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Foreword 

Maximising the Growth Potential within Oxford City 

This paper has been prepared for Cherwell District Council, South Oxfordshire District 

Council and the Vale of the White Horse District Council for presentation to our 

neighbouring Council – the City of Oxford.  

The aim of this paper is to assist the City of Oxford to grow and so meet the needs of its 

own residents and continue to be a successful Global City with the economic, social and 

cultural gains that brings to Oxfordshire.  

As three District Councils which are planning for the growth of our own Districts and 

considering the needs of our residents and future businesses, we recognise that 

decisions made in the past sometimes constrain the choices we make to shape the 

future. All three Councils are preparing new Local Plans within the framework set by the 

NPPF and the Oxfordshire SHMA. 

As planning authorities considering the needs of our Districts we recognise that we have 

a shared interest in the success of Oxford, but also believe that it is important that the 

planning for the future of Oxford, carried out by the City Council itself, cannot be 

undertaken in isolation from the views of its neighbours.  

As neighbouring Councils we recognise that the growth challenge facing all of us is 

particularly acute where administrative boundaries are tightly drawn, with Green Belt in 

place to safeguard against urban sprawl. How Oxford grows is a matter of concern to its 

neighbours. 

The real constraints which exist mean that it is important that Oxford follows national 

planning guidance fully and extensively examines how best to meet the needs of its 

current and future population within its administrative area and demonstrates that all 

options have been fully examined. Unfortunately it is not always clear that Oxford City, a 

major landholder in its own right, has been willing to do this and would rather focus on 

growing Oxford outwards into neighbouring authorities rather than act to unlock growth 
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within the city. Oxford city is unusual in having large swathes of undeveloped land within 

the city, including a wide green wedge running north to south, and still having many 

agricultural fields in arable use. It is also unusual in its structure of landownership, with a 

small number of colleges and other institutional bodies controlling much of the land in the 

city.  For too long, potential has been overlooked and old assumptions relied upon.  When 

sites have come forward, too often Oxford imposes artificial constraints that mean 

planning permissions cannot be given and sensible development cannot proceed.  

The attached report has been prepared to assist Oxford: 

• To secure more sites for development and redevelopment 

• To enable its rate of house building to increase 

• To enable it to start to meet the needs of its aging population  

• To enable it to begin to allocate land to enable Registered Providers of Social 

Housing to build affordable housing 

• To begin to make provision for meeting the needs of its young people   

This report sets out a practical first step to releasing more land for meeting the needs of 

Oxford residents.  

Only once these proposals have been adopted will it be possible to know the true scale of 

the unmet need that the four Councils surrounding Oxford City will need to meet. All 

Councils in Oxfordshire have now agreed on the steps for meeting this unmet need on a 

joint basis. Only after the matters in this report have been addressed will it be appropriate 

to consider the options for locating the unmet need of Oxford. Only at that stage can it be 

considered appropriate to review Green Belt land in neighbouring authorities, as we 

should not lightly lift a policy that provides both environmental and social benefits to the 

residents of the city and for the County as a whole. 

It is time to unlock the development potential of Oxford. 
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1. Introduction 

1. This report has been prepared on behalf of South Oxfordshire District Council, Vale of 

White Horse District Council and Cherwell District Council to determine the realistic 

housing potential for potential development sites that can come forward within the 

administrative boundary of Oxford City Council, as part of the ‘check and challenge’ 

process being undertaken by all parties, including Oxford City Council, as part of the 

production of Oxford City Council’s Strategic Housing Land Availability Assessment 

(SHLAA).  

2. The work has been produced to inform the discussions on Oxford’s unmet need 

under the duty to cooperate, as the three Councils would like to be confident that 

Oxford City Council is making every effort to accommodate as much housing as 

possible within the City’s administrative boundaries. 

3. A draft Oxford Housing Land Availability and Unmet Need Assessment September 

2014 (draft SHLAA) was provided to neighbouring authorities on 1st October 2014. A 

headline response was submitted back to Oxford City Council on 22nd October which 

included the interim response, and the points put forward in that response are 

expanded upon within this full report. 

4. The report has not just focused on assessing sites and maximising the level of 

housing provision that could be found within Oxford City Council’s administrative 

boundary. Oxford City Council’s stance on planning policies and SHLAA methodology 

have also been considered against National Planning Policy to test whether changes 

could unlock sites for new homes and help progress their through the planning 

system.  

