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Limitations 

AECOM Infrastructure & Environment UK Limited (“AECOM”) has prepared this Report for the sole 

use of Oxford City Council (“Client”) in accordance with the Agreement under which our services 

were performed. No other warranty, expressed or implied, is made as to the professional advice 

included in this Report or any other services provided by AECOM.  

Where the conclusions and recommendations contained in this Report are based upon information 

provided by others it is upon the assumption that all relevant information has been provided by 

those parties from whom it has been requested and that such information is accurate. Information 

obtained by AECOM has not been independently verified by AECOM, unless otherwise stated in 

the Report.  

The methodology adopted and the sources of information used by AECOM in providing its services 

are outlined in this Report. The work described in this Report was undertaken in the period March 

2016 to August 2016 and is based on the conditions encountered and the information available 

during the said period of time. The scope of this Report and the services are accordingly factually 

limited by these circumstances.  

Where assessments of works or costs identified in this Report are made, such assessments are 

based upon the information available at the time and where appropriate are subject to further 

investigations or information which may become available.  

AECOM disclaim any undertaking or obligation to advise any person of any change in any matter 

affecting the Report, which may come or be brought to AECOM’s attention after the date of the 

Report. 

Certain statements made in the Report that are not historical facts may constitute estimates, 

projections or other forward-looking statements and even though they are based on reasonable 

assumptions as of the date of the Report, such forward-looking statements by their nature involve 

risks and uncertainties that could cause actual results to differ materially from the results predicted. 

AECOM specifically does not guarantee or warrant any estimate or projections contained in this 

Report. 

Where field investigations are carried out, these have been restricted to a level of detail required to 

meet the stated objectives of the services. The results of any measurements taken may vary 

spatially or with time and further confirmatory measurements should be made after any significant 

delay in issuing this Report. 
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EXECUTIVE SUMMARY 

Oxford City Council is preparing a new Local Plan as a framework for future 

development which will cover the period to 2036. The last housing land availability 

assessment (the Strategic Housing Land Availability Assessment or SHLAA) was 

carried out in 2014.  The City Council wants to ensure that the evidence base for the 

local plan reflects the latest guidance and best practice, so has commissioned this 

update to the land availability assessment working with AECOM.  

This Housing and Economic Land Availability Assessment (HELAA) is an update of the 

2014 SHLAA and includes an assessment of land for economic uses. This is a 

requirement of the Government’s Planning Practice Guidance (PPG) and is intended to 

ensure that all land is assessed together as part of plan preparation to identify which 

sites or broad locations are the most suitable and deliverable for a particular use.  

The report has been jointly produced by Oxford City Council and AECOM and covers 

the timescale 2016 to 2036. 

The HELAA does not allocate land for residential development. It simply identifies sites 

with development potential. It lists and maps land which is considered to be deliverable 

during the plan period. The decision regarding where housing and economic uses 

should be built in the future will be made through Local Plans (including Sustainability 

Appraisal), and through the planning application process when judging planning 

applications.   

The HELAA considers sites with potential for housing (including student 

accommodation) over 5 units and economic uses over 500 square metres including 

business (B1), industrial (B2/B8) and other uses including community and leisure. The 

assessment includes sites from the following sources:  

a) previous SHLAA 2014 which have been updated to reflect the current position 
b) new sites that have been added from the 2016 Call for Sites,  
c) planning permissions, planning applications and pre-applications  
d) new sites that were previously excluded due to policies, such as SLINCS 
e) other officer identified sites 

The HELAA has followed the methodology set out in the PPG on Housing and 

Economic Land Availability Assessment. This includes an assessment of whether each 

site is suitable, available and achievable (viable) for development. Sites that are 

expected to come forward in the first five years of the plan period are classed as 

‘deliverable’; sites that are expected to come forward in the later periods (years 6-10, 

11-15, 16-20) are classed as ‘developable’. Sites with development potential over the 

plan period are given a development potential figure (the capacity of the site for 

development). 

The final capacity figure for housing and economic uses represents net additional 

dwellings and floorspace to the existing housing and employment supply. It has been 

carried out in parallel with an Employment Land Assessment, which assesses the 

existing employment land supply against demand projections and recommends which 

sites, if any, are suitable for release from employment use for other uses.  
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Each site included in the assessment is shown on a map in Maps 1-5. Sites that have 

been assessed as having development potential for each housing, mixed use or 

economic use are shown on Maps 6-10. 

Appendix A is the detailed site assessment table. Capacity figures and expected 

timescales for sites assessed as deliverable/developable are set out in Appendix B.  

In summary, the housing potential from all sites which have been assessed as 

suitable, available and achievable is 6356 dwellings. In addition, there is an estimated 

windfall of 60 dwelling per year. Windfalls are excluded for the first 3 years to avoid 

double counting of completions. Windfalls are therefore only counted over a 17 year 

period from 2019 – 2036. With an estimate of 60 windfall dwellings per year this 

equates to 1020 dwellings.  

Small site commitments as at 31st March 2016 are 135 (which is entirely market 

housing with no student accommodation).  

The total housing supply from identified HELAA sites, windfall and commitments are 

7511 units for the period 2016-36.  

The figures for economic land use are presented as a range depending on different 

scenarios. This is because there are a number of sites that could come forward for 

different economic uses and a floorspace assumption has been made for different 

types of use. If all sites with potential for either office or industrial come forward for 

office use, the figure would be at the top of the range for each use. The individual 

floorspace assumptions for each site are provided in Appendix B.  

The HELAA figures provide a snapshot in time representing the situation under the 

current national policy approach, and the current information available about site 

constraints, landowner intentions and site viability. It is important that the deliverability 

of sites is monitored over time and the HELAA information updated to reflect new sites 

becoming available and other sites being completed. 
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1 INTRODUCTION 

1.1 Background 

1.1.1 Oxford City Council is preparing a new Local Plan as a framework for future 

development which will cover the period to 2036. The last housing land availability 

assessment (the Strategic Housing Land Availability Assessment or SHLAA) was 

carried out in 2014.  The City Council wants to ensure that the evidence base for the 

local plan reflects the latest guidance and best practice, so has commissioned this 

update to the land availability assessment working with AECOM.  

1.1.2 This Housing and Economic Land Availability Assessment (HELAA) is an update of the 

2014 SHLAA and includes an assessment of land for economic uses. This is a 

requirement of the Government’s Planning Practice Guidance (PPG) and is intended to 

ensure that all land is assessed together as part of plan preparation to identify which 

sites or broad locations are the most suitable and deliverable for a particular use.  

1.1.3 The report has been jointly produced by Oxford City Council and AECOM and covers 

the timescale 2016 to 2036. 

1.1.4 The HELAA assesses opportunities for net additional housing or economic use, either 

through reuse or intensification of existing brownfield land or through development on 

unoccupied land, including greenfield land. Opportunities for economic uses included 

in the HELAA include for employment use (B1, B2 and B8) and community, leisure, 

culture and other town centre uses. It does not include consideration of retail land use.  

1.1.1 The HELAA has been carried out in parallel with an Employment Land Assessment for 

Oxford City which has considered the balance between the demand for employment 

land and the existing employment land supply. The emerging findings of the ELA have 

been used to inform the HELAA site assessments, in particular when judging whether 

a particular site is suitable for release from employment use. 

1.1.2 There are some key points that should be acknowledged with reference to this 

document: 

 The HELAA does not allocate land for residential development. It simply 

identifies sites with development potential. It lists and maps land which is 

considered to be available during the plan period, and may be potentially 

suitable in so far as they are not constrained by specific factors. The decision 

regarding where housing and economic uses should be built in the future will 

be made through Local Plans (including Sustainability Appraisal), and through 

the planning application process when judging planning applications;   

 Inclusion of a site in the HELAA does not indicate that the use of the land for 

residential or economic uses is necessarily supported by the council or that it 
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would be granted planning permission for such uses, or taken forward in 

policies; 

 Similarly, the inclusion of a site within the HELAA assessment does not 

preclude the site being developed for other uses; and 

 The HELAA is based on the information available (supplied and researched) at 

the time. It is, in effect, a ‘snapshot’ of the capacity at that point. Therefore the 

assessment and conclusions about sites may be subject to change over time, 

for example site boundaries, constraints may be overcome/mitigated or 

additional constraints identified, likely development timescales may change, 

and site capacity or densities may change. 

1.1.3 The HELAA provides background evidence on the potential availability of land in 

Oxford for housing and economic uses and the choices available for delivering sites. 

The HELAA is an important evidence source to inform plan-making but does not in 

itself determine whether a site should be allocated for housing or economic 

development.  
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1.2 Planning Policy Context 

1.2.1 The National Planning Policy Framework (NPPF) sets out the requirement for every 

Local Planning Authority to produce an assessment to establish realistic assumptions 

about the availability, suitability and the likely economic viability of land to meet the 

identified need for housing and economic uses over the plan period1. This Housing and 

Economic Land Availability Assessment (HELAA) fulfills the requirements as set out in 

NPPF and associated Planning Practice Guidance2 for the assessment, namely to:  

 Identify sites and broad locations with potential for development; 

 Assess their development potential; and 

 Assess their suitability for development and the likelihood of development 

coming forward (the availability and achievability). 

1.2.2 The most up to date guidance for the preparation of HELAA is provided in the PPG 

(“the Guidance”) which is a ‘live’ resource and was most recently updated in March 

2015. The Guidance largely follows the earlier Strategic Housing Land Availability 

Assessment: Practice Guidance (DCLG, 2007) but provides further clarity on the use 

of windfalls and the approach to meeting any ‘backlog’ in housing delivery within the 

first five years. In addition, the guidance now includes the requirement to assess sites 

for economic uses as well as housing. 

1.2.3 The Guidance sets out a proposed methodology, breaking the process down into 5 

stages with detail about what is expected in each stage, as set out below. 

 

 

 

 

 

 

 

 

 

 

 

 

                                                   
1
 DCLG (2012) National Planning Policy Framework, para 158-161 

2
 DCLG Planning Practice Guidance, ID: 3 Updated: 27 03 2015 
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Figure 1 Replicated flow chart from PPG Housing and Economic Land Availability 
Assessment 
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1.3 Land use included in the assessment 

1.3.1 The HELAA has assessed sites with potential for housing over 5 units or economic 

uses over 500 square metres (sq m).   

