK

The harm on the amenity of residents in Islip as a consequence of 
traffic has recently been highlighted in the local press with reference 
to the use of the village as a ‘rat run’ for the A34. A news article 
estimates that ‘the village has to cope with some 41,000 drivers a 
week speeding through the narrow roads of the village centre to 
avoid the A34 when travelling to and from Bicester’, which is raising 
significant highway safety concerns. 

The concept masterplan shows the potential for a new link road to 
the west of the village which would remove traffic from the narrow 
roads of the existing village centre and redirect them to a safer and 
more acceptable route. This would will help mitigate the impact of 
growth on the village whilst also improving links between the A34 
and A40 and further afield, thus strengthening connections 
between Bicester and Oxford. 

Access would be from Bletchingdon Road and Kidlington Road and 
would be facilitated with the provision of a bridge over the existing 
railway line. While this would require negotiation with Network 
Rail, it is considered that this would be financially viable to deliver 
given that the CCE own the adjacent land on either side of the 
tracks. This proposal would also provide access to the east from 
Bletchingdon Road. In addition to the residential development, 
there is potential for employment close to the A34 with an 
upgraded junction with Bletchingdon Road. 

The scale of development proposed would also require junction 
improvements at the A34 junction with Bletchingdon Road and 
Kidlington Road. Assuming the alignment for the Oxford to 
Cambridge Expressway utilises the A34 corridor, improvements 
could potentially be delivered in conjunction with this Highways 
England scheme. This would align with an objective of the 
Expressway project, which is to unlock development sites and 
stimulate the growth in housing in this corridor.

PUBLIC TRANSPORT

The new link road would also provide a road connection to Islip 
Station, which will be on the route of East–West Rail. This strategic 
rail scheme will improve rail travel in Oxfordshire and the rest of 
the rail corridor. The scale of development that could be 
accommodated at Islip is sufficient to warrant conversations with 
the rail operators, Network Rail, and East West Rail Company to 
lobby for an improved rail service frequency at Islip. This would 
benefit both existing and future residents of Islip.

Bus patronage has an opportunity to increase through improved 
services between Islip and destinations including Oxford, Oxford 
Parkway Station, and Bicester. Initial discussions have suggested that 
a quality bus connection could be provided to Oxford Parkway 
Station, which currently has a high frequency rail service, and will 
benefit from further enhancements following the completion of 
Phase 2 of East West Rail.

WALKING AND CYCLING

In terms of improved transport provision for Islip the site offers the 
opportunity for a comprehensive network of walking and cycling 
improvements with the ability to provide off carriageway routes 
along Kidlington Road towards Kidlington and Bletchingdon Road 
towards the proposed employment area. A route to Kidlington 
would link to wider LTP proposals for a park and ride and improved 
cycle route into Oxford. 

A strategic scale of development would be accompanied by a new 
neighbourhood centre and support the expansion of existing, or 
new, primary school and GP facilities. This would create an urban 
settlement which has services which are within walking and cycling 
distance of residents of Islip, and therefore reduce the need to 
travel by car to destinations outside of the area. 
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7. PLANNING FOR FUTURE GROWTH
BENEFITS OF THE DEVELOPMENT

ECONOMIC BENEFITS

The proposals will not only provide a substantial number of 
employment opportunities during the construction phase, but will 
also provide a significant number of long term job opportunities in 
the proposed employment development area. 

The masterplan incorporates 6ha of employment land, around 
26,000 sqm of floorspace (B8, B2, B1c use), which could deliver 
circa 500 jobs. However, the Church Commissioners would be 
pleased to discuss the employment requirements with the JSSP 
team, Cherwell District Council and the Parish Council to ensure 
that local employment opportunities are available. 

A summary of the socio-economic benefits of the proposals is 
provided in the infographic below. However, the most significant 
economic impacts of the proposed development would be:
• A capital investment of circa £520m million over a circa 15 year 

build period; 
• Around 480 construction jobs and circa 730 indirect and 

induced jobs over a circa 15 year build period;
• Following completion, the creation of 545 direct jobs and a 

further 210 supply chain jobs; 
• A contribution of around £82.2 million in total GVA to the 

Oxfordshire economy from direct and indirect/induced jobs; 
• The total expenditure from new residents at the proposed 

development is expected to be in the order of £103.4 million 
per annum;

• The scheme will result in the following tax contributions: 
  – £856,000 per annum in business rates
  – New Homes Bonus payments of circa £16 million over a  
     15 year period; and,
  – £5.4 million in Council Tax revenue. 

In summary, the Church Commissioners for England land holdings at 
Islip offers the opportunity for sustainable development close to an 
existing railway station on what will become the core East–West 
arterial route once the East–West Rail is complete. The location 
adjacent the A34 also offers easy access to east west road links. The 
development fulfils both a local need with transport provision for a 
local Oxfordshire catchment but also the Governments wider 
objects for growth within the corridor.