5. Section 2 discusses Oxford’s SHLAA methodology as well as housing need, capacity 

and land supply.  

6. Section 3 gives examples of key sites within the city which should be considered as 

potential housing development sites to help meet the housing demand within Oxford. 

These sites include the Northern Gateway, Oxford Greyhound Stadium and Oxford 

Golf Club. In total, this report identifies 138 sites as having potential for residential 
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development, some of which are also identified by the City Council in their draft 

SHLAA 2013, but many of which are not.  

7. Appendix A contains names and reference numbers for all sites in a spreadsheet 

format. The pro-formas with detailed information on each of the sites and their 

suitability for residential use are included in the following appendices. We have RAG 

coded these into Green in Appendix B (sites accepted as suitable in Oxford’s draft 

SHLAA and which we agree on), Amber in Appendix C (sites accepted by Oxford but 

we disagree on capacity) and Red in Appendix D (sites with potential that have been 

rejected or omitted from the Oxford SHLAA). A map of the city indicating locations of 

all 138 sites has been included as Appendix E.  

8. The conclusions of this report show that there are various actions which require the 

immediate attention of Oxford City Council, in order to ensure their SHLAA is robust, 

and their Local Plan conforms with National Policy Guidance. Given the 

underestimating of many categories of supply and omission of many key sites, we 

calculate that the true figure for Oxford’s capacity is at least 50% more than shown in 

the draft SHLAA.  We recommend that the City Council: 

• Launch a Local Plan review to reconsider restrictive policies (e.g. blanket 
protection of public open space/ allotments/ open air sports facilities/ key 
protected employment sites, view cones, densities) and make substantial 
further housing allocations within the city; 

 
• Send the August 2014 residential ‘Call for Sites’ correspondence to the full list 

of stakeholders (not just a select list of 15); 
 

• Add in sites which have previously been considered for development;  
 

• Add in new sites which have been omitted e.g. Stansfield Outdoor Education 
Centre; 

 
• Properly assess employment sites and identify those poorly located sites which 

would be better used for housing; 
 

• Revisit evidence base to test whether blanket protection of public open space, 
open air sports facilities and allotments is still justified and whether any surplus 
sites can be identified. In doing so, take account of students making up 24% of 
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the population and already having considerable dedicated provision of college 
and University playing pitches;   

 
• Revisit density assumptions to seek to achieve more capacity, particularly in 

city centre locations; 
 

• Count completed and planned student accommodation properly; update site 
capacities to reflect that student accommodation can be counted in housing 
numbers; 

 
• Count older people’s accommodation including that in the C2 use class in 

completions, commitments and windfall trends; 
 

• Check consistency with windfall threshold in PPG and check windfall 
projections are correct given the change in methodology; 

 
• Conduct a thorough Green Belt assessment, based on small land parcels, 

rather than pre-screen for SHLAA suitability; and 
 

• Acknowledge the potential for the Western Conveyance Channel to free up 
areas for development which are currently at flood risk. 
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2.  Areas of the weakness in the methodology of the 
Oxford Draft SHLAA Sept 2014 

9. This section reviews the methodology of the draft Oxford SHLAA, and assesses its 

robustness. 

Adequacy of Call for Sites 

 

10. It is understood that a Call for Sites was made in January/February 2014 to local 

agents and organisations to help inform a revised SHLAA. It was specifically stated 

on the proforma sent out by Oxford City Council that all constraints as covered by 

the National Planning Policy Framework and existing local plan policies would be 

applied to all sites that were submitted. See extract from the form overleaf. This 

policy filter should not have been the approach from the outset, as it may 

discourage those contacted from submitting sites which they know are currently 

covered by restrictive policies such as Green Belt or Open Space.  