1.3.2 A significant proportion of the sites assessed in the HELAA are sites that are already in 

the planning process, either planning permissions, sites at the pre-application stage or 

sites that are being actively promoted by landowners. There are a large number of 

sites that are solely being promoted for housing and also a large number of mixed use 

sites. 

1.3.3 The land use categories in the HELAA are set out below.  

Housing 

General housing  

1.3.4 The Government’s definition of a dwelling is defined as a self-contained unit of 

accommodation. Self-containment is where all the rooms (including kitchen, bathroom 

and toilet) in a household’s accommodation are behind a single door which only that 

household can use. Non self-contained household spaces at the same address should 

be counted together as a single dwelling. Therefore a dwelling can consist of one self -

contained household space, or two or more non-self-contained household spaces at 

the same address such as an HMO. 

1.3.5 The HELAA will assess the capacity of sites to deliver self-contained units of 

accommodation. These could be in the form of flats or houses. 

Student accommodation 

1.3.6 The current version of the Guidance requires that student accommodation should be 

counted in housing land supply figure. It states “All student accommodation, whether it 

consists of communal halls of residence or self-contained dwellings, and whether or 

not it is on campus, can be included towards the housing requirement, based on the 

amount of accommodation it releases in the housing market.” The Guidance does not 

provide any further guidance as to how this should be calculated. 

1.3.7 This assessment has taken the average number of students per house as 5. Many 

houses in Oxford are inter-war semi-detached properties or Victorian terraces with 3 

bedrooms plus a living room/dining room often used as a fourth bedroom (thus 

accommodating 4 students). There are also many larger properties, in North Oxford in 

particular, which may house an average of 6 students each. Taking the mid-point of 

five, it is reasonable to assume that developing five student rooms would release the 

equivalent of one dwelling in the housing market. For example, a site being proposed 

for 100 student rooms will be assessed as delivering 20 ‘dwellings’ as those 100 

students would have, on average, occupied 20 houses in the open market. Data about 

the occupancy rates of HMO’s across Oxford affirms that an average of 5 people 

sharing an HMO property (which are often occupied by students) was observed in 

2015. 
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Residential care homes 

1.3.8 In 2015 the Guidance introduced the requirement that residential care homes should 

be counted in the housing land supply figure. It states that “Older people have a wide 

range of different housing needs, ranging from suitable and appropriately located 

market housing through to residential institutions (Use Class C2). Local planning 

authorities should count housing provided for older people, including residential 

institutions in Use Class C2, against their housing requirement.” 

1.3.9 The City Council has always counted housing for the elderly in its land supply if it 

consists of self-contained dwellings. The Guidance widens this to include potentially 

non self-contained rooms in C2 accommodation. The Guidance does not provide any 

methodology as to how they should be counted. A reasonable approach would be to 

consider it in a similar way to student accommodation above as in how many dwellings 

it releases in the housing market. 

1.3.10 The approach taken in the HELAA is to assume that one room in a C2 care home 

would on average release one dwelling in the housing market. Therefore where a 

residential care home is likely to be developed on a site, or where one has been 

completed, a 1:1 ratio of rooms to dwellings delivered will be applied. 

Economic sites 

1.3.11 The HELAA includes an assessment of all land within Oxford City Council boundary 

with potential for economic use. This is a requirement of the Planning Practice 

Guidance and is intended to ensure that all land is assessed together as part of plan 

preparation to identify which sites or broad locations are the most suitable and 

deliverable for a particular use. The uses considered in the HELAA include: 

Office / Business Use 

1.3.12 This category includes any land with potential for net additional office space, including 

B1a, b and c. This includes opportunities within the existing business and science 

parks as well as new office space proposed as part of new mixed use schemes on 

strategic sites, in particular to facilitate the growth of the high tech, knowledge 

intensive sector.  

Industrial Use 

1.3.13 Industrial use includes the B2 (General Industry) and B8 (Storage and Distribution) 

land uses. Sites included in the HELAA include any opportunities identified for net 

additional employment land through reuse or intensification of land and proposals for 

industrial use as part of new development.  

Other uses 

1.3.14 Other economic uses included in the assessment are any net additional land identified 

for   community, leisure, culture, tourism and other town centre uses (excluding retail) 

as described by the Guidance. This covers use classes C1 (Hotels) D1 (Non 

residential institutions), D2 (Assemble and Leisure)  
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Mixed Use 

1.3.15 The development potential on mixed use sites has been added into each category 

separately, in order to calculate the future supply of land of different types, e.g. 

housing, employment land, etc.  

1.4 Relationship with the Employment Land Assessment (2016) 

1.4.1 The HELAA has been carried out in parallel with an Employment Land Assessment for 

Oxford City. An up to date assessment of employment land is important to ensure 

there is an understanding of, and evidence for, the total stock of employment land to 

compare against future demand.  

1.4.2 The ELA has only considered the existing stock of employment land (B1, B2 and B8) 

to compare against demand for these uses. It will be used to compare the overall 

supply and demand for employment and also to identify and sites that are under-

performing and have potential for intensification or change of use.  

1.4.3 The HELAA, in contrast, assesses future opportunities for housing and economic 

development and has taken into account the emerging findings of the ELA to inform 

the HELAA site assessments, in particular when judging whether a particular site 

should potentially be considered through the Local Plan process for release from 

employment use.  
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2 HELAA METHODOLOGY 

2.0.0 This chapter sets out the methodology and key assumptions applied in the 

assessment.  

2.0.1 The Guidance sets out a suggested methodology for carrying out a HELAA3. This 

section sets out how the guidance has been interpreted and applied to the Oxford 

context. The assumptions applied in the 2014 SHLAA have been reviewed, and where 

applicable updated.  

2.0.2 In addition, to ensure the methodology and assumptions were as up to date as 

possible, as part of the HELAA preparation, a stakeholder ‘Check and Challenge’ 

workshop was held on the methodology and parameters. Feedback from this session 

was sought to shape the final approach.  

2.0.3 The draft site assessment tables were shared with District Councils, County Council 

plus other stakeholders including landowners who had submitted sites. The draft 

SHLAA was amended as a result of comments received. This final HELAA has 

therefore been through a thorough check and challenge process and has taken into 

account all feedback received. 

2.1 STAGE 1: IDENTIFICATION OF SITES/BROAD 
LOCATIONS TO BE ASSESSED 

Determining the Assessment Area 

2.1.1 The starting point for determining the assessment area is the Oxford City Council 

administrative boundary.  

2.1.2 Areas where housing or employment development would be intrinsically unsuitable 

were excluded. Therefore excluded from the assessment were areas in Flood Zone 3b, 

the SAC, SSSIs and Town Greens. Included were all other brownfield or greenfield 

sites, including Green Belt, open air sports facilities, wildlife corridors, and Sites of 

Local Importance for Nature Conservation (SLINCs).  

2.1.3 This is as per the approach taken in the 2014 SHLAA, with the exception of SLINCs 

and protected key employment sites which were previously excluded from the 

assessment areas on the basis of local policy protection consistent with national policy.  

2.1.4 SLINCs are now included on the basis that the Local Plan review will be reassessing 

the biodiversity value of these sites. Key protected employment sites are now included 

because of the broadening of the assessment to a HELAA, which includes 

employment sites and because of the parallel Employment Land Assessment which 

has been used to inform the assessment of any employment sites with proposals for 

change of use to housing. 

                                                   
3
 Paragraph: 006 Reference ID: 3-006-20140306 February 2016 
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2.1.5 The current Local Plan review means the basis of the protection of some sites may be 

reassessed. Therefore for the sake of comprehensiveness sites in these categories 

are assessed. 

2.1.6 The paragraphs below set out the rationale behind the land included and excluded 

from the assessment in more detail.  

Site size threshold 

2.1.7 The Guidance states that all sites capable of delivering five or more dwellings should 

be considered but that plan makers may wish to consider alternative site size 

thresholds. In previous SHLAAs, the City Council has typically taken 10 dwellings as 

the threshold.  For the HELAA the site size threshold has been reduced to an area that 

could deliver 5 or more dwellings in line with the guidance. This change will give more 

certainty over the figures by identifying sites and reducing the annual windfall 

estimates. 

2.1.8 The site size threshold for economic uses is 0.25 ha or 500 m2 of floorspace which is 

in line with the guidance.  

Land excluded from the HELAA 

2.1.9 Within the Oxford City boundary there are some clear intrinsic designations where 

development (housing or employment) would be unsuitable, so these areas are 

entirely excluded from the area of search.  

2.1.10 Table 1 provides a summary of the conclusions, and further commentary to explain 

each conclusion is provided below. It should be noted that if individual sites were 

identified through being an existing allocation or through a suggestion for inclusion by 

consultees, then the site was included even if it is also in an excluded designation. 

This is to ensure transparency of process. 

Table 1: Assessment area conclusions 

Land type / designation Conclusion 

Flood Zones 1, 2 and 3a Included in assessment area 

Flood Zone 3b Excluded from assessment 
area 

Special Area of Conservation (European designation 
and Policy CS12) 

Excluded from assessment 
area 

Sites of Special Scientific Interest (National 
designation and Policy CS12) 

Excluded from assessment 
area 

Wildlife Corridors (Policy NE.20) Included in assessment area 

Green Belt Included in assessment area 

Public Open Space (Policy SR.5) Included in assessment area 
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Open Air Sports Facilities (Policy SR.2) Included in assessment area 

Allotments (Policy SR.8) Included in assessment area 

Town Greens Excluded from assessment 
area 

Protected Key Employment Sites (Policy CS28) Included in assessment area 

Non-protected key employment sites Included in assessment area 

Other brownfield land Included in assessment area 

Other greenfield land Included in assessment area 

 

Flood Zones 

2.1.11 Flood Zone designations are intrinsic designations and clear national guidance, in the 

form of the NPPF and PPG, exists on what should and should not be developed in 

them. Dwellings are classed as a ‘more vulnerable use’ and are allowed in Flood 

Zones 1 and 2. Dwellings are only allowed in Flood Zone 3a if an Exceptions Test is 

passed. Dwellings are not permitted in Flood Zone 3b. Economic uses such as office 

and industrial is classed as ‘less vulnerable’ so a site by site approach has been taken 

to assessing the suitability of economic uses on land within Flood Zone 3a and b.  

