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1.0 EXECUTIVE SUMMARY
Background
Radley Lakes is an area of about 136 hectares by the Thames between Abingdon and Radley. Until recently
it has been dominated by mineral extraction and then landfill. Looking forward the area has great
potential for nature conservation and quiet recreation, but until now there has been no overall plan to
consider how this potential can be realised. The Radley Neighbourhood Plan aims to put this right through
a masterplan for the area, and the Parish Council commissioned Cranley Environmental Limited to prepare
this report with their proposals. These will then be further developed following consultation and public
engagement.

The Masterplan as a Whole
The proposed vision for the area is ambitious.
‘Radley Lakes will be an oasis of tranquility set within a beautiful environment. Natural life will thrive
supported by a diversity of habitats. The area will be easily accessible by the local community, providing
opportunities for quiet recreation, education, and enhanced health and well-being.’
The potential is exciting with many benefits for local people and for nature, but the approach to achieving
it needs to be pragmatic. Planning consents, land uses and land ownerships are all complex. Progress is
best made step by step building on what is already there and working in collaboration with landowners
and other stakeholders.
The guiding principles for the masterplan include the creation of a greater sense of location, identity and
arrival; the provision of better links with local residential areas and with the Thames; and the achievement
of an appropriate balance between nature conservation and access – with the former prevailing where
conflict might arise. The report identifies 11 different zones, each with its own characteristics, and
proposes different treatments for each. One, Thrupp Lake, is already familiar to many as a beautiful local
amenity but the surrounding shore is limited and people and nature can conflict at busy times. The wider
Lakes area, with its broad range of zones, enables new areas to be opened up, with access routed and
managed in such a way as to safeguard sensitive natural habitats.

Access
The report proposes two entry hubs at the edges of the Lakes , one at either end of the Sustrans cycle
track spine running through the area. These would provide signage and interpretation and in the case of
the Thrupp Lake hub, some limited parking. There would be three marked walking trails, starting from
these hubs: ‘Lake’ would be the existing trail round Thrupp Lake (1.3k); ‘Ash’ (3.2k), would go round (but
not through) the areas which have been infilled with pulverised fuel ash and are now restored to nature
conservation; ‘Thames’ (5.1k), would link with the Thames Path providing a longer and more varied walk.
Further possibilities are created by linking these trails.
The report also considers access beyond the Lakes area from the local communities in Abingdon and
Radley. A priority here is the ability to walk or cycle to the Lakes from the north without the dangers
arising from the use of Thrupp Lane by heavy goods vehicles accessing the remaining industrial sites in
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the Lakes area. The Neighbourhood Plan proposed a new road access for these lorries, freeing Thrupp
Lane. Delivering this may be impracticable in the short term and is outside the scope of this report. That
being so the report proposes a cycletrack/footpath parallel to Thrupp Lane, a pragmatic solution which
would avoid the current safety problems.
Most of the proposed routes would require agreement from the landowners concerned. However, all are
designed to avoid land that is operational or in productive agricultural use and most follow paths that are
already used informally by some walkers. Designating these routes with proper signage and, if needed,
fencing should help prevent people straying in ways that would create greater problems.

Habitats and Nature Conservation
Almost all the Lakes area is part of a Conservation Target Area. The habitats are diverse, with deep lakes,
shallow lakes and ponds, scrub, wet woodland, recent woodland plantations and grassland. Most are the
consequence of mineral working and landfill, but they now support a very wide range of mammals, birds,
invertebrates and plants, including several rare species. Soil varies with the areas filled with pulverized
fuel ash having an unusually high alkalinity which has encouraged a spectacular area of orchids to develop
in glades through the scrub. The report identifies 23 habitat management zones: for each there is a
description of the existing habitat type followed by proposals for future management. In most cases the
emphasis is on protecting and enhancing what is already there (for example extending areas of reedbed)
rather than any significant changes. The report also emphasises the educational value of the natural life
in the area and the scope for involving local schools.

Implementation and Funding
The Lakes area has a multiplicity of owners and stakeholders, with no single body at present having
oversight of its future. Radley Parish Council has played a key role, but one of facilitation. It has now
agreed that a charitable trust should be established to complete the masterplanning process and then to
oversee implementation. The trust will account to the parish council for progress and for the use of
funding allocated by the council. The trust will have the power to own land and let contracts but will work
primarily with and through existing and future landholders.
The report recommends a phased approach to implementation and sets out some priorities for action in
the initial phase. These include the creation of the access hubs, the future management of the ash-filled
areas and the creation of a safe walking/cycle route alongside Thrupp Lane. It suggests that a
management plan should be drawn up with the other parties involved providing a more detailed basis for
these and other early actions. It also recognises that the masterplan needs to be kept under review, and
where necessary adjusted in the light of circumstances, including any relevant planning decisions.
The capital costs of the various masterplan proposals are estimated at £410-500,000, with choices to be
made as to particular schemes and their specification (for instance the extent of weatherproof surfacing
of boggier footpaths). Radley Parish Council has provisionally allocated £300,000 from developer funding
but this total is uncertain and on any view there will be a need to lever in capital funding from other
sources. Revenue costs depend on work anyway undertaken by landowners and on the use of volunteers
but might total about £20,000 a year. This is still significant, especially as it can be more difficult to raise
ongoing funding from external sources. The majority of Lakes visitors come from Abingdon and one
possible local source is the town council’s grant scheme for work that is of community importance.
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2.0 INTRODUCTION
‘Radley Lakes’ is the local name for an area of former gravel workings close to the river Thames about 6
miles south of Oxford. In recent years mineral extraction and subsequent landfill has ceased and the area
has become increasingly valued for the opportunities it provides for nature conservation and quiet
recreation. Thrupp Lake is now a significant local amenity, but the potential of the wider Lakes area has
not been considered in the same way. Opportunities have been taken ad hoc, limited in geographical
extent and without any overall planning to get the right balance between nature, public access and other
remaining land uses.
The Radley Neighbourhood Plan 2018-2031 (RNP) contains two key policies to put this right. The first is a
formal development plan policy which gives precedence to land uses that promote nature conservation
and quiet recreation. This must be considered when planning applications are decided. The second is a
‘community action’ to create a masterplan for the area.
This report takes forward the second of these two policies. It has been prepared by Cranley Environmental
Limited (CEL), who have been retained by Radley Parish Council. Once consultation and public
engagement have taken place, the proposals in this report will be further developed into a masterplan for
the Lakes area.
Everything in the report is designed to realise the potential of the area for nature conservation and quiet
recreation. But the proposals are pragmatic and recognize that
•
•

the process needs to be gradual, taking account of expiry of existing planning permissions most
of which are time limited:
a cooperative approach is needed involving relevant councils, landowners, operators, and
amenity groups.

2.1 Study Approach, Scope and Structure
To facilitate the production of the masterplan it has been essential to gain an understanding of how the
site is used and by whom, to identify specific habitats and areas of ecological interest, consider access and
land usage against a desire for nature conservation and quiet recreation.
There are also several practical considerations arising from a diverse land ownership, a range of planning
consents and the capital and revenue costs required to successfully take the project forward.
To advance the project, it was essential to have the support of local stakeholders. To achieve this all
parties have been kept informed and had the opportunity to join in discussions and meetings to input into
and review the evolving masterplan proposals. It is thought that this approach has the greatest chance to
gain general support and consensus.
At the conclusion of this initial process a more formal and wide-ranging consultation exercise involving
public exhibitions and feedback will be undertaken to raise awareness of the proposals and provide the
opportunity for public comment and input into the masterplanning process. This work will be done as
soon as coronavirus restrictions allow.
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The brief for the preparation of the masterplan did not include for the consideration of new highway
access and design in relation to the Radley Lakes area as it was not considered that sufficient certainty in
delivery could be provided at this point. It does, however, allow for consideration as to how the existing
access network could be improved to mitigate against existing user conflicts.
This report looks in turn at:
•
•
•
•
•

the site, including its ownership, planning status and history (Sections 3 and 4);
the masterplan as a whole: including the principles that have been followed and the ‘masterplan
zones’ which have been used to describe the area and measures to be pursued (Section 5);
access: detailed objectives and proposals for routes to, and within, the Lakes area, including a
series of new walking routes (Section 6);
habitats and nature conservation detailed objectives and proposals, both generally (Section 7)
and in relation to 23 separate habitat zones (Section 8);
implementation: what the proposals might cost and how they are best advanced forward
(Sections 9-12).

The text is supported by a series of drawings, which bring out the main site characteristics and give
geographical definition to the proposals.