 

11. The timing of the Call for Sites is also questionable as a basis for assessing the 

scale of Oxford unmet need.  It was undertaken in January- February 2014 which 

is prior to the publication of the SHMA in April 2014, and therefore before evidence 

of the Objectively Assessed Need (OAN) came to light. If the Call for Sites have 

been undertaken following the publication of the SHMA, land agents and 

developers may have promoted more sites than were eventually suggested. Figure 

1 on page 10 shows the proforma sent out which contained four inappropriate 

references to existing plans or policies. A free and open Call for Sites should have 

been adopted at this stage to encourage any site to come forward and then be 

assessed on its merits. 
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Figure 1: Extract from Oxford’s Call for Sites paperwork Jan 2014– note the four inappropriate references to 
existing plans or policies 
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12. The policy constraints would have been noted at that first stage of assessment, but 

as is stated in the Planning Practice Guidance (PPG), Local Planning Authorities 

will need to revisit the assessment if it is concluded that insufficient sites and 

locations have been identified against objectively assessed needs. Paragraph 026 

of the Methodology – Stage 4: Assessment Review section of the Planning 

Practice Guidance (Reference ID: 3-026-20140306) states: 

“Plan makers will need to revisit the assessment, for example changing the 

assumptions on the development potential on particular sites (including physical 

and policy constraints) including sites for possible new settlements.” 

13. As has turned out to be the case, it has not proved possible to meet the OAN, and 

therefore a second assessment weighing up the need for housing against 

restrictive polices is required. 

14. A later 28th August 2014 call for sites email explaining the new post-SHMA housing 

pressures was only sent to a select list of 15 institutions.  This should be repeated 

to the full list of landowners, agents and other stakeholders. 

 

15. The total number of consultees for the Call for Sites also seems to be relatively 

small. Combining the Jan/Feb 2014 Call For Sites group with the second Call for 

Sites to educational organisations in August 2014 the list is approximately 54 

organisations. Some additional organisations will have been made aware of the 

Call for Housing Sites through the call for Employment sites in August 2014.  

 

16. For comparison, there were approximately 200 organisations that were consulted 

on the Preferred Options Sites and Housing Plan, as evidenced in Appendix A of 

the Sites and Housing DPD: Preferred Options Report on public consultation 

document published in October 2011.  

 

17. There are some noticeable national planning consultancies that were consulted on 

the Sites and Housing Preferred Options but were not directly informed of the Call 

for Sites in January/February 2014 or September 2014, such as CgMs and 

Nathanial Lichfield and Partners, and it was also surprising that some national 
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house builders were notified directly but others were not. It is accepted that many 

house builders will have agents working on their behalf who may have been 

contacted, but given the OAN within Oxford for housing, a direct connection should 

have been made with the likes of Taylor Wimpey and Persimmon Homes. 

 

18. Oxford City Council should have undergone an intensive and thorough Call for 

Sites to alert all potential interest parties that they were undergoing a 

comprehensive revision of their SHLAA following new evidence of higher need in 

the SHMA. In this way all sites would be assessed on their merits through a 

thorough assessment process, where existing restrictive policies may not outweigh 

the need for housing. Making landowners aware of the step change in provision 

needed for Oxford may have spurred extra sites not currently on the radar to come 

forward, and assumptions about long held sites and their chance of success 

through the planning process to be reconsidered.   

 

19. A webpage has been set up to advise that any potential site can be sent through to 

Oxford City Council at any time, and it will be considered when the SHLAA is next 

reviewed. Whilst this is welcomed, a concerted effort needs to be made now and 

for every review of the SHLAA, and this includes contacting all previous 

consultees. Circumstances and needs change over time, and there should be no 

let-up in the search for potential acceptable housing sites. 

 

Omission of Sites Formerly Proposed for Development 

20. Table 2 (Draft 2014 SHLAA p24) lists the sources that have been used to create 

Table 3 which contains all the sites that have been assessed as part of the SHLAA 

process. However, this list is not exhaustive and does not cover all the potential 

sites for development. Our work shows that many further sites could be added to 

the draft SHLAA produced by Oxford City Council.  

 

21. For example, Table 2 acknowledges that allocated sites from the Sites and 

Housing Plan are included in the final assessment. There is no acknowledgement 
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of those sites that were assessed through the 2011 Sites and Housing Preferred 

Options consultation that were not then taken forward for allocation.  

 
22. The situation has changed since 2011, and as previously stated all sites should be 

assessed on merit with the most up to date information. As an example, the Oxford 

Indoor Bowling Club on Sandy Lane West was considered and rejected during the 

emerging site allocations document process, and has been rejected because the 

occupiers are on a long lease. The bowling club is a brownfield site, would be a 

sustainable development and should be sequentially preferable to developing 

greenfield sites. For a SHLAA to be thorough it should include all previously 

considered sites at any plan making process stage, and involve communication 

with known landowners to see if circumstances have changed. A long lease in 

itself is not a barrier to development; it can be resolved by buying out the lease or 

by Compulsory Purchase Orders, or simply be phased to a later stage of the plan 

period to allow for this. 