2.1.12 Oxford has large areas of land which are at risk of flooding, however there are not 

enough sites in Flood Zone 1, or even Flood Zone 2, to meet identified needs.  

2.1.13  Sites within Flood Zones 1 and 2 will be included in the assessment as residential is 

acceptable in these two zones in national guidance. The treatment of Flood Zone 3a is 

more complex and national policy clearly sets out that it should be avoided if possible. 

However considering Oxford’s significant level of housing need, and in order to ensure 

the assessment considers all possible sites, it is justified to consider sites in Flood 

Zone 3a.  

2.1.14 Clarification has been sought from the Environment Agency as to how sites should be 

assessed which are currently within Flood Zone 3 but which in future will benefit from 

the construction of flood defences. This is particularly relevant to the western part of 

the City where a new ‘western conveyance channel’ flood alleviation scheme is 

proposed. The advice is that flood alleviation measures are designed to reduce fluvial 

flood risk to benefit existing properties and infrastructure in the City, rather than to 

open up areas of the city for future housing development. In particular it is not the 

intention of the Environment Agency to make any sites of strategic significance 

available for housing (or other ‘more vulnerable’ uses) through the proposed ‘Oxford 

Flood Alleviation scheme’.  

2.1.15 Summary: Assessment includes sites in flood zones 1, 2, 3a, and excludes sites 

in 3b unless specifically identified through call for sites or consultation. 
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Nature Conservation Designations 

2.1.16 Consistent with the NPPF para 109 and 113, the Core Strategy Policy CS12 seeks to 

protect sites with biodiversity value and ecological value from development. This 

includes the Special Area of Conservation (SAC), Sites of Special Scientific Interest 

(SSSI), Sites of Local Importance for Nature Conservation (SLINC) and Wildlife 

Corridors (Oxford Local Plan 2001-2016 Saved Policy NE.20 also refers). It also 

makes a distinction between the protection level of higher (international and national) 

designations and lower (local) designations, in terms of development occurring near to 

designated sites. Development near or affecting lower level nature conservation 

designations may be acceptable in exceptional circumstances where need for the 

development outweighs the impact.  

2.1.17  There is a case to be made that because the Core Strategy approach is entirely 

consistent with the NPPF then all nature conservation designations should be 

excluded from the assessment area. However for the purposes of this assessment, 

only the sites protected by statutory national or international designations (SSSI and 

SAC) have been excluded. To ensure a thorough assessment, Wildlife corridors and 

SLINCs have been included within the assessment despite the importance drawn to 

wildlife corridors in the NPPF. When sites which adjoin or are nearby to nature 

conservation sites are assessed in Stage 2, their potential impact upon nature 

conservation sites will be considered using the hierarchy so that potential impacts 

upon lower level designations (SLINCs and Wildlife Corridors) will be considered less 

significant than for higher level designations. 

2.1.18 Summary: Wildlife Corridors and SLINCs are included. SACs and SSSIs are 

excluded from assessment unless specifically identified through call for sites or 

consultation. 

Green Belt 

2.1.19 Green Belt is a policy designation rather than an intrinsic designation therefore the 

boundary is capable of being altered. The NPPF allows for Green Belt boundaries to 

be reviewed in exceptional circumstances through the preparation or review of a Local 

Plan (paragraph 83, NPPF). This HELAA therefore includes Green Belt in the 

assessment area although much of the Green Belt area is also a Flood Zone so much 

is likely to be ruled out on those grounds irrespective of the Green Belt designation.  

2.1.20 About 27% of Oxford’s land area, or 1,215ha as stated in the Oxford Core Strategy, is 

Green Belt. The majority forms the river corridors of the Thames and Cherwell acting 

as floodplain and is designated for its nature conservation value. The river corridors 

run either side of the city, providing its characteristic form and enclosing its historic 

core.  

2.1.21 Paragraph 83 of the NPPF allows for Green Belt boundaries to be reviewed in 

exceptional circumstances through the preparation or review of a Local Plan. Such 

circumstances may include the need to allocate land for development, where suitable 

land is not available outside the Green Belt.  

2.1.22 In response to the NPPF, Oxford City Council prepared an ‘Informal Assessment’ of 

Oxford’s Green Belt entitled Investigation into the Potential to Accommodate Urban 
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Extensions in Oxford’s Green Belt (2014), which assesses the potential of sites in the 

Green Belt to be developed to meet housing need. The Informal Assessment 

concluded that the approach of providing for housing need in an urban extension in the 

Green Belt merits further investigation. A number of areas were identified where there 

may be potential for a review of Green Belt boundaries to successfully take place if 

justified by exceptional circumstances.  

2.1.23 The Guidance  identifies that unmet housing need is unlikely to outweigh the harm to 

the Green Belt and other harm to constitute the exceptional circumstances to justify 

inappropriate development on a site within the Green Belt’. 

2.1.24 However, in recognition of the fact that there is a significant need for housing in 

Oxford, many sites within the Green Belt have been assessed within this HELAA, 

along with sites in other areas protected by policy designations or other constraints 

including wildlife corridors and protected open spaces. 

2.1.25 The majority of the Green Belt area was ultimately considered to be unsuitable for 

development in this HELAA, as in the Informal Assessment, because it is a Flood Zone 

or covered by a nature conservation designation, or because it is unavailable for 

development. However, the following sites within the Green Belt were identified as 

having potentially for housing and were therefore were examined further: 

 Wolvercote Papermill (HELAA site 067, partially within Green Belt) 

 Green Belt land at Frideswide Farm (HELAA Site 107);  

 Green Belt land east of Redbridge Park and Ride (HELAA Site 113) 

 Park Farm, Marston (HELAA site 462). 

2.1.26 Summary: sites within Green Belt are included for assessment. 

Public Open Space and Open Air Sports Facilities  

2.1.27 Public open spaces and private sports facilities provide opportunities for recreation, 

exercise and sport. They contribute to sustainable development by creating a green 

environment within the urban townscape which contributes to the character of the city 

and offers environmental benefits in terms of reducing surface run off and flood risk, 

and biodiversity. They contribute to social sustainability objectives in providing 

opportunities for healthy lifestyles and social/sporting activities. There are several 

types of open space:  

a) Public Open Space 

2.1.28 The NPPF, in paragraph 73, states that 

“Access to high quality open spaces and opportunities for sport and recreation can 
make an important contribution to the health and well-being of communities. Planning 
policies should be based on robust and up-to-date assessments of the needs for open 
space, sports and recreation facilities and opportunities for new provision. The 
assessments should identify specific needs and quantitative or qualitative deficits or 
surpluses of open space, sports and recreational facilities in the local area. Information 
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gained from the assessments should be used to determine what open space, sports 
and recreational provision is required.” 

2.1.29 In addition, specific public open space sites in Oxford are protected from any 

development by Local Plan Policy SR.5, and Core Strategy Policy CS21 provides 

strategic context for this by seeking to ensure that a balance of publicly accessible 

green space is maintained. In a built up urban area like Oxford it is considered 

extremely important to maintain access to open spaces, especially as the countryside 

is not within easy walking distance for most. It is particularly important that as new 

development occurs in Oxford and the population grows, enough infrastructure is in 

place to offer a good quality of life, and this includes green spaces. 

2.1.30 Oxford’s Core Strategy policies considered the needs for open space, as required by 

the NPPF. The Core Strategy approach was established primarily using the Green 

Space Study (Scott Wilson, 2007) which gave a detailed analysis of open space 

provision and accessibility. The Green Space Study analysed the database of green 

space provision at the city-wide level and it also broke the information down into Urban 

Villages. The Study found that there is an average of 5.75ha of unrestricted access 

green space per 1000 population across Oxford although there was a wide variation 

across the City. Consultation was carried out on the study which indicated that 80% of 

respondents felt that the amount of green space in Oxford was about right. This 

evidence informed the Core Strategy process and Policy CS21 took forward the 

standard of 5.75ha per 1000 population of green space be maintained. In comparison 

with some other nearby urban local authorities, Oxford’s standard of provision of 

unrestricted open space is lower.  Wycombe has a standard of 6.36ha/1,000 and 

Reading has a standard of 9.7ha/1,000. 

2.1.31 The presumption in the NPPF is not to build on open spaces (paragraph 74). The 

NPPF also retains the focus on Previously Developed Land. The Core Strategy is 

consistent with both of these approaches. A recent Inspector’s appeal decision (Land 

to the rear of William Morris Close, APP/G3110/A/13/2206058, 11 Feb 2014) confirms 

that Oxford’s Core Strategy approach is consistent with the NPPF: 

“The Framework [NPPF] seeks to significantly boost the supply of housing, but 
requires that Council’s meet their objectively assessed needs as far as is consistent 
with the policies set out in the Framework itself. I have found consistency between the 
relevant development plan policies and the Framework in terms of open space 
protection and a priority on the strategic development of previously developed sites.” 
(paragraph 53) 

2.1.32 A further appeal decision on the same site (APP/G3110/W/15/3004768, May 2015), 

continues to endorse this position.  

2.1.33 Following the adoption of the Core Strategy, the City Council adopted the Sites and 

Housing Plan. During its production it was clear from up-to-date Strategic Housing 

Land Availability Assessments that a limited number of greenfield sites would be 

required in order for Oxford to demonstrate a five year deliverable housing land supply. 