2.2 Location
The approximate centre of the site is located 1.1km south of Radley village and 800 metres from the
eastern fringes of Abingdon. The site is bounded to the east by Oxford-Didcot railway line and to the south
by the River Thames. The urban fringe of Abingdon comprising Barton Lane Business Park, White Horse
Leisure Centre and residential development sets the western boundary. The northern extent of the site is
bounded by pasture land. The site boundary is defined by Radley Lakes policy area as set out in the RNP.
This area has been extended to include the Barton Fields Nature Reserve which although in Abingdon, is
considered a logical extension to the RNP policy area for masterplanning purposes. The site location is
shown on the plan below.

Location Plan
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2.4 Stakeholders
There are a wide range of stakeholders with an interest in the development of the proposed masterplan.
They divide broadly into four groups, but with some falling in more than one.
•
•
•
•

Landowners. These include three commercial companies who have been involved in earlier
mineral extraction and landfill, a farmer and a small number of residents.
Organisations that promote nature conservation, amenity and recreation. These include Friends
of Radley Lakes, the Earth Trust, the Freshwater Habitats Trust, Abingdon Naturalists’ Society, and
the local branch of the Ramblers.
Local councils with statutory functions. These are Radley Parish Council (RPC), Abingdon-onThames Town Council (ATC), Vale of White Horse District Council (VoWHDC) and Oxfordshire
County Council (OCC).
Account has also been taken of the views of existing and potential visitors through survey work.

All have some form of an interest in the site and have been involved to a varying extent in the evolution
of the masterplan document.

3.0 THE SITE: ITS USES AND POTENTIAL VALUE
The site is an area of approximately 136 hectares adjacent to the River Thames in Oxfordshire. It is within
walking distance of the settlements of Radley and Abingdon (populations approx. 3,000 and 40,000
respectively). Until the second half of the twentieth century the area was agricultural with hay meadows
alongside the river and arable fields set further back. The names of some of these historic fields are used
in this report.
In the second half of the twentieth century gravel extraction and subsequent landfilling of the pits,
described more fully in Section 4, transformed much of the site. But the physical mark of this is now
relatively slight: some of the extracted areas have become open lake, others have naturally regenerated
or been restored to nature conservation.
There are two areas, both on the northern edge of the Lakes, still in operational use. These are no longer
related to minerals extraction, but each includes a concrete batching plant and one a variety of other
activities. The significance of these yards for the Lakes is not so much in the land they occupy as in the
traffic they generate, especially HGVs.
The site contains no farmland, but towards the south west there are two areas of open meadow and a
band of managed woodland. There is a small group of residential dwellings at Thrupp in the centre of the
site.
The main vehicular access to the site is Thrupp Lane, which runs from the north. This carries all the heavy
goods traffic to the two industrial yards. It is also part of the Sustrans Cycle Route 5 and is much used by
cyclists and walkers accessing the Lakes. The road is narrow, winding and in poor repair. Cyclists and
walkers are not segregated from vehicles and significant conflicts arise.
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Once beyond Thrupp Lane the Sustrans 5 track provides a good spine route through the site. It follows the
route of a former branch rail line to Abingdon and is much used by walkers, runners and cyclists. Along
the southern boundary another good walking route is provided by the Thames path, but this is poorly
linked to the Lakes area.
As minerals and landfill activity has ceased, and its physical scar largely removed, the area has become
highly valued by local people for its wildlife, and for informal recreation.
The varied habitats include lakes, smaller water bodies, streams, grassland and wet and dry woodland.
They support a very wide range of birds, mammals, reptiles, insects and other classes of wildlife. Some of
the species are nationally rare or endangered. A great deal of ecological survey work has been carried out
and this adds to the interest of the area.
What makes the Lakes particularly valuable is that they are a large area of essentially wild green-space,
immediately next to a large residential population. Informal recreational use has increased as the nearby
residential areas have grown. Popular activities include walking, running, cycling, dog-walking, birdwatching and photography. Organised health walks visit Radley Lakes regularly, and volunteer groups
undertake conservation work and litter-picking.
Significant further housebuilding is planned for both Abingdon and Radley in the next ten years, and this
will lead to even more people visiting the Lakes, especially as appreciation of the ‘well-being’ benefits of
green space grows. The potential value of the area to the community will therefore become even greater.
Increasing visitor numbers can bring pressure on the area and its wildlife, as has been apparent in the
months of coronavirus lock-down since March 2020. The Lakes masterplan needs to plan and manage
the Lakes in a sensitive way which reconciles access with nature conservation and also respects the other
uses in the area for as long as they remain.

4.0 PLANNING BACKGROUND AND HISTORY
4.1 Planning Summary
From the late 1940s until around 2000, large-scale mineral extraction (quarrying of sand and gravel) took
place between Abingdon and Lower Radley, on both sides of the main Oxford-Didcot railway line. The
gravel quarries, once completed, generally filled up naturally with water leading to the area becoming
known locally as ‘Radley Lakes’.
The earliest quarries were mainly just over the parish boundary in Abingdon-on-Thames. These were used
for inert and domestic landfill in 1960s. The landfilled area in Abingdon was later developed over by the
Barton Lane Science Park and the Vale of White Horse Leisure Centre.
Next were quarries to the east of the Oxford-Didcot railway line. Once worked out these were filled with
pulverised fuel ash (PFA) from Didcot Power Station from the 1980s onwards. They are now restored to
grassland and woodland, and in private ownership.
The masterplan is concerned with the area in between. This includes some early quarrying, most notably
Thrupp Lake, but most was more recent than in the areas to either side. What particularly distinguishes
11
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the masterplan area is that the former quarried areas have, with limited exceptions, not been returned
to new agricultural or commercial uses.
The whole of this area falls within the Oxford Greenbelt. It is also subject to Planning Policy 8 of the Radley
Neighbourhood Plan which is a formal policy to promote nature conservation and quiet recreation.
Within the area are two concrete batching plants which have permanent consents and can therefore
remain operational at the discretion of the operators. The position for other land uses is more complex
and, in some cases, uncertain.
A large area was until recently still subject to historic planning consents to extract minerals. This is
generally known as the ‘ROMP area’ as it was subject to a Review of Old Minerals Permissions (ROMP)
under the 1990 Environment Act. In 2019, as part of this process, Oxfordshire County Council (the Minerals
Planning Authority) formally declared their intention to serve a Prohibition Order on the operators within
this area because there have been no substantive extractive operations for an extended period. The issue
of this order would revoke the existing planning permissions preventing further mineral extraction under
these historic consents. It would not prevent any subsequent planning applications being made in the
normal way for the working of mineral reserves.
Within the ROMP area are two industrial estates, both on the northern edge of the Lakes area. Their
origins were to service minerals extraction, but for some years one – the JCSL industrial estate - has been
used for a range of activities unconnected with minerals. These have been justified on the basis that they
are temporary and that the land will be needed later for servicing future mineral extraction. The serving
of the Prohibition Order would remove the minerals permissions for this land too, and temporary
permissions have been recently refused for most of the non-mineral activities. The one remaining
temporary permission expires in 2021.
The formalisation of the Prohibition Order requires the confirmation of the Secretary of State and
interested parties have the right to object, which would result in a Public Inquiry. Recent decisions on the
temporary uses may also be appealed. In order to provide long-term clarity on the planning position it is
hoped that Oxfordshire County Council will progress with the Prohibition Order process in a timely
manner.
As previously mentioned, many of the worked-out gravel pits have been used for landfilling activities. The
backfilling of voids with PFA from the Didcot A power station ceased some years ago. The backfilled areas
to the west of the railway line (shown on the Context Plan) require restoration to nature conservation as
part of the planning permissions. These works are being carried out by RWE Generation UK plc (RWE), in
accordance with an approved landscape management plan. They are due to be completed by December
2020, when these areas will be returned to the landowners.
Planning consent was originally sought by RWE to backfill Thrupp Lake with PFA and the land purchased
for this purpose. Ultimately the decision was taken by the company not to progress with the landfilling
application and instead the land is now retained and managed for nature conservation and community
access.
Very shortly before completion of this report a developer submitted to the Vale of White Horse District
Council a proposal for a major new housing site between Radley village and the Lakes area. This includes
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associated proposals for surrounding land, including the northern part of the Lakes area, and also for a
new access route to Audlett Drive. The submission is in response to a call for sites by the District Council,
the opening step for their next Local Plan, which they plan to finalise in the summer of 2023. Some aspects
of the proposal could be consistent with the Lakes becoming an area of nature conservation and quiet
recreation, but that is at this stage unclear. Others, especially in relation to housing, raise much wider
questions that are likely to be contentious and beyond the scope of this report. The District Council has
yet to assess this and other sites that have been put forward.
The approach of this report has been to take the planning status of the land as it currently stands and not
to anticipate possible future decisions, but to recognise that there will always be planning uncertainty.
Future decisions might affect the detail and timing of the masterplan proposals for particular areas. There
is, however, a clear direction of travel, reinforced by the policies in the Neighbourhood Plan, away from
legacy minerals and landfill activity towards nature conservation and quiet recreation.