 
23. Further research should not be limited to the Sites and Housing Plan background 

information, as there may be further sites from the Core Strategy and West End 

AAP evidence bases which also merit inclusion. 

 
24. From the site scoping conducted as part of the process of preparing this report, it 

has become readily apparent that there are sites from other sources that have not 

been included. Lapsed permissions have been included as a desktop source, but 

there are some lapsed permissions which have not been included.  Oxford 

Brookes’ Marston Road Campus previously received outline planning permission 

for residential development, when owned by Oxfordshire County Council, but is not 

included in the assessment. It is known that Oxford Brookes University is currently 

working on an estates management document, and as part of their ‘Towards a 

University Strategy 2011-2015’ document, a potential scenario being considered is 

the sale of the Marston Road campus for residential use.  

 
25. Oxford Brookes University were contacted as part of the Call for Sites, but 

clarification is needed as to whether specific communication was made or whether 

it was just an e-mail/letter with a proforma with an invitation to submit any sites?  In 
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this instance, a direct line of communication should have been opened stating that 

the release of the site for residential was known to have been an option being 

considered and whether there was any likelihood of the site coming forward prior to 

2031.  

 

26. Regardless of the type of communication with the landowner, the site should have 

been captured during a sweep of lapsed permissions, and included in the site 

assessments. 

 

27. A review of all potential sources of information should be undertaken prior to the 

formal publication of the document to ensure it is fully up to date. There are sites 

that have been accepted and approved by Oxford City Council through the B1a to 

C3 prior approval process which are not included in the Draft 2014 SHLAA. For 

example, a prior approval application for the conversion of office to 27 residential 

units at Grehan House, on Garsington Road, (Ref: 13/03426/B56) was approved 

on the 30th January 2014, but is absent in the assessment table or list of accepted 

sites. Given the nature of development, it is to be expected that new 

sites/applications will continue to be put forward soon after the publication of a 

SHLAA, but a thorough sweep of all applications needs to be done prior to 

publication to ensure the document is as up to date as possible. 

 

28. The map survey that has been undertaken is also not comprehensive enough. 

Some sites have been missed off completely, such as the former Rover Car Park 

next to the Tesco store on the Cowley Retail Park, and the former Stansfeld 

Outdoor Education Centre in Headington Quarry, which both have brownfield 

redevelopment potential. 

 
29. In considering sites which were identified within the West End AAP as suitable or 

part suitable for residential purposes, it is noted that several sites (e.g. Island Site, 

Fire Station, Rewley Road), which have all been in included in previous SHLAAs 

with indicative capacities, are absent from the accepted list in the Draft 2014 

SHLAA. For the majority, there is no explanation for their removal. Some of the 

sites may have current occupiers, but there are several accepted sites which are 
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known to be occupied, and this should not prevent inclusion. As key City Centre 

sites, these are areas that should be targeted to provide high density, high capacity 

developments, including as part of a mixed use development. Rejecting these sites 

identified through the local plan at this stage without explicitly stating reasons why 

is bad practice, and should be reviewed. 

 
30. This therefore casts significant doubt on the robustness and hence the validity of 

the SHLAA process that Oxford City Council has been through to date. Given the 

fact that this is a key piece of evidence that will help inform future land supply 

figures and housing provision and the Duty to Cooperate discussions, their 

soundness must be questioned.  Furthermore, given the lack of a sifting process 

for sites within the SHLAA, it also raises questions over whether all reasonable 

alternatives have been considered. 

 
31. Our full list of considered developable sites can be found in Appendix A. 

 
 

Lack of Proper Consideration of Employment Sites 

 

32. Oxford City Council has policies to protect existing key employment sites and is 

seeking to apply an Article 4 Direction to remove permitted development rights to 

convert these buildings to housing. Setting aside for on moment the merits of the 

stance, there is an inconsistency in the draft SHLAA relating to treatment of 

employment sites. Table 1 states that Key Employment Sites are to be included in 

the assessment area, and paragraph 80 states “For robustness, all key 

employment sites, and other identified employment sites, will be included within the 

assessment”. The Protected Key Employment Sites appear in the maps, shaded in 

dark purple, but they do not appear in Table 3, the Site Assessment table. 