The Sites and Housing Plan therefore only identified a limited number of greenfield 

sites, enough needed to demonstrate a five year housing supply. However, it was 

shown (in Background Paper 21 to the Sites and Housing Plan) that these allocations 

would have a negative effect on the accessibility of public open space to the resident 
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population. All allocations within the Sites and Housing Plan taken together would 

reduce the amount of publicly accessible open space per 1,000 population from the 

5.75 standard to about 5.6. This took account of the rising population and any new 

public open space that would be created on privately own sites as a result of new 

development. This loss was deemed necessary for Oxford to be able to demonstrate it 

had a deliverable five year housing land supply. It is worth noting that recent 

population forecasts from the Census estimate that the population of Oxford will 

continue to increase by some 13,000 between 2011 and 2021 (having already 

increased by some 16,500 over the decade preceding this). 

2.1.34 Any further development or allocations resulting in the net loss of public open space 

(not identified in the Local Plan documents) would have a detrimental effect on the 

amount of publicly accessible open space available to residents and exacerbate the 

decline from the 5.75 standard. In the City Council’s view this would be unsustainable 

and contrary to the NPPF. However, to ensure that the assessment thorough public 

open space sites (SR2, SR4, SR5, SR6 and SR8 in the Local Plan) have been 

included in this assessment.  

b) Private open space 

2.1.35 Landowners of private open air sports facilities (universities and schools) were 

contacted in the call for sites to confirm whether they consider any of their land to be 

surplus to requirements and which they would wish to be developed for housing or 

student accommodation or economic uses. 

2.1.36 Any private open space sites were then assessed in terms of the Guidance suitability 

criteria, e.g. environmental and physical constraint and impacts on surrounding area 

and prospective residents.  

c) Open Air Sports Facilities 

2.1.37 The presumption in the NPPF is not to build on sports facilities (paragraph 74) and the 

Core Strategy is therefore consistent with this approach. As referred to above, the 

Inspector of the William Morris Close appeal confirms that Oxford’s Core Strategy 

approach in respect of this policy is consistent with the NPPF.  

2.1.38 Open air sports facilities are designated in the Local Plan as Policy SR.2. This policy 

protects against the loss of open air sports facilities but includes some criteria allowing 

for their development only if there is no need for the facility or it provides an important 

green space for local residents. Many sports fields in Oxford are privately owned by 

Colleges or private schools and are not necessarily available for public use but private 

sports pitches have the potential to be used by the public and to meet increased 

demand through a growing population through community access packages. Their loss 

has a detrimental effect on the potential to make sites available to the public as once a 

green site is lost to development it is highly unlikely to ever be returned to green 

space. Open air sports facilities also perform an important function for their amenity 

value and their contribution to the green space of the urban environment.  

2.1.39 The recent Playing Pitch and Outdoor Sport Strategy 2012-2026 categorises the 

provision and need in Oxford. The main conclusion from the strategy is that there is a 
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shortage of playing pitch provision in Oxford that has secured community use, and 

especially for cricket. Given this shortfall, the assessment suggests that all pitch 

provision within the city should be protected. The strategy does not suggest that 

additional new pitches are required to meet the shortfall, preferring to rely on 

community access being secured on private sites. The Strategy shows a clear shortfall 

in youth and mini football pitches which could be addressed by spare capacity on other 

pitches but this is also dependent on community access being secured on private 

sites. The Strategy also outlines the high numbers of facilities that are privately owned 

and acknowledges the risk of undersupply should the informal or ad hoc basis for 

community access be withdrawn. It concludes that the opportunities available to 

secure replacement playing pitch provision are limited. 

2.1.40 The Strategy indicates that there is a need for publicly accessible pitches of certain 

types and the loss of existing provision would have an adverse effect on the ability to 

provide adequate facilities. Private sports facilities clearly play an important role by 

providing, or having the potential to provide, community access. The NPPF does not 

distinguish between public and private open space in meeting sporting and recreation 

needs of the population. The recent Inspector’s Report on the William Morris Close 

appeal referred to above considered the issue of whether the scale of housing need 

justified development on a private SR.2 site (a protected open air sports facility). The 

Inspector concluded that the scale of housing need did not override the need to 

maintain these private protected open air sports facilities. 

2.1.41 The evidence continues to indicate the need to protect open air sports facilities (Policy 

SR. designations).  Nevertheless, sites which are allocated/protected for these uses 

have been included in this assessment to ensure that it is robust and thorough. 

2.1.42 Summary: public and private open space sites, and open air sports facilities are 

included for assessment. 

Allotments 

2.1.43 The NPPF does not provide specific guidance on allotments but recognises them as 

green infrastructure (paragraph 15, NPPF). Saved Local Plan policy SR.8 provides 

protection against development of allotments. Criteria allow for the development of 

allotments if alternative provision can be found, however in the context of limited 

opportunities to re-provide the allotment space within the City then it is unlikely that the 

policy could be satisfied. Allotments contribute to the social sustainability of places by 

creating healthy, inclusive communities and as such it is considered that the approach 

of SR.8 is consistent with the NPPF. 

2.1.44 The majority of the allotment sites in Oxford continue to have waiting lists which 

illustrate the high demand which exists. Oxford is a very compact city and, unlike rural 

areas, many properties have very small or no gardens. Considering the garden sizes in 

Oxford, the likely increase in demand with new housing and population growth, and the 

sustainability benefits of local food production, their loss could have a significant 

negative impact upon the local community. Nonetheless the sites have not been 

excluded from the assessment to ensure that it is robust and thorough.  

2.1.45 Summary: allotment sites are included for assessment. 
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Town Greens 

2.1.46 Registered Town Greens have statutory protection against development by Section 12 

of the Inclosure Act 1857 which makes it a criminal act to undertake any act which 

interrupts the use or enjoyment of a green as a place of exercise and recreation. 

Section 29 of the Commons Act 1876 makes it a public nuisance to exclude people 

from that area. Town Greens will therefore be excluded from assessment and are only 

assessed if they have been proposed through the call for sites or consultation in order 

to be transparent. 

2.1.47 Summary: town green sites are excluded from the assessment unless 

specifically identified through call for sites or consultation. 

Employment Sites 

2.1.48 One of the three dimensions set out in the NPPF promoting sustainable development 

is an economic role: “contributing to building a strong, responsive and competitive 

economy, by ensuring that sufficient land of the right type is available in the right 

places and at the right time to support growth and innovation; and by identifying and 

coordinating development requirements, including the provision of infrastructure” 

(paragraph 7, NPPF) 

2.1.49 The NPPF supports sustainable economic growth and requires local authorities to set 

out a clear economic vision and strategy for their area which positively and proactively 

encourages economic growth (paragraph 21). The NPPF also states that planning 

policies should avoid the long term protection of sites allocated for employment use 

where there is no reasonable prospect of a site being used for that purpose (paragraph 

22, NPPF). 

The Economic Vision for Oxford 

2.1.50 The City Council has a clear economic vision and strategy. The Oxfordshire LEP with 

Oxford at its heart, was awarded £108.5 million in July 2014 from the Local Growth 

Fund over the period  2015-2021; in January 2015 a further £9.9 million of funding was 

awarded between 2016 and 2021. This will drive growth in jobs and homes and further 

public and private investment. . There is a clear recognition of the vision and direction 

of travel for Oxford’s economic growth. The Oxford city region is a national economic 

asset and the focus of a world class knowledge economy with one of the most 

substantial, diverse and important concentrations of research based, high value 

business activities in Europe. The city region is at the heart of the science and 

knowledge based economy that Government identifies as the centre piece of national 

economic recovery, as well as one of the UK’s highest SME concentrations identified 

for growth. The leading clusters in the city region’s knowledge based economy are 

poised to grow substantially in coming years.  

2.1.51 Key to this is Oxfordshire’s Strategic Economic Plan (2014) which sets out the 

economic ambition for the area to 2030 – to drive accelerated economic growth to 

meet the needs of the science and knowledge rich economy. This recognises Oxford 

as a key element of the knowledge spine of Science Vale/Bicester/Oxford and the 

importance of investment in the critical infrastructure necessary to realise the full 

potential of Oxford’s world class education, research and innovation.   
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2.1.52 To help deliver this, Core Strategy Policy CS28 protects all ‘key employment sites’ 

from any other use. The policy also allows for the loss of other (non-‘key’) employment 

sites subject to a set of criteria. There is also an Article 4 Direction endorsed by 

Government which applies to identified key employment sites to related to permitted 

development rights for office to residential conversions because those sites are so 

crucial to the Oxford economy. 

2.1.53 The economic evidence collected by the City Council over recent years4 points to 

continuing strong demand for employment land and an undersupply of employment 

land to meet this demand. This evidence has been backed up by the emerging findings 

of the 2016 AECOM Employment Land Assessment which again points to strong 

demand over the plan period. An assessment of individual employment sites and 

clusters has shown most sites are performing well with low levels of vacancy and high 

levels of take up.   

2.1.54 The HELAA has not excluded key protected employment sites or other employment 

land from the assessment as it is necessary to take all land into account and assess 

each site on a case by case basis. The assessment of land for development (housing 

and economic uses) has taken this evidence of supply and demand for employment 

land into account when assessing sites for potential change of use from employment. 

Unless there is evidence that employment space can be reprovided elsewhere or that 

development of an employment site will not have a detrimental impact on the supply of 

employment land, sites have been assessed as not having potential for housing. 

Where there is evidence that net additional employment space is likely to come 

forward, e.g. through intensification or development of vacant plots, this has been 

added in to the assessment.    

2.1.55 Summary: protected key employment sites and other employment sites are 

included in the assessment.  

Source of sites 

2.1.56 For this HELAA, sites assessed were drawn from the following sources to update the 

sites assessed in the 2014 SHLAA and to meet the wider requirements of the HELAA 

guidance. Sites were drawn from the following sources: 

 Sites were identified through a ‘call for sites’. During March and April 2016 the City 
Council undertook a “call for sites” requesting any new sites or updates to 
previously-considered sites. This involved contacting all the major landowners, 
planning agents, public bodies, large institutions and registered providers known to 
the City Council. Only sites that had a capacity of 5 dwellings or more were 
requested. This varied from the 2014 SHLAA which only considered sites with a 
capacity of 0.25ha or at least 10 dwellings. Each of the sites identified from these 
call for sites exercises, that met the threshold criteria, has been assessed in Stage 
2 and are listed in Appendix A.  