LAND OWNERSHIP

As discussed, the Church Commissioners own the majority of land 
surrounding Islip. There is one area of land included on the 
masterplan that falls outside of its ownership. This is the former oil 
depot which has been promoted for development by the owners 
through the District Plan. It is considered appropriate to bring that 
forward as part of a comprehensive development proposal.

The particular circumstances of the Church Commissioners land 
ownership provides an opportunity for growth to be planned and 
delivered in a holistic way. Rather than a number of different land 
owners, who may bring forward sites in a piecemeal fashion or may 
not release the land at all, the Church Commissioners have the 
ability to deliver a carefully planned, phased growth of Islip over the 
next 30 years. They would also still retain a long term interest in 
the future of the village and stewardship of land, as there would still 
be a significant area of land in their ownership outside of that 
identified in the wider concept plan (see page14).

The extent of land ownership means that the barriers to delivering 
facilities such as a new school, community facilities, open space etc. 
are not as significant and these types of requirements can be met to 
ensure that a well-balanced community is delivered. 
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New 
homes3,000 Affordable 

homes35% A new local centre
7,500 sq.m of manufacturing B2 floorspace 
18,500 sq.m of B8 floorspace
A new primary school

Other details:

The indicative proposal

Land at Islip, 
Oxfordshire

The estimated potential economic benefits  
of the indicative proposed development at

The indicative scheme at Islip of 3,000 new 
estimated potential homes and a mix of 
business, community and retail space offers 
the opportunity to stimulate economic 
growth, assist in meeting both Oxfordshire 
and Cherwell District Council’s objectively 
assessed housing need and add to the local 
authority’s revenues.

First occupation expenditure
(spending to make a house ‘feel like a home’)

£16.5m

Resident expenditure
(within shops and services p.a.)

£103.4m 
Economic output
(additional GVA p.a.)

£27.5m

Construction jobs 
(temporary jobs over the 15 year build period)

480 Jobs

Supply chain jobs 
(indirect/induced ‘spin-off’ jobs supported)

730 JobsEconomic output
(additional GVA p.a.)

£54.7m GVA
Construction value
(total construction cost)

£520m

Council Tax 
revenues (p.a.)

£5.4m
New homes bonus 
£16m

Business rate 
revenues (p.a.)

£856,000 

Estimated potential local Authority revenue benefits

Estimated potential operational and expenditure benefits

Estimated potential construction benefits

(from increased resident expenditure in local area)

 240 Supported jobs

(additional jobs from new 
commercial/community uses)

545 Direct jobs
(indirect/induced jobs supported)

210 Supply chain jobs

(CL14733/07)Analysis and design by Lichfields (April 2019) 
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7. PLANNING FOR FUTURE GROWTH
SUMMARY

This document is submitted in response to the Oxfordshire Plan 
2050 ‘Call for Ideas’ in relation to the specific request for 
suggestions for broad locations for new development.

It describes our vision for maximising growth, maintaining a high 
quality environment and delivering more jobs and homes across 
Oxfordshire and the growth corridor in the next 30 years. It sets 
out a vision for a sustainable development to provide much needed 
new homes and jobs, as well as a possible bypass for Islip.

The response shows how the village of Islip could grow in a 
sustainable fashion over this 30 year period. Islip benefits from a 
mainline train station, direct access onto the A34 and is therefore 
sustainably located on two major transport corridors. 

The concept masterplan seeks to maximise growth whilst 
maintaining a high quality environment and could deliver around 
3,000 new homes, 1,025 direct jobs, 1,180 supply chain and 
supported jobs, enhanced services and facilities and a new link road 
around Islip. The benefits of development at Islip could include:

• A readily available, deliverable and viable site which is 
predominantly in a single freehold ownership;

• A contribution of around £82.2 million in total GVA to the 
Oxfordshire economy

• A capital investment of circa £520 million over an estimated 
build period of 15 years; 

• Sustainable development within an existing village, well-served 
by existing non-car modes and with significant opportunity for 
further sustainable transport improvements;

• Provision of 3,000 new homes including affordable; 
• 6ha of employment land which could accommodate circa 

26,000 sqm of employment floorspace;
• Circa 480 construction jobs and 730 indirect and induced 

supply chain jobs. Following completion, the creation of 545 
direct jobs, 210 supply chain jobs and a further 240 supported 
jobs. 

• Opportunity for a local centre to provide community facilities 
to both new and existing residents; 

• Opportunity for a new primary school;
• Meaningful and useable areas of open space providing new 

formal and informal recreation facilities on-site;
• A new link road which would assist in mitigating existing 

congestion within the village; and,
• Opportunities for improved cycle links.

Our client would welcome the opportunity to explore the concepts 
set out in this document further with the JSSP team, Cherwell 
Council and other key stakeholders. 
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