 

33. It appears that these sites have either not been assessed at all, or have been 

assessed in the same way as the Protected Open Space sites, and almost wholly 

rejected on the basis of being covered by an existing Local Plan Policy essentially 

protecting them from development, rather than taking into consideration the OAN, 
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and the need to reconsider the development potential of sites based on changing 

the assumptions of policy constraints.  

34. This approach, together with Oxford’s move to impose a blanket Article 4 Direction 

on all Key Protected Employment Sites, is contrary to Government policy which is 

seeking more flexibility about use of employment sites for housing.  Some sites are 

clearly located in places which would make housing a better use of land. For 

example the large Blanchford & Co Ltd builders’ merchants in Headington would 

make a highly sustainable housing site, located near to Headington shops, schools 

and hospitals, and this builders’ merchant would be better re-located to an 

industrial estate. To retain such a prime housing site in low density open outdoor 

storage of bricks/ roof tiles/ timber etc. does not make efficient use of land, at a 

time where land needs to be maximised for residential purposes where possible. 

As a pressing concern, all key employment sites should be added to Table 3, and 

run through the assessment process. 

 

35. It is worth noting at this point that the Government is trying to curb Local 

Authorities from implementing overtly restricting Article 4 directions, which are 

specifically being brought in to stop prior approval applications for office to 

residential. In February 2014, the former planning minister Nick Boles issued a 

Ministerial Statement regarding local authorities bringing in Article 4 directions in 

this manner. The statement clarified that local authorities must notify the Secretary 

of State when it intends to implement an Article 4 direction, and Ministers are 

minded to cancel any Article 4 directions which seek to re-impose unjustified or 

blanked regulation. Recent examples include the London Borough of Islington, who 

were due to bring in their Article 4 direction on the 15th July 2014, however 

following further consideration from the Government, ‘Ministers have taken steps to 

cancel the Islington’s Article 4 direction in relation to Class J of the Town and 

County Planning (General Permitted Development) Order 1995’. This was even 

after Islington revised their proposed direction in light of the February Ministerial 

Statement. 

 

36. It remains to be seen whether this outcome has specific implications for Oxford 

City Council’s Article 4 direction, given that they have explicitly stated they are not 
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applying a blanket restriction, rather a direction covering the key protected 

employment sites, of which there are 40 sites. As further dates are approaching 

where other Councils are to notify the Secretary of State of their intention to 

implement their own Article 4 directions for precisely this purpose, these should be 

observed to see if the Government continue to block this attempted bypass of the 

office to residential prior approval route. This would provide guidance on 

acceptability of Oxford City’s proposed Article 4 direction. 

 
 

37. The Draft 2014 SHLAA makes reference to the planning appeal at the Green 

Street Bindery and 9 Green Street, near Cowley Road, which is a protected key 

employment site. The Planning Inspector deemed Policy CS28, which relates to 

Key Employment Land, to be consistent with the National Planning Policy 

Framework, and therefore needed to consider whether there are any material 

considerations which would outweigh the policy.  The Inspector came to his 

conclusions prior to the publication of the Oxfordshire Strategic Housing Market 

Assessment in April 2014, and the now stated Objectively Assessed Need would 

be a valid consideration in any current decision which would be given significant 

weight in any planning decision.  

 

38. The Government’s PPG introduced a requirement for Local Authorities to assess 

the availability of land that is suitable, available and achievable for housing and 

economic development. Paragraph 18 of the Draft 2014 SHLAA states that 

expanding the SHLAA to consider sites for employment land would have 

introduced significant delay and would not have been appropriate or fit for purpose.  

 

39. It would have been preferable for any economic land assessment to be undertaken 

alongside the SHLAA, not least to inform the final report, but the assessment of 

sites could provide further housing opportunities within the City’s boundaries. A 

Call for Sites has been undertaken by Oxford City Council for potential 

employment land, which indicates work is progressing on the production of an 

Economic Land Availability Assessment. The findings of this assessment go hand 

in hand with the SHLAA, and therefore should be progressed at the same time. It 
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would be practical to advance the documents together so as they can inform each 

other. Given the progress being made in the production of the Economic Land 

Availability Assessment, this in our view would make any publication of the SHLAA 

premature. 