Context Plan
13
109 Radley Lakes

Radley Lakes Masterplan

4.2 Landownership
The study area is in several ownerships both private and corporate. The largest ownership block is in the
possession of JCSL and H Tuckwells & Sons Ltd, two mineral operators. Its extent is broadly defined by the
ROMP boundary area shown on the Context Plan. How this land will be used in the future is inextricably
linked to the outcome of the ROMP process. Large areas of the land which form the ROMP application
have already been worked and backfilled with inert landfill or PFA. It is therefore reasonable to assume
that the economic case for reopening these areas is limited and so there is an opportunity to develop
nature conservation benefits as part of a long-term management plan, in consultation with the
landowners.
The centrally located Thrupp Lake is owned by RWE and is currently being managed on their behalf, under
a lease agreement, by the Earth Trust for the purpose of nature conservation and public access. RWE also
own land that is primarily located to the west of the existing railway line. In addition, RWE are responsible
for the landscape management of a substantial area of previously worked mineral holdings as completion
of their restoration obligations. This work is being undertaken, under short term contract, on their behalf
by the Earth Trust. These areas will be returned to the mineral operators at the end on the maintenance
period which is currently the end of 2020. Land adjacent to the northern site boundary is used primarily
for agriculture, mainly pasture for grazing and hay. To the west, the Vale of White Horse District Council
owns both the Leisure Centre and Barton Fields Nature Reserve. The latter area is maintained for nature
conservation on their behalf by the Abingdon Naturalists Society. The western boundary is also defined
by the Barton Lane science park which has several owners. There are also a few smaller landowners within
the site, encompassing residential dwellings, forestry and nature conservation land uses.

5.0 MASTERPLAN
5.1 Masterplan Principles
In developing the masterplan careful consideration has been given to how and by whom the site will be
used. It is recognized that the masterplan is not likely to be implemented in a single phase, so it needs to
provide a framework which can evolve and accommodate change as the site develops. To provide a
cohesive masterplan a series of design principles have been established which are set out below.
•
•
•
•
•
•
•
•

To improve and enhance pedestrian and cycle connectivity both to and within the site.
To improve linkages and awareness of the River Thames as an integral part of the wider Radley
Lakes area.
To provide a distinctive site identity and a sense of arrival that builds upon the existing site
character and assets.
To connect Radley Lakes to the wider environment in an integrated and cohesive manner.
To reinforce and build upon the existing positive elements whilst seeking to upgrade those poorer
elements.
To work with existing landowners in a positive and proactive manner to achieve the aspirations
of the masterplan.
To develop proposals that are cost effective, durable and deliverable.
To reconcile potential conflicts between access and nature conservation with the latter taking
precedence.

The above principles are further refined and developed within the following sections of the report.
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5.2 Masterplan Zones
The Masterplan Zoning drawing provides the location for each of the detailed areas. The following text
explains what is envisaged within these areas. Representative photographs of the areas are also included.

Masterplan Zoning
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Masterplan Zone A, H Tuckwells & Sons Operational Area
This area includes a working concrete batching operation which
requires appropriate operational land and support facilities. The
current working arrangements are in a visually prominent location and
vehicular access issues provide potential for conflict with pedestrians
and cyclists. A collaborative approach to boundary treatments and
access comprising of bunding, planting, drainage and footpath works
could provide a managed boundary to all parties’ advantage.

Masterplan Zone B, North Eastern Restoration Area (Holmes Fields)
The majority of this area is owned by H Tuckwells & Sons with the residue being in the ownership of RWE.
Historically this area formed part of Little Holmes Field, Great Holmes Field and a small part of Great
Grounds. Most of the area has been backfilled with PFA and is now subject to the final stages of a
landscape restoration plan which should be completed at the end of 2020. The restoration plan has
provided significant nature conservation gains and the masterplan seeks to consolidate these benefits for
the long term.
The area far exceeds current or future operational requirements for
the concrete batching works, however, it is understood that the
operator wishes to retain the potential option to extract pulverised
fuel ash (PFA) for commercial benefit at some point in the future. The
masterplan has taken this into account and proposes a new footpath
link around the perimeter of the site to avoid disrupting any future
operational activity and maximise the effective operational area. The
perimeter footpath and fencing will also prevent disturbance to the
habitat of the ash area. As the masterplan evolves it is hoped that the
landowner will work jointly to establish grassland management
regimes that promote species which thrive on PFA based soils. This
would in effect be an extension of the currently successful landscape
management regime. If extraction progresses at some point in the
future it is hoped that a coherent extraction and restoration plan can
be agreed that considers habitat protection, translocation and reestablishment processes as part of the ongoing operational activity.
This approach has advantages for all parties as on the one hand a degree of certainty is given to longer
term nature conservation aims and deliverables whilst on the other the operator retains the potential to
extract PFA in a manner that dovetails in a practical way with nature conservation considerations.
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It is understood that RWE have no intention of seeking to extract minerals from their landownership and
are looking to pass on the land to a new owner at some point in the future. There is scope for this land to
be transferred in a way that promotes the masterplan proposals.

Masterplan Zone C, South Eastern Restoration Area (Thrupp Green)
This area is owned by JCSL but is currently leased to RWE and has been
used for the deposition of PFA. Historically this area covered the fields
known as Thrupp Green, Sandy Ground and Sand Hills. This area is also in
the final stages of landscape restoration in accordance with an agreed
management plan and should be returned to the landowner by the end
of 2020. The area is fenced preventing public access and allowing the
development of significant nature conservation value, especially
spectacular orchids which have colonized the area. The masterplan seeks
to maintain the balance of restricted public access and ongoing nature
conservation benefit with the cooperation of the landowner. The Earth
Trust has made proposals to continue the management of this area in
accordance with current nature conservation principles. The funding for
this has not yet been agreed.

Masterplan Zone D, South Eastern Thames Frontage
It is proposed that this area provides a footpath link between the Sustrans
National Route and the River Thames. This will be part of the proposed
medium distance walking route. As well as linking these two routes this
path will open vistas of Orchard Lake, of great scenic beauty, and
potentially of the orchids in Zone C. Existing informal footpaths already
provide a route between the two. The masterplan intends to formalise
the most suitable of these routes by localised upgrading where necessary.
Appropriate control measures will also be used to discourage the use of
less suitable informal routes and to limit people straying to the detriment
of the surrounding landscape and natural habitats.
The area contains a variety of habitats including ponds, wetlands and wet
woodland. It is proposed to increase the amount of reedbed and manage
the woodland areas to create a more varied edge mix and understorey.
This will help establish a mosaic of habitats which will benefit nature
conservation.
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Masterplan Zone E, Thrupp Lake
The masterplan proposals seek to build upon the work already
undertaken by the Earth Trust and RWE. Thrupp Lake provides the
central core to the masterplan with a hub that provides limited parking,
signage and interpretation, picnic facilities and the potential for small
scale mobile refreshments. The hub will provide a sense of identity and
character for the wider Radley Lakes area. An entrance sculpture will
provide a recognizable focal point.
A circular footpath will provide an attractive all-weather circuit around
the lake with seating and controlled access to the water’s edge for
managed activities such as pond dipping. Opportunities for bird
watching and angling will also be developed over time.
The detailing around Thrupp Lake will be slightly more robust in places.
This takes account of possible growth in visitor numbers, but it is hoped the greater variety of walking
routes starting and finishing at the Radley Lakes hub will reduce pressure on Thrupp Lake itself.
These new routes, which will access the wider Lakes area will be of varying distances and could be
individually themed.
It is understood that RWE and the Earth Trust are in discussion about the future long-term management
arrangements for Thrupp Lake after 2020. This provides an opportunity to build upon the proposals
contained in the masterplan.