 Sites that were already subject to the plan making process, i.e. allocated sites, 
including those rejected at earlier stages of plan making; 

                                                   
4
 Including the Oxford Economic Growth Strategy (2013) and the Oxford Innovation Engine Report (2013) 
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 Sites that had planning permission and which were either under construction or 
where the development had yet to start (commitments); 

 Planning refusals/withdrawn applications. A search for the relevant applications 
was made from the last 12 months before April 2016, on the basis that there were 
unlikely to be refused/withdrawn applications from further back that were not since 
been altered to make further progress through the planning system or had not been 
picked up in the previous SHLAA; 

 Lapsed permissions; 

 Development Management pre-applications. A search for relevant applications was 
made from the last 12 months on the basis that there was unlikely to be older pre-
apps that had not been progressed to full/outline applications, or that had not been 
picked up in the previous SHLAA; 

 Any sites that were identified in the Employment Land Assessment (2016) as 
having potential for additional employment or housing; and 

 All sites that were assessed in the previous 2014 SHLAA were reassessed. The 
City Council contacted all landowners for an update on development progress, i.e. 
the availability and deliverability of sites, and when the sites were expected to be 
delivered.  

2.1.57 Potential new employment/commercial sites, including employment land (B1, B2 and 

B8) and other commercial uses such as retail, leisure and community facilities5, along 

with housing sites, were mapped by the City Council and considered for the HELAA. 

The threshold for economic uses is 0.25ha or 500 sq m.  

2.1.58 A desk-based mapping exercise was also carried out to identify any other potential 

sites that may have been missed by the processes set out above. 

2.2 STAGE 2: SITE / BROAD LOCATION 
ASSESSMENT 

Estimating development potential 

2.2.1 The Guidance states that the development potential should be “guided by the existing 

or emerging plan policy including locally determined policies on density. Where the 

plan policy …does not provide a sufficient basis to make a judgement then relevant 

existing development schemes can be used as the basis for assessment, adjusted for 

any individual site characteristics and physical constraints” (PPG, paragraph 18) .  

2.2.2 Oxford City Council does not provide a policy on density in its adopted Local Plan Core 

Strategy, instead expecting a mix of dwelling sizes in accordance with their Balance of 

Dwellings SPD. The approach to estimating development potential uses existing 

development schemes rather than the prescribed dwelling mixes in the SPD.  

2.2.3 For employment land, the Guidance suggests using floor space densities for certain 

industries (PPG para 18) 

                                                   
5
 In accordance with national guidance categories 
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2.2.4 The approach followed in the HELAA for estimating development potential is set out 

below.   

Housing 

Landowner Specified Capacities 

2.2.5 The starting point for the capacity assessment was to consider landowners’ or site 

promoters’ capacity assessments of sites where these were provided. This figure was 

checked against an alternative capacity estimate explained below to ensure it was 

realistic in terms of the site size, location and characteristics, and adjusted if 

necessary.  

Site Under Two Hectares 

2.2.6 To determine the potential capacity of sites under two hectares these were 

benchmarked against twenty-one recently consented schemes from across the City, 

including in the period between the 2014 SHLAA and 2016 HELAA. The information on 

a range of comparable housing schemes that had been granted permission in the past 

few years.  

2.2.7 This sample of twenty-one included two schemes within the Transport Central area, 

four schemes within the Transport District area and fifteen schemes from within 

Suburban area locations as per the adopted Local Plan policy designations. A detailed 

critique was undertaken of the six consented schemes from the Transport District and 

Central areas, and fifteen consented schemes from within the Suburban area 

locations, in terms of the scheme typologies and average dwellings per hectare (d.p.h).  

2.2.8 A summary of details of to the Transport Central and District area locations schemes 

are set out below. The schemes were grouped into three types depending on the 

density and mix of houses and flats.  

Table 2: Summary of information and densities of six ‘Transport Central and District’ 

schemes under 2ha 

 

Scheme types Average d.p.h Count 

Houses or mainly houses with significant minority 
flats 

50 1 

Flats or mainly flats with significant minority housing 123 4 

More even split of floor space for houses and flats 32 1 

Source: Oxford City Council and AECOM 

2.2.9 A summary of details pertaining to the suburban area location schemes is set out 

below. The schemes were grouped into three types depending on the density and mix 

of houses and flats. 
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Table 3: Summary of information and densities of twelve ‘suburban’ schemes under 2ha 

 

Scheme types Average d.p.h Count 

Houses or mainly houses with significant minority 
flats 

35 6 

Flats or mainly flats with significant minority housing 73 7 

More even split of floor space for houses and flats 67 3 

Source: Oxford City Council and AECOM 

2.2.10 From the analysis of the Transport Central and District schemes, it was considered 

that the schemes mainly comprising a ‘more even split of floor space for houses and 

flats’ and ‘flats or mainly flats with significant minority housing’ were considered to 

most closely represent the typical residential built typologies within the existing 

Transport Central and Transport District locations as defined through the Local Plan. 

Therefore 32 dwellings per hectare and 123 d.p.h were used as low and high 

scenarios for future capacity in relation to schemes that would be located within 

Transport District and Transport Central locations. Schemes comprising ‘houses or 

mainly houses with a significant minority flats’ and those from the ‘more even split of 

floor space for houses and flats’ were considered to most closely represent the typical 

residential built typologies within the existing Suburban locations as defined through 

the Local Plan. Therefore 35 d.p.h and 67 d.p.h were used as low and high scenarios 

for future capacity in the relation to schemes that would be located within Suburban 

locations.  

Table 4: Density estimate ranges used to assess new residential capacity 

Scheme types under 2ha High Med Low 

Transport area sites (Central & District) 123 Median (77) 32 

Suburban sites 67 Median (51) 35 

Source: Oxford City Council and AECOM 

2.2.11 A median was then applied to both sets of figures to enable a mid-point capacity to be 

generated for sites under two hectares. 

Sites Over Two Hectares 

2.2.12 For sites over two hectares a range of typical densities were used based on 

comparable recent schemes within Oxford City. These were as follows: 
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Table 5: Densities used for sites over two hectares 

Scheme types over 2ha High Med Low 

Suburban sites 65 Median (50) 55 

Transport District Area 75 Median (70) 65 

Transport Central Area 80 Median (75) 70 

Source: Oxford City Council 

2.2.13 To determine capacities these densities were then applied to the net developable 

areas of each site. The net developable area refers to the total area of land available 

for development, not necessarily the total land area within the red line of the site. The 

net developable areas were determined by taking account of reductions to the gross 

site areas as a result of the following factors: 

 A reduction in site area to take account of Flood Zone 3b. 

 A 10% reduction to account for open space as per the Local Plan requirement. 

 An estimated reduction to account for any on site features likely to be re-provided 
or retained (e.g. allotments, sports pitches, listed buildings). 

 A reduction to reflect any specific other land uses or infrastructure requirements 
required for the site as per the Local Plan policies or Sites and Housing Plan.  

2.2.14 The final capacity assessment for each site over two hectares applied the median 

between the high and low capacity estimate. Note this does not take account of other 

existing policy requirements such as onsite renewable energy provision, which may in 

actuality further reduce the capacity of some sites. 

2.2.15 The capacity estimates provided for each site are based on a combination of figures 

put forward by landowners or promoters, and a capacity estimate based on site size, 

location and characteristics. For the sites where a capacity estimate has been applied, 

a range of dwellings have been provided to represent a lower and higher density of 

development according to a number of factors. For the purposes of the HELAA, a mid-

point between the lower and upper limits has been applied. Some sites may be 

successful in achieving higher densities but, at the same time, other sites may only 

achieve lower densities due to design issues that emerge through the planning 

application process. Therefore it is more realistic and robust to assume the mid-point 

figure throughout unless the site specific circumstances justify otherwise. 

Approach to Student Housing Capacity Assessments 

2.2.16 The starting point for the capacity assessment for numbers of student dwellings was to 

consider landowners’ or site promoters’ capacity assessments of sites where these 

were provided. These were adjusted by way of any site specific circumstances not 

considered by the landowner. Where landowners expressed their estimations as 

numbers of rooms this figure was divided by five to reflect the number of bedrooms in 
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a typical student house or flat that would be released back to the market as a result of 

provision of purpose-built student accommodation. This figure is derived from licensed 

HMO’s in Oxford which shows that of 1831 HMOs there is an average of 4.8 people 

per house6.  

2.2.17 For sites where landowners’ estimates were not given, the average densities were 

taken from a sample of nine recently built schemes in the city based on a variety of site 

sizes and locations. The information pertaining to the sample is contained in the below 

table. 

Table 6: Density used for student housing based on permitted comparable schemes in 

Oxford City 

Site Site 
area 

No. of student 
rooms 

Density 

BT site 1.58 730 462 

Harcourt House 1.08 500 463 

Land at Manor Place 1.39 170 122 

Summertown House 0.12 30 250 

Friar Pub 0.08 20 250 

Travis perkins 0.56 179 320 

Hollybush Row 0.065 46 708 

Slade Park 0.8 374 468 

Dorset House 0.67 314 469 

AVERAGE DENSITY ROOMS (per ha) 390 

AVERAGE DENSITY DWELLINGS (per ha) 78 

Source: Appendix 3 of Affordable Housing Viability Study - Student Accommodation (Dec 2011) 
CBRE 

2.2.18 Where student accommodation was proposed as part of a mix of two or three uses an 

assumed 50% or 33% reduction was applied to the net developable are for the site. 

Where the policy suggested student accommodation or residential uses would be 

permitted on the site the average dwelling yield between the two uses was proposed 

as the final site capacity.   

Economic land  

                                                   
6
 Oxford City Council analysis of HMO occupants per dwelling, 2015 

http://www.oxford.gov.uk/Library/Documents/Sites%20and%20Housing/Sites%20and%20Housing%20Affordable%20Housing%20Viability%20Study%20-%20Student%20Accommodation.pdf
http://www.oxford.gov.uk/Library/Documents/Sites%20and%20Housing/Sites%20and%20Housing%20Affordable%20Housing%20Viability%20Study%20-%20Student%20Accommodation.pdf
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2.2.19 For the employment sites, the approach taken to assessing development potential was 

as follows: 

2.2.20 For sites already in the planning process, with a realistic estimate of the amount of 

floorspace by type that is expected to be delivered already known, this figure has been 

taken as a given in the assessment. This is the case for planning permissions, 

planning application and pre-application sites.  

