




The Applicant’s rail report confirms that market demand for warehousing is 
the driver of increasing SRFI size 

 

Figure 1: Excerpt from Applicant's Rail Report (Document 7.2A, Rail Report, APP-312) 

As per above, the Applicant highlights “the latent scale of demand for high-quality, rail-served 
floorspace in strategic locations” as driving an increase in the average size of proposed SRFIs.  

The Applicant does not demonstrate any rail-related reason that the size of the warehouse estates at 
SRFIs has been increasing.  

The Design Approach Documents3 show no consideration of options for an 
SRFI design with substantially less warehousing 
Illustrations provided by the applicant (reproduced below from pages 21-24 of APP-166) confirm that, at 
no point between 2018 and the present day was a site design involving substantially less warehousing 
considered. In fact, the scheme appears to have grown ever larger as the proposals evolved.  

All designs, going back to 2018, exclusively focus on options where warehouses are built right up to the 
Heyford Park fenceline and up to (or even beyond) the road going East from Heyford Park. There appears 
to have been no substantial consideration of whether the site could fulfil its essential SRFI function with 
considerably less on-site warehousing. 

 

Figure 2: From Design Approach Document APP-166, page 21 

 
3 Application documents 5.5A/APP-166. 



 

Figure 3: From Design Approach Document APP-166, page 22 

 

Figure 4: From Design Approach Document APP-166, page 23 



 

Figure 5: From Design Approach Document APP-166, page 24 

As an example, the more modest site outline shown below would 1) provide additional spacing towards 
already-consented housing development at Heyford Park, 2) utilise the natural depression of the 
landscape in the middle of the site to reduce its overall visual impact, 3) preserve approximately half of 
the Heyford-to-Oxford bridleway as a local recreational area, 4) eliminate the need for compulsory 
acquisition of certain third-party sites, while 5) providing adequate land for warehousing to support rail 
terminal needs.  

 

Figure 6: Example of a more modest warehousing site outline that would significantly reduce the local harms associated with 
the proposed SRFI development while allowing suƯicient space for warehousing to support its essential rail freight function. 

 



The applicant has not considered any option with a reduced warehouse site outline and has shown no 
compelling reason that a smaller outline could not support the essential needs of an SRFI. In fact, the 
applicant’s own benchmarking data and traƯic modelling strongly suggests that a smaller site could 
indeed support those essential needs.  

The magnitude of the modal shift to rail freight does not justify the 
extraordinary quantum of XXL warehousing development 
As discussed in REP1-047, page 7-13, the Applicant’s modelling of HGV and rail traƯic shows that the 
Applicant expects 97%4 of the incoming goods to arrive at the proposed OxSRFI warehouse site on 
HGVs, with only 3% arriving by train.  

The magnitude of the modal shift from HGV to train which can be achieved by building the OxSRFI as 
currently proposed simply does not outweigh the considerable harms that are associated with the 
project. This confirms that the proposed warehouse estate is excessively large in relation to rail freight 
needs. 

Conclusion 
While there may be a compelling national need for new SRFIs, the Applicant has chosen to attach an 
excessively large XXL warehousing estate which, if consented, would cause unnecessary harm to the 
local area. 

The Applicant’s own submissions confirm that the proposed 603,850 m2 is far greater than the 300,000 
m2 to 350,000 m2 of on-site warehousing space that have been proven adequate to serve the needs of 
other SRFIs. Also, with just 3% of incoming warehouse freight projected to arrive by train at OxSRFI5, the 
rail benefits are simply too small to justify this quantity of XXL warehousing development on arable 
greenfield land. 

Based on this clear evidence, I invite the Examining Authority to conclude that the OxSRFI is a Trojan 
horse for a significantly oversized XXL warehousing estate, whose overall benefits are outweighed by its 
many harms.  

 

 

 

 

 
i Artificial Intelligence Disclosure: AI tools, mainly ChatGPT,  were used in researching the topics discussed in this note and for drafting an initial version of this 
document. 

 
4 Based on an assumed 4 trains per day. If 12 trains per day (maximum theoretical rail terminal capacity) is 
achieved, 92% would arrive at the warehouses by HGV, while 8% would arrive by train. 
5 Assuming 4 trains per day 