Masterplan Zone F, Nyatt Field
This area comprises open grassland and mature woodland plantations
stretching almost up to the Sustrans National Route in the north and to
the River Thames in the south. The masterplan proposes to manage the
grassland for floristic diversity whilst enhancing the understorey of the
woodland. The informal paths through the grassland will be defined by
differential mowing.
Two new picnic areas will be created adjacent to the River Thames
between the woodland plantations.
This area is currently subject to an Environmental Stewardship
Agreement which is administered by Natural England and complements
the nature conservation objectives of the masterplan.
This is an area where minerals resources have yet to be extracted. The OCC decision to make a Prohibition
Order would revoke the existing permission for this. If a future permission were granted, the timing and
detail of the proposals for this area would need to be reviewed. In the meantime, the proposals for this
area are light touch and should not prejudice future options.
19
109 Radley Lakes

Radley Lakes Masterplan

Masterplan Zone G, Residential
A small number of residential properties are located immediately north
of the Sustrans National Route. One of these properties also includes a
small belt of woodland plantation to the immediate south of the
cycleway. With the agreement of the landowners it is hoped to enhance
the nature conservation measures within the plantation belt.

Masterplan Zone H, North Western Mixed Used Area
This area comprises of various temporary industrial uses, with only the
batching plant having permanent consent. There is a mixture of
woodland, grassland and ponds across the remainder of the area.
There is some uncertainty over planning in this area, but the masterplan
is based on the most recent planning decisions which imply that
temporary uses will no longer be permitted. On this basis it envisages
the removal of the time-limited industrial activities resulting in the
demolition and grubbing up of all buildings and areas of hardstandings
as the current uses cease. The area will then be managed to maintain a
patchwork of transitional habitats through rotational clearance of scrub
to ensure a range of habitats for invertebrates.
A new footpath linking Audlett Drive to Thrupp Lake will also be
promoted following the line of existing mature trees and the drainage ditch. The existing batching plant
will remain in-situ although opportunities to screen the workings using bunding and native planting will
be explored.
The area of woodland and ponds will be maintained to retain open water in the ponds by thinning back
tree and scrub regeneration around the margins of the ponds. The remaining woodland will be managed
to maintain a healthy and balanced age structure with an emphasis on native species. In the longer term
this area could provide a location for limited informal recreation.
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Masterplan Zone I, Longmead
This attractive area comprises of a large lake resulting from previous
gravel extraction and several smaller ponds and wetland. These
features are surrounded by grassland and mature trees. The
masterplan envisages the extension and enhancement of the wetlands
and ponds. Preliminary discussions with the landowner have already
commenced on how best to develop this objective. It is not anticipated
that this area will be accessible to the public.

Masterplan Zone J, Barton Fields Nature Reserve
This area comprises grassland, wetland and scrub with woodland at the margins. To the north the area is
bounded by the Sustrans National Route and to the south by the River Thames. No significant changes to
the character of this area are proposed. Barton Fields is currently
managed for nature conservation by the Abingdon Naturalists’ Society
on behalf of the Vale of White Horse District Council and it seems
sensible that this successful relationship continues.
The masterplan does propose the creation of a low-key entrance hub
providing a more clearly defined arrival point with supporting signage
and interpretation. Subject to demand there may also be an
opportunity for mobile refreshments to be located on the existing
highway. At present there is an informal footpath running along the
eastern border of the area joining the Sustrans National Route and the
River Thames. It is proposed to improve this path, which provides a
potentially important link between these two routes.

Masterplan Zone K, Main Pedestrian/Cycleways
Both the Thames Trail and the Sustrans National Route provide well used routes through and alongside
the Lakes area. They are both managed to a good standard but are not linked except through informal
paths. This loses a significant opportunity for access and creates a risk that natural life will be disturbed
by people using their own routes between the two. The masterplan seeks to enhance these connections
and reinforce the integration of these routes within the Radley Lakes area.
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5.3 Education
The Radley Lakes Area provides a superb educational resource and could provide a valuable teaching
benefit. The site could be used as part of formal education activities involving local schools from primary
through to sixth form level. Areas of the curriculum that could make use of the Radley Lakes resources
include nature conservation, ecology, geography and biology.

Examples of educational activities
within Radley Lakes
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5.4 River Thames
The River Thames is an iconic national landmark, a fundamental principle of the masterplan is to provide
connectivity to this feature. In the future there is potential for the River Thames to be further integrated
within the area by developing its tourist and visitor potential by increasing or promoting the use of the
river further. This could take the form of boat rides, additional mooring capacity, angling or other riverbased activities that might interface with Radley Lakes and the wider area beyond. The opportunity to
expand the linkages with the River Thames will involve a wider range of interested parties but it is
considered worthy of exploration in the future. Planning for the habitats within the Lakes area also needs
to take account of the role of the Thames in providing a strategic habitat corridor linking other areas.

6.0 ACCESS
6.1 Existing Situation/Survey Summary
As preparation for the development of the Radley Lakes Masterplan an access survey was undertaken
during July and August 2019 to gain an understanding of how the area was used and by whom. It is not
proposed to reproduce the access report within this document, but it is considered useful to summarise
some of its key findings and these are set out below.
•
•
•
•
•
•
•

During midweek visits, access was gained in generally equal amounts from the Radley (north) and
Abingdon (west) access points. At weekends most visits (62%) were via the Radley access.
64% of all visitors were walkers, 26% were cyclists and 10% runners.
20% of all visitors were walking a dog.
Many were regular repeat visitors with a set routine. This was particularly so midweek, weekend
visitors were more varied with more family groups.
Approximately 65% of visitors lived in Abingdon, 10% in Radley and the balance elsewhere.
The most typical visit was relatively short based mainly on a circuit of Thrupp Lake. There was,
however, a significant minority who built the Lakes into longer walks, linking for example the
Thames.
Workers on the Barton Road Science Park make use of Radley Lakes during weekdays.

Those that came to the Lakes said that they particularly valued the beauty, tranquility and natural life of
the area and the opportunity for healthy exercise in attractive surroundings.
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6.2 Design Considerations
The access strategy follows the principles for the masterplan as a whole and also has the following
more specific objectives.
•
•
•
•
•
•
•
•

To provide a sense of arrival and identity to Radley Lakes that builds upon the existing site
character and assets.
To establish a network of routes that provide controlled access for the public whilst maintaining
the broader nature conservation and valuable habitats of the area.
To provide better linkages to the Thames Path and improve connectivity between the River
Thames and wider Radley Lakes area.
To create a variety of routes of different lengths and character for the enjoyment of all users.
To extend the network by maximising the use of existing formal and informal routes thereby
reducing the need for additional construction costs and land take.
To develop a hierarchy of routes that can be developed and established in a coordinated and
phased manner as resources become available.
To provide/promote physical links to the public transport network.
To provide access to people of all physical abilities.

6.3 Access Strategy
The Sustrans National Route 5 runs broadly through the middle of the site and provides an important
spine from which other routes can be accessed. Much of this route is on or alongside a Byway Open to All
Traffic (BOAT). The Thames Path follows the line of the River Thames along the southern boundary of the
masterplan area. There are also several informal routes which cross the site which would benefit from
rationalisation to reduce potential conflict with nature conservation measures.
It is proposed to improve the north/south links within the area to provide a more coherent site. Improved
connectivity will be achieved by linking the Thames path and Sustrans National Route, by selectively
utilising existing informal routes. This will create three new trails of varying lengths as follows.
•
•