2.2.21 The figures were reviewed by Oxford City Council officers and adjusted where 

necessary.  

2.2.22 For sites where the development potential was not already known, a simple plot ratio 

was applied based on recently published guidance on employment floorspace.  The 

plot ratio is the amount of employment floorspace of different types that is expected 

per hectare of land. It takes into account that office floorspace is often developed at a 

higher density than industrial floorspace because it is usually developed at a higher 

density and taller buildings than industrial, which tends to be in less central locations 

and requires more land.  

2.2.23 The employment floorspace that has been derived from planning applications or 

through the call for sites information is likely to be relatively accurate. The estimates 

produced for employment sites based on plot ratios are approximate figures only and 

should be taken as an indication rather than an exact figure.  

Table 7: Plot ratios applied  

 Land Use  Plot ratios (sq m per hectare) 

B1 (Business) 9,000 

B2 (Industrial) 3,800 

B8 (Storage and Distribution) 3,800 

Mixed use 5,932 

Source: Adapted for Oxford from London Employment Sites Database GLA 2013 

Suitability of sites 

2.2.24 The Guidance states that a site’s suitability for economic development should be 

assessed against the following factors:  

 The development plan and national policy taking into account how up to date 
policies are, the appropriateness of constraints and whether constraints can be 
overcome 

 Market and industry requirements including a re-appraisal of allocated land 

 Physical limitations or problems – such as access, infrastructure, ground 
conditions, flood risk, hazardous risks, pollution or contamination; 

 Potential impacts – including effect upon landscape features, nature and heritage 
conservation;  
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 Contribution to regeneration priority areas; 

 Environmental/amenity impacts experienced by would be occupiers and 
neighbouring areas; 

 Appropriateness and likely market attractiveness for the type of development 
proposal. 

2.2.25 All sites identified as part of the HELAA have been assessed against the above factors 

to give an indication of each site’s potential suitability for development (housing or 

economic). The assessment drew on officers’ detailed knowledge of individual sites 

through site visits, pre-application discussions and landowner engagement.  

2.2.26 New sites with economic uses proposed were assessed in terms of the suitability of a 

site for employment use, including considering location and accessibility.  

2.2.27 In terms of market attractiveness, this assessment has taken the broad view that whilst 

some areas of Oxford are more attractive to developers than others, the whole of 

Oxford exhibits very high demand for housing and that no site should be rejected on 

this basis. This is supported by a typologies approach to assessing housing sites in the 

HELAA, as was applied in the 2014 SHLAA. This means an assumption can be 

applied as to whether the site is likely to be viable, depending on its size, location, and 

type (greenfield/brownfield). The majority of sites in Oxford tend to be viable due to the 

strong housing market.  

2.2.28 The viability of employment sites has been assessed separately and is explained 

below.  

Availability of sites 

2.2.29 The Guidance considers a site to be ‘available’ for development when, on the best 

information available, there is confidence that there are no legal of ownership 

problems, such as multiple ownerships, ransom strips, tenancies, or operational 

requirements of landowners. Generally this means that the landowner has expressed 

an intention to develop, or that it is in the control of a developer who has expressed an 

intention to develop. The conclusions about site availability were informed by officer 

understanding of the site, for example through planning applications or informal pre-

application discussions, and through contact with landowners to regularly confirm their 

intentions, and the call for sites. Where only part of a site is available then it is noted in 

the assessment table (Appendix A), and the estimated capacity / dwellings figures 

(Appendix B) where applicable are adjusted to reflect that. 

Achievability of sites  

2.2.30 The Guidance defines an achievable site as one where there is a reasonable prospect 

that the particular type of development will be developed on that site at a particular 

point in time. It is effectively a judgement about the economic viability of a site and 

whether it will be completed in the time period.  

2.2.31 For the 2014 SHLAA, the existing evidence base was assessed by HDH Planning and 

Development Ltd (within the Core Strategy and CIL evidence bases), and it was 

concluded it was appropriately up to date, had been tested at examination, and was an 
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appropriate basis for the SHLAA so that further viability work was not necessary. This 

approach to assessing viability as part of a SHLAA is consistent with NPPF which 

emphasised the use of existing available evidence saying: 

“Evidence supporting the assessment should be proportionate, using only appropriate 
available evidence.” (NPPF 174). 

2.2.32 The conclusions from the existing evidence have led to the conclusion that viability 

should not hold back sites in Oxford. In cases where a site may be on the margins of 

viability, or unviable, the City Council can be flexible in its approach to affordable 

housing requirements should robust evidence be provided by the applicant to 

demonstrate unviability. The City Council would then gradually reduce the affordable 

housing requirement until a point which the development became viable so there 

should not be a circumstance where a site would be unviable. For this reason this 

assessment has taken the broad view that sites are viable or that they could be made 

viable by using the available flexibility in the policies. 

2.2.33 Since that review, and at this early stage in the preparation of the Local Plan 2036, 

there was no new evidence to suggest that this position has changed, so it was 

concluded that the evidence base for the 2014 SHLAA continued to be appropriate and 

proportionate for assessing the achievability of residential sites . In particular, there 

was no emerging policy at the local level that changed the affordable housing 

requirements. New viability work is likely to be required at later stages of Local Plan 

preparation, but at this stage it would have been premature to use anything other than 

the existing approach. When new evidence is produced then the HELAA can be 

reviewed at that stage.7 

2.2.34 A review of all the HELAA housing sites has been carried out to relate them to the 

various site types identified for the 2014 SHLAA and tested through the earlier viability 

studies.  The identification of site types for the 2014 SHLAA is summarised in Section 

4 of the viability report (Appendix C). Where sites did not have a matching typology 

from the viability studies, a range of further existing evidence was drawn on, including 

work done by neighbouring districts.  

2.2.35 A review of the viability of sites for economic uses was carried out for the HELAA. The 

approach taken was to carry out high-level testing based on existing viability evidence 

and current land values and yields for commercial transactions in Oxford.  

2.2.36 The testing included modelling of a set of notional development sites that are broadly 

representative of the type of development that is likely to come forward in Oxford.  The 

Council’s database includes 493 sites.  Of these, there are 26 that have been 

assessed as suitable and available for employment during the plan period.  This 

includes sites that are proposed for mixed use development and include employment 

uses.  A good deal of information is known about many of the sites because they are 

already in the planning process (either through planning application, pre-application 

discussions or are already allocated).  Most are being actively promoted.   It is unlikely 

that all these will be allocated in the plan and taken forward, however this approach 

ensures that the modelling relates to the development in the City.' 

                                                   
7
 The residential viability evidence was reviewed by AECOM as part of the 2014 SHLAA only.  
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2.2.37 The approach to the high-level viability testing for economic uses is set out in Appendix 

C and results of the modelling of broad typologies have been applied to the individual 

sites in the HELAA  

Timescales 

2.2.38 Assessing the timescale and rate of development should use the information on 

suitability, availability, achievability and constraints to assess the timescale within 

which each site is capable of development (stage 2). This may include indicative lead-

in times and build-out rates for the development of different scales of sites (PPG Para 

023). 

2.2.39 Based on the Guidance, each site has been assigned a timescale for delivery which is 

either 1-5 years, 6-10 years, 11-15 years, or 16 years or beyond from the base date of 

the HELAA (2016). 

2.2.40 The timescales depend on the information known about each site in relation to its 

suitability and availability for housing or economic use. If there are no known 

constraints to development and the site  is owned or controlled by a landowner / 

developer who is in the process of bringing the site forward for development or intends 

to take the site forward for development immediately, this site will fall into the 0-5 year 

timescale. If a site is complex, is in multiple ownership, has constraints to development 

or there is no clear immediate intent to develop, this site is assigned a later timescale 

e.g. 6-10 years or 11-15 years. If a site is expected to come forward for housing within 

the plan period but there are severe constraints to delivery or intention to develop is 

not clear these sites are assigned the 16+ years category.  

2.2.41 A broad assumption has been made on build out rates and lead in times reflecting the 

current housing market in Oxford. Build out rates are assumed to be 100 units per 

year, with a 12 month lead-in time.   

2.2.42 Therefore for a site of 500 units with no constraints to delivery, 400 units are expected 

to be delivered in the 0-5 year timeframe, with a further 100 units in years 6-10. 

 

2.3 STAGE 3 WINDFALL ASSESSMENT 
 

2.3.1 Windfall sites are sites which have not been specifically identified as available in the 

Local Plan process. They normally comprise previously-developed sites that have 

unexpectedly become available. 

2.3.2 Guidance states that a windfall allowance may be justified in the five-year supply if a 

local planning authority has compelling evidence as set out in paragraph 48 of the 

National Planning Policy Framework. 

2.3.3 Local planning authorities have the ability to identify broad locations in years 6-15, 

which could include a windfall allowance based on a geographical area (using the 

same criteria as set out in paragraph 48 of the National Planning Policy Framework). 

http://planningguidance.communities.gov.uk/blog/policy/achieving-sustainable-development/delivering-sustainable-development/6-delivering-a-wide-choice-of-high-quality-homes/#paragraph_48
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2.3.4 Windfall sites may be justified by the Local Authority as part of the housing land supply 

if “they have compelling evidence that such sites have consistently become available 

in the local area and will continue to provide a reliable source of supply. Any allowance 

should be realistic having regard to the Strategic Housing Land Availability 

Assessment, historic windfall delivery rates and expected future trends, and should not 

include residential gardens.” (NPPF, paragraph 48). 

2.3.5 The role of windfall in a HELAA is to therefore to provide an allowance for sites which 

contribute to future housing supply through an analysis of past trends. Using past 

trends and extrapolating forward means that there is some evidence and certainty that 

this source of supply will continue forward over the local plan period.  