 

40. It had been previously stated within Oxford City Council’s Strategic Employment 

Land Availability Assessment (SELAA) that a review of the SELAA would be 

undertaken jointly with the next SHLAA review, and there is no real justification for 

there to have been no joint call for sites when previously undertaken in 

January/February. 

 
41. It should also be considered that there may be potential for employment sites to be 

located outside of the city boundary, and this would also free up land within the city 

for housing. This is an accepted fact confirmed within Oxford City Council’s 

adopted Core Strategy, paragraph 8.1.7: 

 
“The [Employment Land] study recommends the allocation of one major strategic 

site (Northern Gateway), together with provision in the West End, and longer-term 

allocation within any potential urban extension that may come forward. This would 

result in an estimated increase of 4,500 Class ‘B’ jobs by 2021. In the longer term 

to 2026 and beyond, given the limited land supply in Oxford, the potential 

opportunities for strategic employment growth to meet forecast demand are likely 

to be outside Oxford’s boundary.”  (Underlining is our emphasis).  

 

Inadequate Consideration of Public Open Space Allotments and Open Air 

Sports Facilities 

 

42. Within the Draft 2014 SHLAA there is a section of duplication of the public open 

space and open-air sports facilities section of between pages 14 and 19. One 

version has sites covered by Policy SR.2, SR.5 and SR.8 not being considered in 

the site assessment, and one version has them included in the assessment to 

ensure robustness. Whilst this is appears to be a simple error, it is our assumption 
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and recommendation that the protected open space sites will be included within 

the final SHLAA. 

 

43. However looking at Table 3, sites falling within Policies SR.2, SR.5 and SR.8 on 

the whole look to have been rejected immediately, rather than being assessed on 

merit. This is not acceptable in terms of a robust assessment, given the guidelines 

in the PPG regarding reassessing sites through changing policy assumptions. 

 

44. Given the amount of Green Belt land, floodplain, SSSIs and Wildlife Corridors, 

there is a more than adequate amount of open space within the City’s boundaries, 

to perform the role of providing protected open space. Figure 2, taken from Oxford 

City Council’s Green Space Study shows how much Green Space there is within 

Oxford City Council’s boundary, and how much ‘other open space’ there is beyond 

the ‘open space considered as part of the Green Space Study’. . 

 

45. If priority was given to opening up some of this other open space and closed land 

for public access eg some College owned land, then there would be less need to 

protect all the existing public open space. 
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Figure  2: All open space within Oxford City Council’s Authority boundary.
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46. A new independent review should show up those sites which are of low value in 

term of amenity and meeting the criteria of Protected Open Space. There are sites 

in the Oxford Green Spaces Study (2007) which were scored poorly in an 

assessment of their quality, and these could be assessed to see if they still meet 

SR2 and SR5 criteria, or whether they could be released to meet the housing 

need. Since this study, a 3.1ha site at Wolvercote Lakes has been donated in a 

bequest to Oxford Preservation Trust (OPT) and opened up for public access, 

which will not have been counted in the 2007 study. Further land near the northern 

ring road between at Marston and Cutteslowe has also been acquired by OPT.  

There are also allotment sites which are not operating at full capacity, and could be 

utilised in the same manner as the affordable housing development at East 

Minchery Farm Allotments, as well as those adjacent to Green Belt sites, where a 

land swap could potentially re-provide allotments, retain Green Belt and still enable 

residential development to take place. 

 
47. Rather than a blanket approach to rejecting Protected Open Spaces, a rational 

assessment of areas of open spaces is required that could bring forward sites 

which can be used for housing.  An assessment of the 2012 Oxford Playing Pitch 

and Outdoor Sports Strategy gives an example of the type of sites that could be 

brought forward. For example, there is a clear and evidenced over provision within 

Oxford for senior football pitches, and yet Donnington Recreation Ground, with a 

former use providing senior football pitches, is rejected in the Draft 2014 SHLAA 

assessment as it remains Protected Open Space, covered by policy SR.2 

(Protection of Open Air Sports Facilities). As discussed later in Section 3, this site 

is a prime candidate to provide a youth football pitch and facilities, where there is a 

deficiency, as well as houses, and this is a much more efficient way of meeting 

Oxford’s needs. 