•

Lake Trail. Shortest circuit based broadly around Thrupp Lake, with all-weather disabled access
to be developed over time. Potential features to include signage, interpretation, regular seats
and benches, bird hide etc. Dogs on leads. Approximate distance 1.6km.
Ash Trail. Medium distance combining Thrupp Lake, Orchard Lake and PFA restoration areas
around Thrupp Green and the Holmes Fields. Generally accessible all year. Mixed surfaces
including natural ground that may not be suitable for wheelchairs. Potential features to include
signage and interpretation with occasional seats and benches at key viewing points. Combination
of dogs on leads and controlled off lead walking. Approximate distance 3.2km
Thames Trail. Longest route linking Thrupp Lake to River Thames to produce an interesting
circuit through a variety of habitats. Generally accessible all year but may require suitable
footwear in winter. Mixed surfaces including natural ground which will not be suitable for
wheelchairs. Potential features include signage and interpretation, picnic areas, occasional seats
and benches at key viewing points. Combination of dogs on leads and controlled off lead walking.
Approximate distance 5.1km.
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The trails will provide a coherent hierarchy of footpaths by linking together existing routes and selectively
upgrading where necessary. This approach will provide controlled and managed access across the whole
Radley Lakes area whilst dissipating pressure on Thrupp Lake. The proposed trails are shown on the
Conceptual Masterplan drawing whilst all the proposed changes to the footpath and cycleway system are
shown on the Proposed Access Network Plan.
These relatively modest amendments will provide a significant increase in the potential walking routes
throughout the Radley Lakes area as part of an initial phase of development works.
To provide a sense of arrival and identity to the Radley Lakes area it is proposed to create two arrival hubs,
firstly in the north eastern edge of Thrupp Lake and secondly at Barton Fields. The scale of these features
will require further discussion. It is anticipated that the Thrupp Lake hub will be larger than that of that
proposed on Barton Fields. This in part reflects the visitor numbers based on the access survey.
The hubs will provide a focal point for the site with information boards detailing available walks, wildlife
information and general guidance about the Radley Lakes area. The footpath and Cycleway network will
link directly to the hubs to provide direct access to a range of different routes throughout the site.
As well as improving walking opportunities within the Lakes the proposed network of paths will make it
easier to access the Lakes area from Radley village. There is already an informal track leading from the
village to the east of the railway line and then crossing it under what is locally known as the ‘sounding
bridge’. With the proposed new network this track will link with the ash trail and provide a convenient
route to Thrupp Lake.
One of the key objectives of the masterplan is to reduce the potential conflict between pedestrian/cyclists
and vehicular traffic. This is an issue on Thrupp Lane where a combination of no footpaths, a narrow
carriageway, tight bends and considerable HGV traffic combine to create an inappropriate and unsafe
environment for pedestrians/cyclists.

Two lorries and a cyclist compete for space on Thrupp Lane
It is considered that in the shorter term the most pragmatic solution to this issue is to develop, as far as
practicable, an alternative route on the land to the east of Thrupp Lane. It is recognised that this will
require the cooperation and consent of local landowners and the masterplan proposes a number of
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potential routes that maximise the use of existing adopted and informal footpaths and peripheral field
boundaries to minimise the impact on potentially productive land.
The priority is regarded as the length of Thrupp Lane from H Tuckwells & Sons running broadly north to
the right of way at the junction of the tight bend close to Goose Acre Farm. It is proposed to create a new
footpath/cycleway that would run parallel to Thrupp Lane on the field side of the hedge following an
existing informal footpath up to the tight bend on Thrupp Lane. The road would then be crossed to join
the existing right of way/permissive path. From there access can be gained to Abingdon, Barrow Hills
Recreation Ground and Peachcroft beyond. This provides a generally vehicular free route to and from
Radley Lakes for visitors from the north and north west. This route is illustrated on the conceptual
masterplan.
It is intended that this new route would link directly to the proposed Ash Trail where it runs east/ west
along the boundary of H Tuckwells & Sons and then leads to the Thrupp Lake Hub.
A further permissive route following an existing ditch and field line would provide segregated access to
Radley village, north east of the site.
A second priority would be to establish a further route from Audlett Drive following the existing ditch and
hedgerow, initially running towards the White Horse Leisure Centre before heading along the boundary
of the existing industrial estate in a broadly east west direction to meet Thrupp Lane. This will provide a
further link to the residential areas of Abingdon and a physical link to the already established open spaces
in Abingdon.
The additional linkages from Audlett Drive to the Radley Lakes area will also provide extra pedestrian
connectivity from the local bus routes, namely the 41, 42 and BB1 services that currently operate along
Audlett Drive.

6.4 Buildability
It is considered better to build upon the existing assets of the site and avoid costly new construction
wherever possible. Any new construction works should strike a balance between initial cost, durability,
and ongoing maintenance costs. As a general principle it is considered better to provide a long-term
construction solution to a good specification, rather than looking for a quick fix using a low specification.
This approach will minimise ongoing maintenance expenditure.
It is anticipated that access improvements will be rolled out on a phased basis as outlined in the access
strategy section. This will enable site managers to assess specific site priorities in a targeted manner,
thereby maximising the effective use of financial resources as they become available.
The access strategy is not seeking to reconstruct or upgrade all the existing formal and informal access
routes. In addition to the avoidance of unnecessary cost it is important that the natural feel of paths
should be retained unless there is a particular need to provide greater durability. The intention is to use a
light touch and only intervene where considered necessary. It is anticipated that most existing footpaths
will require no significant upgrading, however, localised areas of bad or wet ground will be upgraded by
the use of a stone footpath construction. Areas of seasonally wet or soft ground will use a timber decking
solution.
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Both construction solutions are considered durable and suitable for accommodating the pressure that
increased usage will bring. It also provides a simple, limited range of treatments that will provide
continuity and consistency throughout the site.

6.5 Signage and Interpretation
A coordinated approach to signage and interpretation will be used throughout the site. This will provide
greater visual cohesion and build a sense of identity and character for the site.
A unified palette of signposts, way markers and interpretation boards will be located across the site. These
features can be installed on a phased basis in conjunction with the formalisation and enhancement of
different access routes.
The content of the interpretation boards could include ecology, nature conservation, history and
industrial archaeology. It is recommended that the graphic material is prepared by a single source to
provide continuity across the site.
The exact scale and location of signage and interpretation material can be decided on site and tailored to
available financial resources. It should be expected that both entrance hubs form the initial focus for these
materials as they will provide the logical introduction and familiarisation of the site for visitors.

7.0 HABITAT AND NATURE CONSERVATION
7.1 Habitat and Nature Conservation Objectives
The proposals for habitats and nature conservation in this section and section 8 are based on the principles
for the masterplan as a whole and also on the following additional objectives.
•
•
•
•
•
•
•

To retain wherever possible and build upon existing elements of habitat and landscapes that have
value or are capable of becoming valuable.
To enhance and promote habitat development and conservation for locally or nationally rare
species that have been recorded on the site.
To create a varied mosaic of habitats and environments that will promote and enhance the natural
landscape character and biodiversity of the area.
To provide definition and if necessary physical boundaries between some areas of nature
conservation and public access.
To provide wildlife and habitat corridors that provide connectivity beyond the Radley Lakes area.
To manage and control invasive weed species that may have a detrimental impact on the area.
To work with local mineral operators and farmers to promote nature conservation in a way that
integrates with the operational and productive use of the land.
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The site has a wide range of habitats ranging between mature woodlands and grasslands with lakes,
wetlands and water bodies. This provides an opportunity to develop nature conservation objectives for a
wide variety of wildlife. Over many years there have been extensive ecological surveys which provide
valuable data on the ecology within the area and provide guidance on potential nature conservation
initiatives. As part of any initiative the existing elements of the landscape will be used and enhanced. An
example of this is the Sustrans corridor where a mix of habitats provide a valuable movement and feeding
corridors for the likes of bats, badgers and Great Crested Newts. It is therefore intended to manage the
existing habitats comprising of woodland, ponds, scrub and grassland for its long-term benefit to nature
conservation and may include such operations as thinning, scrub management, selective replanting with
specific species to promote wildlife. The use of habitat piles and the retention of deadwood will also be
promoted to provide enhanced habitats for a range of species.

Photographs of flora found at Radley Lakes

7.2 Site Designations
The entire site falls within the Thames Radley to Abingdon Conservation Target Area (CTA). The great
majority is also designated as Local Wildlife Site (LWS). These designations confer no statutory protection
but do affirm the importance and value for wildlife in its county context. Local nature reserves are located
at Barton Fields and Abbey Fishponds. A single Site of Special Scientific Interest (SSSI) is located to the
south of the River Thames. The variously mentioned areas are shown on the Boundaries and Designation
Plan.
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Boundaries and Designations Plan
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7.3 Diversity
The area has been subject to considerable ecological surveys by both local interest groups and
professional consultants in recent years. This data base of information has been used to inform the outline
proposals for new habitat creation and landscape management. The habitats found within the site
includes meadow, scrub, grassland, ditch, hedgerow, woodland and pond. The extent of each of these
areas is summarized in Table 1 below.