2.3.6 Oxford continues to have a strong housing market with high demand for new homes 

and as such windfalls have consistently come forward in the City. At the time of 

publication it is extremely difficult to predict economic conditions in the UK over the 

next decade. However, it is clear that housing demand will continue, particularly in 

areas such as Oxford where supply is constrained, and that housebuilding continues to 

be a priority for Government.  

2.3.7 Table 8 shows that the combined contribution from subdivision of housing, 

intensification of existing areas and redevelopment of existing housing makes up the 

bulk of the windfall housing and is a consistent source of housing over time.  

2.3.8 For the purposes of the HELAA, and to avoid double counting with any sites identified 

in the HELAA, the only sources included as windfall sites of 1-4 units from subdivision 

of existing housing, flats over shops, intensification of existing areas, redevelopment of 

existing housing, development of derelict land and buildings on brownfield land and 

conversion of commercial land to housing. Housing built on garden land, which is the 

largest source of windfall sites in Oxford, has not been included, to ensure the HELAA 

is in conformity with the Guidance.  Each development as classified into just one 

category so there is no double counting. 

2.3.9 The description of development (taken from the planning application) and the proposed 

and existing land uses were used to identify the relevant capacity source.  Whilst best 

endeavours have been used to ensure past developments are classif ied into the 

correct capacity sources, an element of subjectivity has been required to do so.  

2.3.10 All sites listed in Appendix A are identified sites and so are not windfall sites.  

2.3.11 Table 8 shows the past windfall housing completion trends.  
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Table 8: Windfall housing completion trends 

 Windfall 
source 

Net windfall completions per year 

 

  
2007-
8 

2008-
9 

2009-
10 

2010-
11 

2011-
12 

2012-
13 

2013-
14 

2014
-15  

Subdivision 
of existing 
housing 88 85 35 19 63 29 2 4   

Flats over 
shops 7 0 2 2 3 0 0 1   

intensification 
of existing 
areas 80 72 43 41 48 4 0 0   

redevelopme
nt of existing 
housing 15 25 7 -1 16 43 53 76   

PDL vacant 
derelict 
land/buildings 5 13 8 5 0 0 2 0   

conversion of 
commercial 12 17 3 3 9 7 0 15   

Total 207 212 98 69 139 83 57 96   

Windfall units  
on garden 
land  105 124 73 50 42 31 24 33   

Windfall 
excluding 
garden land 102 88 25 19 97 52 33 63   

Total windfall 
over 8 years                 479 

Average 
windfall per 
year                 60 

 

2.3.12 Table 8 shows an annual windfall figure of 60 units, if garden land is excluded and only 

counting sites under 5 units.  

2.3.13 In terms of the overall windfall allowance to be added to the HELAA capacity figures, 

the annual allowance has been applied to years 3-20 of the forecast plan period. Years 

1-3 have been excluded to avoid double counting with existing commitments. Years 6-

20 have been included because the data shows an ongoing significant contribution to 

the housing supply across all wards particularly from subdivision and redevelopment of 

existing housing to form new dwellings. There is no expectation that this trend would 
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change over the next 20 years and therefore Oxford City Council are confident that this 

is a windfall source that will continue and should be included in the HELAA figures.  

Conclusion on estimated windfall supply in Oxford 

2.3.14 The potential influences on the windfall rate have been explored and have been 

summarised in Table 8. The annual windfall allowance to be included in the HELAA is 

60 units per year. This is significantly lower than previous assessments of housing 

land, which have included an allowance of between 100 and 180 units per year. The 

key reason for the difference is the exclusion of development on garden land which 

makes up approximately half of all windfall sites in Oxford. Garden land windfall has 

been excluded in order to ensure that the HELAA is in compliance with NPPF 

paragraph 48.  

2.3.15 Windfall housing has been included for years 4-5, and 6-20, giving a total windfall over 

the plan period of 1020 units.  

2.3.16 The windfall figures coming forward will be closely monitored and if they fall short or 

exceed  the estimates provided in this HELAA, they will be revised in future land 

assessments.  

2.4 STAGE 4 ASSESSMENT REVIEW 
 

2.4.1 The draft site assessments were shared with stakeholders as a fact checking exercise 

to ensure all information on sites was correct. A number of changes and refinements 

were made to the assessments as a result of the consultation.  

2.4.2 The conclusions and assessments across all sites were reviewed and compared with 

the overall housing need figure and employment requirements for Oxford City. The 

change from the previous 2014 SHLAA figures for housing supply has also been 

considered. 

2.5 STAGE 5 FINAL EVIDENCE BASE 

2.5.1 The final evidence base has been collated into two key tables in the Appendices. 

Appendix A sets out the results of the assessment in terms of the judgement on the 

suitability, availability and achievability of each site for housing or economic use. 

Appendix B sets out the development potential of each site and the timescales for 

delivery.  

2.5.2 The summary table in Chapter 4 sets out the capacity figures for housing and 

economic uses over the plan period.  

2.5.3 The Employment Land Assessment considers the current stock of employment land in 

Oxford and the results of this have informed the HELAA. The ELA 2016 is therefore a 

related, but separate report published by Oxford City Council.   
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3 SITE ASSESSMENT SUMMARY  

3.1 Introduction 

3.1.1 This chapter sets out the results of the HELAA in summary. Full details of the site 

assessment results can be found in Appendix A.  

3.1.2 The total housing capacity identified in this assessment is made up of sites from the 

following sources 

 sites from the previous SHLAA 2014 which have been updated to reflect the 

current position 

 new sites that have been added from the 2016 Call for Sites, planning permissions, 

pre-applications 

 new sites that were previously excluded due to policies, such as SLINCS 

 other officer identified sites 

3.1.3 The total amount of floorspace for economic uses has been identified through the 

following sources 

 previous SHLAA sites which had economic uses proposed as well as housing 

 new sites put forward through the 2016 Call for Sites 

 planning permissions, applications and pre-applications 

 other officer identified sites  

3.1.4 Appendix A provides information relating to each site including the following  

 the HELAA site reference, site name and area;  

  how the site has been identified;  

  a summary of the policy, physical and environmental constraints to development;  

  a summary of the suitability, availability and achievability of the site, and 

  a decision as to whether the site has been assessed as having development 

potential (‘accept’) or not having development potential at the current time (‘reject’). 

Sites are scored separately for residential and economic potential. The final column 

provides an explanation for the decision to mark the site as accept or reject.  

3.1.5 Appendix B carries forward all sites that are shown as having development potential. It 

includes the following information 

 A summary of the ‘deliverability’ of each site including the likelihood of the site 

coming forward in the timescale shown and any barriers to delivery.  
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 An indication of the development potential or capacity of each site for housing or 

economic use. For sites where the capacity figure has already been produced, e.g. 

through a planning application or design work, this has been applied. Where the 

capacity has been estimated, it is shown as a range  , with the mid-point between 

the high and low range taken as the final capacity figure. An explanation of the 

source of the capacity figure has been provided where necessary.  

 An indication of the timescale for delivery – 0-5 years/6-10 years/11-15 years and 

16+ years. Sites that are in the 0-5 year period are the ‘deliverable’ pool of sites; 

sites in the 6+ category are in the ‘developable’ category, in line with Guidance.    

3.1.6 Each site included in the assessment is shown on a map in Maps 1-5. Sites that have 

been assessed as having development potential for each housing, mixed use or 

economic use are shown on Maps 6-10. 

Table 9 Maps of the sites assessed 

Map 
No 

Purpose 

Maps 
1-5 

Shows all sites identified for assessment. 

Assessment of each site included in Appendix A. 

Maps 
6-10 

Identification of those sites accepted as having potential for housing, or 
employment, or mixed use/both. 

Assessment development potential and timescale of each accepted site at 
Appendix B. 

3.2 Summary of Development potential  

3.2.1 Table 10 is a summary of the overall housing and economic development potential 

for the period 2016 to 2036 identified in this assessment. The first column under the 

‘dwellings’ heading in the table set out the housing potential identified in the 2016 

HELAA (this report) made up of the following sources: 

 dwellings from identified sites 

 dwellings from outstanding commitments (sites with planning permission) 

 dwellings from windfall sites  

3.2.2 In summary, the housing potential at the base date of 2016 from all identified sites 

which have been assessed as suitable, available and achievable is 6,356 dwellings.  

3.2.3 Small site commitments (sites with planning permission) as at 31st March 2016 are 

135 (which is entirely market housing with no student accommodation).  

3.2.4 In addition, there is an estimated contribution to the housing supply from windfall 

sources of 60 dwelling per year. Windfalls are excluded for the first 3 years to avoid 

double counting of completions. Windfalls are therefore only counted over a 17 year 
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period from 2019 – 2036. With an estimate of 60 windfall dwellings per year this 

equates to 1020 dwellings.  

3.2.5 The total housing supply from identified HELAA sites, windfall and commitments is 

therefore 7511 units for the new Local Plan period 2016-36.  

3.2.6 The column (a) under ‘Figures for 2011- 2031 for comparison purposes’ sets out the 

equivalent number of dwellings for the period 2011 – 2031 which is the current Local 

Plan (Core Strategy) period and also the SHMA period, using the HELAA methodology 

and 2016 data. This is provided for comparison with the 2016-36 period and is made 

up of the same categories of identified HELAA sites, outstanding commitments, 

windfall sites and also housing completed (built) between 2011 and 2016. This figure is 

8,484 units.  

3.2.7 This figure is lower in the 2016-36 period than the 2011-31 period largely because the 

timeline has been rolled forward by 5 years and it is less likely that sites will be 

identified in the 15-20 year time period. It also excludes the 5 years’ worth of housing 

completions (1,371 dwellings at 2016) at the start of the period that are included in the 

2011-31 figure.  

3.2.8 The previous figure of housing capacity identified in the 2014 Strategic Housing Land 

Availability Assessment (SHLAA) of 10, 212 has been presented under the last column 

under the ‘dwellings’ heading for comparison.  

3.2.9 The figure of 8,484 dwellings is low compared with the 2014 figures, largely due to the 

significant drop in windfall contribution as a result of the changes to the methodology 

employed in this HELAA compared with the 2014 SHLAA and also due to an observed 

downward trend in windfall over the last 3 years. The most significant change was the 

exclusion of housing coming forward on garden land in the windfall allowance, in order 

to comply with the definition of windfall in NPPF. The other change is the lowering of 

the site size threshold to 5 units from 10, in order to comply with national guidance. 