 
48. The exclusion of the Oxford Golf Course from residential potential on the basis of a 

lease seems highly irregular. As previously mentioned there are ways to resolve 

leasing issues, and given the OAN and the extent of the site in question, further 

investigation into its release should be carried out. The site is of very significant 

size, not within the Green Belt, and well located for housing. It is a site that has 
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restricted access to the public, and there is evidence in the Oxford Playing Pitch 

and Outdoor Sports Strategy to show that its usage is declining.  Consideration 

should be given to the potential for relocating the Golf Course to the edge of the 

built up area of Oxford where it would be an appropriate NPPF compliant use of 

land in the Green Belt. It is located next to sensitive ecological receptors, however 

the latest reports referred to in the assessment are over 7 years old (well beyond 

the standard guidelines used by Natural England), and new reports should be 

undertaken to provide the most up to date information to allow for a decision over 

the site’s future to be made. This site is discussed further in Section 3. 

 

49. Oxford has a higher number of allotments per head of population than the national 

average, even without allowing for the fact that 24% of Oxford’s population are 

students, many catered for within colleges.  We therefore question whether it is 

reasonable and sustainable to retain every site with a blanket protection policy, just 

on the basis that there is a waiting list for allotments.  Given the overwhelming 

alternative pressures on land within Oxford, we consider that the use of allotments 

is not necessarily the best use of valuable land in the City. Consideration could be 

given to initiatives such as dividing or sharing allotment plots to ease waiting lists 

and encourage new entrants into allotment growing. There may be opportunities 

for some allotments to be freed up for housing, with plots re-provided in parks, on 

land on the edge of Oxford or land within the city which is currently in agricultural 

use (such as land at Old Marston in the ownership of the Oxford Preservation 

Trust).     

 
50. The inclusion of a reference to the William Morris Close application and appeal 

decision in order to demonstrate that the Oxford Core Strategy approach is 

consistent with the NPPF should be reconsidered. As with the Green Street 

Bindery case, this appeal was heard prior to the publication of the SHMA.  

Notwithstanding this, the William Morris Close is an accepted site in the Draft 2014 

SHLAA for a larger number of units than has previously been applied for. Its 

inclusion as an accepted site suggests that whilst Oxford City Council believe their 

stance over rejecting sites that are protected open land is robust and in conformity 

with the NPPF, they are willing to accept that OAN outweighs the loss of the 
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protected land. A consistent approach needs to be taken, and sites such as 

Donnington Recreation Ground and the former St Augustine’s Playing Field should 

also be considered acceptable sites.  

 

Green Belt  

51. There has been no formal Green Belt review during the preparation of the recent 

Core Strategy or other local plan documents, including the Sites and Housing Plan. 

The only review that we are aware of has been an informal assessment of the 

Green Belt that was published in May 2014 and operated at a very broad-brush 

level. Whilst the Green Belt boundaries should only be amended in exceptional 

circumstances, our view is that a formal Green Belt assessment should take place 

to ensure that the entire green belt within the city boundary is still serving the 

purpose that it was set out to do. 

52. This Green Belt review report will need to be thoroughly assessed, to ensure its 

methodology is robust, its coverage full enough, and that its recommendations are 

acceptable given the sensitive nature of Green Belt land. It is our view that it 

should not be the case that Oxford seeks to build on neighbouring authorities’ own 

Green Belt, without thoroughly assessing their own internal Green Belt for 

potentially suitable sites, given their own evidenced need for housing. 

53. The draft SHLAA identifies two Green Belt sites as acceptable for development, 

with an estimated capacity of 322. The approach taken is to put all potential sites 

through the SHLAA assessment format (Suitable, Available, Achievable), and then 

those sites that met those criteria were subject to an assessment against Green 

Belt purposes. This is the wrong way round.  It is applying a Green Belt review to 

sites already deemed acceptable in the SHLAA assessment. Both sites are 

acceptable through the SHLAA assessment and have then been deemed 

acceptable through the Green Belt purpose assessment as well. By assessing 

whether all of the Green Belt serves the purposes as defined by Government 

Policy, this would show where there are areas that could be released. This is not to 

say they would be suitable for housing, this would be determined through the 

SHLAA process, and some land may be deemed more suitable for uses such as 
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the relocation of open air sports facilities, which in turn could unlock further 

potential development sites within the city.  Effectively, the presence of the Green 

Belt is ruling sites out that should be considered, rather than being used as a clear 

and pressing need to review the Green Belt.   