HABITAT CATEGORY
WATERBODY

WETLAND
WOODLAND
SCRUB & HEDGEROW
GRASSLAND
OTHER

HABITAT TYPE
Lake
Pond
Seasonal water
Stream

AREA (HECTARES)
21.7
1.0
0.5

Marsh
Reedbed
Wet Woodland
Deciduous Woodland
Scrub

11.3
3.7
16.6
32.1
14.9

Neutral Grassland

30.1

Miscellaneous
Residential

2.0
2.4
136.3

TOTAL AREA

Table 1 Habitat Types and Areas at Radley Lakes

7.4 Rarity
Rare species present at this site include several European Protected Species, including bats, great crested
newts, otter, water voles (fully protected under section 9 of the Wildlife and Countryside Act 1981 (as
amended)) and rare invertebrates. The habitat also attracts red list (birds of conservation concern) species
such as lapwing (red), skylark (red) but with several other ‘rare’ species, including kingfisher (amber),
willow warbler (amber), garden warbler (green), reed warbler (green), reed bunting (amber) and sand
martin (green). Bittern are known to visit the site in winter. The exposed, open ground and ponds are
ephemeral and increasing rare. A brief summary of survey findings are set out below.
•
•
•
•
•
•

Plants - 300 species in ash pits area of which 8 are ‘Red Listed’ nationally
Birds– 152 species of which there are 83 breeding species
Dragonflies - 23 resident species which is 62% of the English list of breeding species.
Bees & wasps -158 species recorded which is 27% of UK species,
Moths – about 700 species recorded which is 28% of UK list
Butterflies - 27 species which is 46% of the UK list
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7.5 Biodiversity Targets/Interest
The area has been identified as supporting several habitats of local and national importance. The
Oxfordshire Biodiversity Action Plan Targets associated with this Conservation Target Area (CTA) include:
•
•
•

Eutrophic Standing Waters
Wet Woodland
Flood-plain Grazing Marsh

To this can be added UK Priority Habitats including, open mosaic habitats on previously developed land,
supporting rare species of invertebrates, the river corridor, ponds, reedbeds and lowland meadows which
all hold biodiversity value. The presence of alkali soil in the north eastern and south eastern restoration
areas (the result of ash landfill) supports a range of habitats and species that would not normally be
present such as orchids.
The high levels of biodiversity within Radley Lakes and the ability to build upon this provides a range of
potential funding opportunities.

8.0 Habitat Management Zones

Habitat Zoning Plan
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The following prescriptions largely follow the existing regimes for those portions of the site currently
under management but have been adjusted to better align with the aims of the masterplan. The
management regimes are, however, likely to evolve under the changing pressures on the Radley Lakes
area, including the nature and numbers of users, funding sources and the actions funded. In time the
zones are also likely to change, with some merging and some being subdivided, following their
development under the management regimes applied. The site has been divided into a number a habitat
zones with a brief description and proposals outlined for each area. This information is shown on the
Habitat Zoning plan on the previous page.

Habitat Zone 1, Area of Industrial Activity
Description: This area comprises buildings, hard standings and open-storage, with some natural
regeneration occurring.
Proposal: Maintain a patchwork of transitional habitats through rotational clearance of scrub to ensure
contiguous range of habitats for invertebrates.

Habitat Zone 2, Operational Concrete Batching Plant
Description: Active industrial area, with buildings and hard standings.
Proposal: Create/manage woodland and scrub screen around the perimeter of the operational area. The
introduction of native, evergreen species will help maintain year-round screening.

Habitat Zone 3, Woodland Area with Four Large Ponds
Description: Large ponds dotted through a wooded area
Proposal: Management will be largely targeted at ponds to maintain elements of open-water and the
range of successional vegetation. Trees and scrub regeneration around margins to be selectively thinned
to prevent excessive shading of ponds.

Habitat Zone 4, Corridor along the Northern Boundary of the Site
Description: Primarily woodland edge character.
Proposal: Selective thinning of trees and scrub to maintain woodland edge character. Consideration
should be given in the management to the screening of views into the site from the north.

Habitat Zone 5, Extensive Waterbodies
Description: the largest waterbodies on site, including Thrupp Lake.
Proposal: Improve the quality of access to better direct pedestrian movement, with management to
encourage biodiversity and discouraging access to more sensitive areas.

Habitat Zone 6, Woodland and Scrub
Description: area of woodland and scrub to the southern boundary of waterbodies in Zone 5.
Proposal: Selective removal of scrub and thinning of trees to create open glades and enhance woodland
structure.
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Habitat Zone 7, Lake Access
Description: Principal point of access to the Lakes area
Proposal: Create and manage entrance feature, including facilities to accommodate the public, such as
car parking, picnic spaces and ornamental planting, within native habitat framework. Remove former
hard tennis court.

Habitat Zone 8, Operational Batching Plant
Description: Extensive operational batching areas, including waterbodies
Proposal: Operational land to be retained, with margins managed for woodland screening and wetlands
managed for biodiversity.

Habitat Zone 9, Neutral Grassland
Description: extensive area of neutral grassland
Proposal: manage neutral grassland for floristic diversity by appropriate cutting/grazing regime and
selective removal of scrub.

Habitat Zone 10, Wetland with Patches of Scrub
Description: Linear strip of wetland with patches of scrub along the eastern boundary of the site.
Proposal: Selective removal of trees and scrub to retain the open character of the wetland.

Habitat Zone 11, Former Pulverised Fuel Ash Disposal (Holmes Fields Area)
Description: Mainly open grassland over former PFA disposal area.
Proposal: Continue existing management regime to retain grassland and other species of open habitat.

Habitat Zone 12, Former Pulverised Fuel Ash Disposal (Thrupp Green Area)
Description: Largely open grassland over PFA
Proposal: Continue existing management regime to retain grassland and other species of open habitat.

Habitat Zone 13, Wet Woodland and Reedbed
Description: Primarily wet woodland and extensive reedbed adjacent to the River Thames
Proposal: Selectively remove trees and scrub to retain open character of wet woodland and transitional
habitats from reedbed.

Habitat Zone 14, Scrub and Wet Woodland Adjacent to the River Thames
Description: Scrub and wet woodland adjacent to the River Thames with drainage channels connecting
Orchard Lake to the river.
Proposal: Clear ‘rides’ through the dense scrub to create edge habitat and ecological corridors.

Habitat Zone 15, Poplar Plantation Adjacent to the River Thames
Description: Extensive poplar plantation adjacent to the River Thames, grading into scrub and wetland
on the eastern boundary.
Proposal: Selective thinning and enhancement of the understory with native species to enhance
biodiversity and help develop woodland structure. Possible need for replanting with species more
resistant to disease
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Habitat Zone 16, Orchard Lake
Description: One of the largest waterbodies on site set between woodland to the west and infilled PFA
lagoon to the east.
Proposal: Formalise the pedestrian link by maintenance of the access route. Enhance reedbeds and lake
margins.

Habitat Zone 17, Diverse Habitat, Including Grassland and Woodland
Description: Diverse patchwork of habitats, including grassland, wet and dry woodland.
Proposal: Maintain diverse range of habitats by maintaining grassland through cutting/grazing and
selective removal of scrub and trees.

Habitat Zone 18, Ecological Corridor and Pedestrian/Cycleway Route
Description: Corridor through the centre of the site, running east-west, both functioning as a
pedestrian/cycleway route and as an ecological corridor.
Proposal: Maintain as wet woodland with glades, with selective removal of trees around pond margins
to prevent excessive overgrowth.

Habitat Zone 19, Open Grassland with Scattered Trees and Scrub
Description: Extensive area of open grassland with scattered trees and scrub
Proposal: Manage grassland for floristic diversity by targeted cutting/grazing regime and selective
removal of scrub.

Habitat Zone 20, Mature Woodland Adjacent to River Thames
Description: Mature plantation with even age structure adjacent to the River Thames.
Proposal: Selective removal of trees, especially where there are problems with disease, and enhancement
of understory with native species to develop biodiversity and create woodland structure.

Habitat Zone 21, Old River Channel and Surrounding Wooded Banks
Description: Old, small river channel with wooded banks adjacent to the River Thames. This area includes
nest sites of Cetti’s Warblers.
Proposal: Continue the existing management regime for the benefit of this species.

Habitat Zone 22, Longmead
Description: Large waterbody toward the west of the site, adjacent to the Sustrans route, surrounded
by smaller ponds, wetlands, grassland and mature trees.
Proposal: Selective removal of trees and scrub to maintain as valuable wetland. Enhance the area through
pond creation and rotational clearance of existing ponds.

Habitat Zone 23, Barton Fields Local Nature Reserve
Description: Range of habitat from open grassland through wetland, scrub to woodland margins.
Proposal: Maintain existing regime to support this wide range of habitats.
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8.1 Factors Influencing Management
The management prescriptions are to be informed and adjusted by knowledge gained through continued
monitoring of the plant and animal species across the management area. The conservation status of
several of the species recorded at this site, whether of European Protected Species (EPS) or International
Union for Conservation of Nature (IUCN) red list, will determine to a large extent what work is permitted
(some of which will be under license from Natural England) and when.
The availability of volunteer labour, financial resources and landowner consent will also have an impact
on future management activities.