3.2.10 The total figures for economic land use are presented as a range depending on 

different scenarios. This is because there are a number of sites where the economic 

use that will come forward on the site is not yet known and therefore figures have been 

estimated for different types of use e.g. office, industrial or other uses. For example, if 

all sites which have been assessed as having potential for either office or industrial 

come forward for office use, the figure would be at the higher end of the office (B1) 

range.  

3.2.11 The amount of office (B1) use that could come forward on all identified sites is between 

292,884 – 309,175 sq m. The amount of B2/B8 (Industrial) floorspace that could come 

forward is between 91,651 – 93,817 sq m and the amount of floorspace that could 

come forward for other uses, including leisure and community uses is between 192,4 

53 - 203,614 sqm.  

3.2.12 The individual floorspace assumptions for each site are provided in Appendix B.  

3.2.13 The HELAA figures provide a snapshot in time representing the situation under the 

current national policy approach, and the current information available about site 

constraints, landowner intentions and site viability. The HELAA does not allocate 
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housing sites and does not replace the normal Local Plan making or planning 

application process.  

Table 10: HELAA summary table 

Housing 

Supply  

Reference Dwellings 

  Figures for 

Oxford 

Local Plan 

period 

2016-2036 

 Figures for 2011- 2031 for comparison 

purposes 

  2016 

HELAA 

  

 a) At 2016 

(based on 2016 HELAA 

data) 

  

b) At 2014  

(Extract from 

2014 SHLAA 

Table 11) 

Completions   n/a  2011 – 2016 = 1,371  2011-2014 = 

648 

Total 

potential 

housing from 

identified 

sites in 

HELAA 

(including 

residential, 

student and 

C2) 

Appendix B 6,356  6,256 6,422 

Small site 

commitments 

(extant 

permissions 

below the 

HELAA site 

size 

threshold) 

AMR 2016 at 31
st

 

March 2016 

= 135 

 at 31
st

 March 2016 = 

135 

262 

AMR 2014 

      Housing   AMR 2016 135  135 252 

AMR 2014  

      Student 

accommodatio

n (equivalent 

dwellings) 

AMR 2016 0  0 10 

AMR 2014 
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Windfall 

dwellings 

(unidentified 

sites of <5 

dwellings) 

Stage 3 17 years 

2019 to 

2036
8
  

= 1020 

 12 years 2019 to 2031
9 

= 720 

 

2015-2031 
10 

= 2880 

Total housing 

supply  
 2016 to 

2036 = 

7,511 

 2011 to 2031 =  8482 

 

2011 to 2031 = 

10,212 

Economic 

land supply 

2016-2036
11 

Reference Floorspace (sq 

m) 
  

B1 

(Business) 

Appendix B 292,884 – 

309,175  

n/a n/a 

B2/B8 

(Industrial/St

orage and 

Distribution) 

Appendix B 91,651 – 93,817  n/a n/a 

Other uses
12 Appendix B 192,453 - 

203,614  

n/a n/a 

 

 

 

 

 

                                                   
8
 Threshold of 5 dwellings, and excluding garden land 

9
 Threshold of 5 dwellings, and excluding garden land 

10
 Note this windfall allowance is based on a threshold of 10 dwellings, and assumes that garden land 

developments will be counted as windfall 
11

 Figures for economic land use are presented as a range depending on different scenarios. For example,  if 
all sites with potential for either B1 (business) or B2/B8 (industrial)  come forward for B1 use, the figure would 
be at the top of the B1 range. See Appendix B for details. 
12  any net additional land identified for community, leisure, culture, tourism and other town centre uses 

(excluding retail) as described by the Guidance. This covers use classes C1 (Hotels) D1 (Non residential 

institutions), D2 (Assembly and Leisure)  
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Figures 1-5: Maps of all sites assessed 
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Figures 6-10 Maps of all sites with development potential  
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3.3 Five year housing land supply 

3.3.1 The timescales presented in Appendix B are indication of when during the next 20 

years each site is likely to come forward for development.  

3.3.2 Table 11 sets out the development potential from identified suitable, available and 

achievable sites over the 20 year timescale. 

Table 11: Housing development potential from identified sites  

Housing Supply 2016 to 2036 Dwellings 

0-5 years 2731 

6-10 years 2585 

11-15 years 940 

16+ years 100 

TOTAL 6356 

3.4 Employment land supply  

3.4.1 Sites that are expected to come forward with an economic element have not been 

explicitly assigned to a timescale. The majority of the sites with an economic use are 

mixed use proposals and it is expected that the employment floorspace would be 

delivered in parallel with housing and other uses. For sites with planning permission for 

economic use, it is expected that this will be delivered within five years. Sites without 

planning permission but which are being promoted for economic use are expected to 

be delivered within the 6-10 or 11-15 year period, depending on the viability of the site 

and changes in the market, and whether there are any particularly complex constraints 

including environmental constraints or legal/ownership issues.  
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4   CONCLUSION  

4.0.1 The Housing and Economic Land Availability Assessment (HELAA) has assessed all 

sites with potential for housing or economic use over the Local Plan period. It fulfills 

the requirements as set out in NPPF and associated Planning Practice Guidance for 

the assessment, namely to:  

4.0.2 Identify sites and broad locations with potential for development; 

4.0.3 Assess their development potential; and 

4.0.4 Assess their suitability for development and the likelihood of development coming 
forward (the availability and achievability). 

4.0.5 Appendix A lists all sites assessed as part of the HELAA with a conclusion about the 

suitability and availability of each site in terms of potential development for housing. 

For sites which have been assessed as suitable and available, an indication of the 

number of dwellings achievable on each site is shown and the expected timescale for 

delivery in Appendix B.  

4.0.6 As well as suitability and availability, sites must also be viable to be judged as 

achievable for housing delivery. Individual viability assessments for residential 

development on each site have not been carried out as existing evidence 

demonstrates that the majority of sites in Oxford City are viable, and for those where 

the landowner can demonstrate unviability, the Council can be flexible in applying 

Affordable Housing requirements to allow a site to become viable. Instead, a typology 

approach has been applied to indicate the likely viability.  For commercial viability, a 

high level assessment of the viability of a range of economic uses has been 

undertaken and the results have shown that all the sites included in Appendix B are 

expected to be viable.  

4.0.7 In summary, the housing potential from all sites which have been assessed as 

suitable, available and achievable is 6356 dwellings. In addition, there is an estimated 

windfall of 60 dwelling per year. Windfalls are excluded for the first 3 years to avoid 

double counting of completions. Windfalls are therefore only counted over a 17 year 

period from 2019 – 2036. With an estimate of 60 windfall dwellings per year this 

equates to 1020 dwellings.  

4.0.8 Small site commitments as at 31st March 2016 are 135 (which is entirely market 

housing with no student accommodation).  

4.0.9 The total housing supply from identified HELAA sites, windfall and commitments are 

7511 units for the period 2016-36.  

4.0.10 The figures for economic land use are presented as a range depending on different 

scenarios. This is because there are a number of sites that could come forward for 

different economic uses and a floorspace assumption has been made for different 

types of use. If all sites with potential for either office or industrial come forward for 

office use, the figure would be at the top of the range for each use. The individual 

floorspace assumptions for each site are provided in Appendix B.  
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4.0.11 Potential net additional economic use identified in the assessment is 292,884 - 

309,175 sq m of B1 (business) floorspace, 91,651 – 93,817 sq m of B2/B8 industrial 

floorspace and 192,453 - 203,614 sq m of other uses including community and 

leisure).  

4.0.12 The HELAA figures represent the situation under the current national policy approach, 

and the current information available about the sites, viability, and ownership. The 

SHLAA does not allocate housing sites and does not replace the normal Local Plan 

making or planning application process.  

4.1 Consideration of risk 

4.1.1 The HELAA has set out a trajectory of deliverable and developable housing and 

economic sites that are expected to come forward over the plan period.  

4.1.2 It is not expected that every site identified will come forward for development in the 

plan period to 2036 due to unforeseen circumstances such as economic conditions 

and site specific circumstances.  

4.1.3 The overall figures resulting from the assessment show that the potential for new 

development to come forward in Oxford is severely limited because of the physical 

constraints of the city. The overall housing capacity and economic floorspace  

identified is considered to be the maximum that could be achieved because of the 

following considerations:  

 The capacity identified includes sites currently designated as Green Belt which 
would be highly contentious and will need to  reviewed through the Local Plan 2036 
process, exceptional circumstances test, and Examination in order to be allocated 
for housing; 

 Environmental bodies (including Natural England) have commented that the site 
assessments do not currently take account of policy requirements such as provision 
of SUDs, renewable energy, or moderating density on sites adjoining conservation 
areas or heritage assets. These elements may impact on final capacity that could be 
achieved; and 

 Sites with an element of FZ3b, 3a or 2 or any site over 1ha will require a more 
detailed site-specific Flood Risk Assessment at later stages, which may impact on 
capacity. Any development proposals in FZ3a will also need to successfully pass the 
Sequential and Exceptions tests set out in national policy; 

4.1.4 This trajectory is a combination of evidence and judgement, and it is probable that 

some sites will not come forward as expected, while other sites may come forward 

that had not been foreseen. 

4.1.5 In particular, because the HELAA has taken a rigorous approach to identify all 

development potential and there has been an ambitious presumption that sites will be 

delivered even where there are significant  constraints identified e.g. Flood Zone 3a, 

Green Belt sites, wildlife sites in an attempt to leave no stone unturned and be as 

thorough as possible. This however carries a risk that some of these sites will not be 
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delivered. For example, the local plan SFRA may update flood risk maps, or 

biodiversity work may reveal more importance than previously realised.  

4.1.6 Therefore the final figures for housing and economic use should be seen as a 

maximum capacity scenario.  

4.2 Monitoring and review 

4.2.1 The HELAA is a ‘snapshot’ in time and ongoing monitoring and review is essential, in 

combination with a consideration of housing need and economic demand.  
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