9.0 MANAGEMENT STRUCTURE
The masterplanning of Radley Lakes is an initiative of Radley Parish Council (RPC) and was one of the
‘Community Actions’ contained in its Neighbourhood Plan, adopted in October 2018. RPC recognised
from the outset, however, that there were a broad range of stakeholders and saw its role as one of
facilitation rather than direct management.
The initial stages of managing and coordinating development of the masterplan was undertaken by a subgroup reporting to Radley Parish Council. This group retained the experience gained from the preparation
of the Neighborhood Plan and also includes representatives of local community organisations. It is now
envisaged that this informal arrangement is provided with a more recognised structure.
The Radley Lakes area is in multiple land ownerships with mixed land uses and owner intentions. To fulfill
the vision of the masterplan an independent, overarching body is required to coordinate delivery in
agreement with the varied stakeholders.
It is therefore proposed to establish a self-standing trust which is likely to be a Charitable Incorporated
Organisation which is a legal entity capable of owning land and letting contracts.
The trust will comprise of representatives from a wide base to give a broad perspective on how best to
deliver the masterplan whilst drawing from a wide range of experience. It is anticipated that appointees
will include representatives of Radley Parish Council, Abingdon-on-Thames Town Council, local
community groups and interested individuals.
It is the intention that the trust will work primarily with and through the existing landholders to act as a
conduit for both funding and the coherent delivery of the Radley Lakes vision. With its independent status
the trust will be well placed to engage with local communities and stakeholders: drawing on their
enthusiasm, raising funds and recruiting volunteers. This will, however, need to be sustained into the
longer term if it is to succeed in its mission.
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10.0 INDICATIVE PHASING
Due to the complexities of landownership, planning and the scale of the project, it will not be possible to
deliver the aspirations of the masterplan in a single phase. It is, however, possible to provide indicative
phasing guidance based on an understanding of the current general situation.

Indicative Phasing Plan
The current landowner of Thrupp Lake has confirmed the intention to retain the area for nature
conservation and quiet recreation. This provides a central core that immediately underpins the intentions
of the masterplan. The impending completion of landscape management plans on backfilled PFA areas to
the east of the site provides the opportunity to extend the nature conservation principles already
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established. This will require negotiation and agreement with the landowners but this could be attainable
in the relatively near future. If these negotiations are successful, this would bring a significant part of the
site into alignment with the masterplan.
Barton Fields is already a well-established nature reserve and if similar principles are extended into
Longmead, albeit with no public access, then another large element of the masterplan will fall into place.
With Sustrans National Route 5 and the Thames Trail already established, key infrastructure elements of
the masterplan are already in place and can be developed and enhanced with relative ease.
Issues relating to the ROMP process will take longer to resolve as there is a statutory process to follow.
Now that the process has commenced the eventual outcome will provide a degree of certainty for the
long-term future of the site. The areas of unworked mineral and associated industrial development should
be regarded as a later phase at this stage.
The indicative phasing plan clearly demonstrates that there is a significant area of the masterplan readily
available to progress the aims of nature conservation and quiet recreation. This provides the opportunity
to deliver detailed schemes on a targeted basis in the near future.

10.1 Initial Delivery Targets
Based on the indicative phasing, a number of initial priorities and actions are apparent. These tasks can
be progressed both in parallel and individually. The first phase of actions is set out below.
•
•
•
•
•
•
•
•

Working with RWE/ET to ensure that new arrangements for the lease, management and funding
of Thrupp Lake are consistent with the masterplan proposals.
Working with RWE/ET on their proposed new management plan for Thrupp Lake to entrench the
masterplan proposals in particular in relation to the proposed Thrupp Lake hub.
Working with RWE on the terms of their disposal of their freeholds to ensure that these take
opportunities to promote the masterplan.
Working with Tuckwells and JCSL to implement appropriate management and access regimes for
the Little Holmes Field and Thrupp Green areas.
Working with the landowners and Sustrans to create a safe pedestrian/cycle route parallel to
Thrupp Lane.
Working with the landowner and the Freshwater Habitats Trust to introduce habitats
enhancements at Longmead.
Working with the Vale of White Horse District Council and Abingdon Naturalists Society to
continue the management of Barton Fields, broadly as at present.
To prepare a landscape management plan for Radley Lakes to assist the delivery of the masterplan
vision.

It will however be important to have a flexible approach to phasing and to specific targets, reflecting
contextual factors such as changes to the ownership and planning status of land. The masterplan should
not be regarded as a once and for all document, rather one which is kept under regular review.
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11.0 INCOME GENERATION
11.1 Opportunities
The scope for site-based income generation has been considered. Angling permits are a possible example
and there could also be an opportunity for small scale sale of refreshments at the two access hubs. It is
clear however that the possibilities are very limited without conflicting with the tranquil atmosphere
which the masterplan aims to safeguard. The primary need therefore is to look to external sources of
income generation.
There are opportunities for the traditional community fund raising campaigns based around car boot
sales, cake bakes, hundred clubs and sponsored events etc. These events will generate one off financial
contributions. It is recommended that this form of fund raising is focused to deliver a specific objective
such as a piece of sculpture or a nature conservation programme. This provides both a target for fund
raisers and the sense of achievement when the target is reached.
A clear benefit to this community-based fund-raising activity is that it raises the public profile and
awareness of the project within the community, whilst not financially quantifiable it is an important
consideration.

11.2 Grant Funding Avenues
There are other avenues of potential funding which are either linked to a specific capital item or to land
management. These applications may, therefore, have to be completed in the landowners’ name. In these
instances, the Trust could act as a conduit to organise and coordinate the grant application process.
A key aspect to maximising funding is to tailor and combine funding from a variety of sources. Funding
from one source can often release funding from another or improve gearing ratios.
These types of applications often require considerable time and expertise which landowners may not be
willing to spend. The trust could therefore have a pivotal role in advancing and promoting such schemes
to the benefit of all stakeholders. The charitable status of the trust could also be invaluable in accessing
certain types of funding. The type of funding organisations that could be approached include the National
Lottery and organisations administering landfill tax credit schemes, such as the Community Action Fund
and the Trust for Oxfordshire’s Environment.
There are corporate based funding organisations allied to the concept of Corporate Social Responsibility.
The retail sector has a number of initiatives with the likes of Morrisons, Asda, Lidl, Waitrose and Tesco all
administering their own grant packages. There are also several established companies in the immediate
vicinity of the site that might be interested in supporting the Radley Lakes initiative.
There are a few stewardship type grants/agreements available to landowners which effectively pay the
landowner to enter nature conservation type management regimes. Parts of the Radley Lake site are
already subject to these agreements and are feeling the benefit of this approach. There could be the
opportunity to promote these types of initiatives with other landowners in the area.
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It should be noted with the current political and social changes currently underway it is clear that funding
regimes are in a state of transition and will need to be regularly monitored for their suitability.

11.3 Statutory Funding Sources
The planning system provides potential opportunities for finance resulting from Developer Obligations,
and Radley Parish Council has already taken steps to secure significant funding from these sources.
Under the Community Infrastructure Levy (CIL) developers must pay a fixed tariff to contribute to
additional pressures on, for example, schools and leisure facilities. Where a Neighbourhood Plan is in
place, as is the case in Radley, 25% of the CIL is paid to the parish council. Radley Parish Council expect CIL
receipts of about £1.4m from two large housing sites in the parish. Additionally, and just before the CIL
regime was implemented, the council secured a further £70,000 from developers of a site just outside the
parish.
This last payment was under the previous ‘s106’ regime and the agreement with the developer specifically
earmarks the funds for Radley Lakes. Additionally, the parish council has provisionally allocated to Radley
Lakes a significant share of its expected CIL receipts, making up a combined total of about £300,000. The
level of this funding is uncertain and it would become available over a number of years, the timing
dependent on the pace of house building, but it is potentially significant providing a basis for drawing in
contributions from other sources.
Biodiversity offsetting is another opportunity to create benefit at Radley Lakes. New developments must
now provide a biodiversity gain as part of the scheme. There are occasions where this is not achievable
within the development itself and this gain can be transferred to alternative sites such as Radley Lakes.
Developer funding is primarily for one off costs. Parish and town councils may also help support the
ongoing costs of local organisations whose activities are of importance to their residents and Abingdonon-Thames town council, for example, have a scheme of this kind. A trust for Radley Lakes would be well
placed to seek such funding.

12.0 PRELIMINARY COST BUDGETS
12.1 Indicative Capital Costs
It is important that the route for delivering the masterplan is understood. A key component of delivery
will be both the capital and revenue costs of the proposals. A series of budget costs have been prepared
which relate to various elements of the masterplan. This provides a series of costed options which can be
drawn down in priority order or tailored for when specific funds become available. The specific costed
elements are more clearly referenced on the associated Budget Cost Keyplan.
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Budget Cost Keyplan
The prepared costs are based on broad assumptions relating to the future detailed design of these
elements. Costs have been generated from comparable construction projects, an assessment of specific
site conditions and discussions with experienced contractors.
The scheme costs are generated purely for budget development purposes but are considered to give a
basis from which informed decisions can be made. Specific elemental details are as follows:

(A)Thrupp Lane Footpath/cycleway Link
This element has been subdivided into 3 options reflecting different completion standards.
(i)Sustrans Standard, 3m wide tarmac construction with timber edges. To include allowances for soft
spots, grading and making good, grass reinstatement, fencing/control at access points and gapping up
hedge. £102, 050.
(ii)Footpath/Cycleway Track, 3m wide stone track on geotextile. To include allowances for soft spots,
grading and making good, grass reinstatement, fencing/control at access points and gapping up hedge.
£36,050.
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(iii) Footpath only, 2m wide stone track on geotextile. To include allowances for soft spots, grading and
making good, grass reinstatement, fencing/control at access points and gapping up hedge. £29,434.

(B) Footpath link to Radley Village
To include 2m wide stone track on geotextile, soft spots, grading and making good, grass reinstatement,
fencing/control at access points and footbridge/crossing point. £50,400.

(C) Tuckwells Perimeter Path
This element has been separated out from the Ash path costs as a defined individual element. It comprises
of a 2m wide stone footpath to include new construction and upgrade/reinstatement of existing route,
new stockproof fence, upgrade of entrance points, cycle control measures and signage/interpretation.
£34,228.

(D) Thrupp Lake Hub
Main access and arrival point with car parking for 15 vehicles. This element could be implemented on an
incremental basis as funds become available. The works include construction of stone carparking with
combination of onsite and imported materials, site clearance, boundary treatment, new stone footpaths,
native planting, grassland and ornamental planting, decking/waterside platform, seating,
interpretation/signage and sculpture. £69,775.

(E) Tuckwells Perimeter improvements
To improve and the perimeter and screen Tuckwells operational activity as far as practicable and to
provide an important footpath/cycleway link. The works to include 3m wide stone footpath/cycleway on
geotextile base, soft spot allowance, treeworks, drainage, construction of a perimeter bund, erection of
2m high closeboard fence and native screening planting, post and rail fence with access control points.
£49,900.

(F) Thames Hub
To provide low key entrance area including signage/interpretation and seating. £7,000

(G) Lake Trail
Works to upgrade, expand upon and complement existing facilities. The works include provision of angling
pegs, upgrade of northern perimeter path, localised footpath upgrade, gates and fencing,
signage/interpretation and seating. £38,850.

(H) Ash Trail (excluding Tuckwells land)
Works to upgrade existing footpath and create a middle-distance footpath circuit. The works include
localised upgrade of existing footpath route, drainage, stockproof fencing, decking and
signage/interpretation. £22,050.

(I) Thames Trail
To upgrade existing footpath and create a longer distance footpath circuit joining Thrupp Lake and the
River Thames. The works include localised upgrade of existing footpath route, drainage, stockproof
fencing, decking, signage and interpretation and a picnic area. £43,550
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(J) Abingdon footpath Link
To create a new footpath link between Abingdon and Thrupp Lake. The works include a 2m wide stone
track on geotextile, soft spots, grading and making good, grass reinstatement, fencing/control at access
points and footbridge/crossing point. £25,100
In summary this gives an implementation budget of between £370,287 and £442,903 depending on which
Thrupp Lane Treatment is pursued. Alternatively, other priorities or opportunities may evolve over time
leading the masterplan changing and financial resources being diverted accordingly.
The budgets are exclusive of all taxes and statutory fees such as those associated with planning
applications. Professional fees are not included in the budget sums and it is recommended that an
allowance of between 10-15% (£37,000 and £55,500) is allowed in future financial planning.

12.2 Indicative Revenue Costs
(A) Masterplan Implications
An estimate of the revenue costs flowing from the masterplan is important to establish long term
sustainability, but not straightforward as it depends on several assumptions that cannot necessarily be
quantified at this stage.
The previously detailed capital items, if constructed well, should not incur major revenue costs in the short
term, excluding unforeseen actions such as vandalism. The masterplan vision also implies an enhanced
level of management and a proactive approach to delivery of the masterplan. This will include such items
as security, litter collection and other grounds maintenance operations. The extent of this is a matter of
choice and can be tailored to both demand and budget. It will however not come cost free.

(B) Landowners
Ongoing land management is the responsibility of the relevant landowner. Ultimately it is their decision
as to the extent and direction of any landscape management providing public safety is maintained and
relevant legislation followed.
An example of this is Thrupp Lake where RWE have an agreement with the Earth Trust to manage and
maintain the site for nature conservation and public access. The management is based on an agreed scope
of works and RWE underwrite the costs. They could, however, amend the management of Thrupp Lake at
their discretion which in turn would have a direct implication on annual revenue costs. The current
management regime dovetails well with the intentions of the masterplan and therefore it is hoped that a
similar level of management can be maintained going forward. It is considered that a broad annual budget
to fund this type of facility would be in the range of £10-15,000.
It is regular practice for the transfer of land subject to long-term maintenance requirements to be
transferred from one owner to another with the benefit of a commuted sum. This is a figure which takes
into account the long-term maintenance costs for the land on agreed assumptions about their future
management. This might be relevant in the Lakes context.
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(C) Volunteers
At present a significant amount of maintenance is successfully undertaken by volunteers under the
direction of suitably qualified persons. This is the case at Barton Fields where the local nature reserve is
maintained by the volunteers of the Abingdon Naturalists’ Society and in the backfilled PFA areas where
volunteers are supervised by the Earth Trust. This has advantage not just in containing costs but in
involving the community in the future of the Lakes. Provision would need to be made for tools and
somewhere secure to store them, even allowing for that, the use of volunteers could significantly reduce
the annual revenue requirement. It should also be noted that voluntary input can be monetised for grant
purposes and therefore could generate income in its own right.

Environment Agency staff helping with hay making in Barton Fields

12.3 Budget Guidance
Based on experience of similar schemes an indication of revenue costs can be calculated based on a
realistic time allocation of resources. Assuming a two-person gang visits the site fortnightly between April
to October reducing to monthly visits from November to March, this would give a basic level of
maintenance for a budget of £18,240. Each visit would last two days and includes allowances for
equipment and materials. This allocation is considered a realistic base from which informed decisions can
be made.
The size of the budget could be reduced with volunteer input or become more defined and targeted if
resources were allocated against a management plan.
The above costs do not include one off works such as remedying vandalism, fly tipping or storm damage.
It is common practice to allow a contingency figure for such events. An annual allowance of £1,000 is
recommended.
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These estimates are provided to indicate broad orders of magnitude. They are small relative to the capital
costs given in the previous section, but they are nevertheless significant, especially as revenue costs are
traditionally much more difficult to cover through grant and community fund raising.

12.4 Management plan
To provide a firmer basis for revenue works and funding there is a need for a management plan. This
would set out the levels of maintenance to be achieved and the respective responsibilities of the various
parties, including the main landowners, to carry out works and provide funding or other inputs. This would
enable resources to be targeted in a coordinated way to deliver the aspirations of the masterplan. It would
also enable works to be undertaken in a structured and appropriate manner reducing costs and abortive
work. The existence of a plan of this kind would also help in attracting external funding to meet any deficit
that arises.

13.0 CONCLUSIONS
The Radley Lakes area has exceptional potential for nature conservation and quiet recreation. It has
beautiful lakes, diverse habitats and ecology and is popular for angling and leisure walking. It is
strategically placed between the River Thames and Abingdon. It is within easy reach of thousands of
people with the potential to promote their health and well-being.
There are several different landowners with potentially conflicting intentions who need to buy into the
vision of the masterplan. The ongoing evolution of the masterplan will be undertaken in full consultation
with all landowners and interested parties.
This masterplan document provides a framework and initial structure for the Radley Lakes area that seeks
to resolve perceived conflicts whilst demonstrating that the vision for Radley Lakes can be delivered.
This document outlines a potential management structure for the for the coordination and delivery of the
masterplan. Guidance is also provided on financial budgets and phasing for the delivery of the masterplan
In summary this document provides a framework and structure from which informed decisions can be
made on the future direction of travel in the delivery of the masterplan.
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