Viability Assessment 

54. We disagree with the viability justification in the Draft 2014 SHLAA. In Appendix A 

of the draft, it states justification for not undertaking a site specific viability 

assessment, citing the NPPF and PPG allowing for appropriate evidence to be 

used. The Affordable Housing Viability Assessment and CIL Analysis have been 

used as appropriate available evidence in this instance. The latest version of the 

Affordable Housing  Viability Assessment is from October 2012, and the CIL 

Analysis is an updated Viability Evidence Report from January 2013. Given that 

this version of the SHLAA is a completely updated version, we would recommend 

that updated versions of these documents be produced to fall into line with the new 

assessment, and as stated in the PPG, viability assessments of at least the key 

sites should be undertaken in order to help support the evidence base. 

55. This is summed up on page 63 of the Draft 2014 SHLAA which states the 

Affordable Housing Viability Study, and the CIL Analysis are ‘broadly in line’ with 

the requirements of the NPPF, the PPG, Harman and RICS Guidance. We strongly 

advise that the evidence base should be fully in line with the relevant guidance, 

rather than simply ‘broadly in line’, given the magnitude of the OAN, and the 

existing gap between the availability of land and the apparent need. 

56. There is no assessment of the SHMA in this report, however it is clear that there is 

a need for additional housing within Oxford across all tenures, including private 

rented, affordable, market sale and additionally for student housing. However, a 

minimum increase of 16,000 extra units during the Core Strategy plan period is an 

extremely large figure and a thorough assessment of the SHMA should be 

undertaken through an Oxford Local Plan examination to determine if this figure is 

robust and accurate, as it will have repercussions on housing delivery in the region. 

 



 

Unlocking Oxford’s Development Potential Page 25 of 66 

 

Density 

 

57. The Development Potential section of the SHLAA needs substantial revisiting. The 

high density point for developments of over two hectares in the City Centre 

(Transport Central area), at only 80dph, is unfeasibly low. Oxford should be looking 

forwards, not backwards to comparable recent schemes they have permitted. They 

should be learning from other cities and metropolitan areas how high density 

developments can be incorporated successfully. As a reference point, Cambridge 

has seen many recent key central locations redeveloped at a high density (see 

Figure 3).  

 

Figure 3: Photo of the recent development at Cambridge Train Station 

58. As a City, there are similarities in Cambridge’s constraints, with designated Green 

Belt, SSSI, Wildlife Corridors and large areas of historic importance. However over 

the last 3-4 years it has seen many inner city planning application approvals at high 

density: 

 

• 10/0523/FUL – Mixed Use development comprising fire station, 99 

apartments, a commercial unit (Class A3) and associated car and cycle 

parking (Site Area 0.48ha) – Development above an existing City Centre 

Fire Station, adjacent to Listed Buildings. (density 206 dph); 
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• 11/0219/FUL – Erection of 75 residential apartments, comprising 30 

affordable units and 45 private flats, provision of a commercial space at 

ground floor level comprising 174m2 to be used for A1, A2 B1(a) or D1 (in 

the alternative) and associated infrastructure (following the demolition of the 

existing building) (0.35ha) – Brownfield land redevelopment east of City 

Centre (density 214 dph); 

• 11/0633/REM – 169 Residential units (including 63 affordable units) along 

with associated access roads, car parking, cycle parking, a substation and 

landscaping. (0.77ha) – Redevelopment as part of a mixed use scheme 

adjacent to the Railway Station, and Listed Buildings (density 219dph); and 

• 12/1211/FUL – Proposed Residential development of 138 dwellings 

incorporating affordable housing, open space and landscaping, car and 

cycle parking and access roads and demolition of existing buildings and 

structures (1.91ha) – Redevelopment of former Cambridge City Football 

Ground (density 72 dph). 

 

59. Oxford City Council needs to accept higher densities within its central hubs in order 

to maximise its housing numbers. Its constraints are recognised, but there are 

Local Authorities which are proactive in engaging developers in finding a balanced 

approach to development, and also providing a substantial amount of affordable 

housing.  In particular, application ref: 12/1211/FUL is the redevelopment of 

Cambridge City Football Club, and a good indicator of redeveloped open air sports 

facilities. 

 

60. For sites over two hectares, there is no information provided within the SHLAA on 

the capacity calculations that have been done (apparently based on comparable 

recent schemes) and this shows a lack of a consistent approach to the 

methodology.  

 
61. Paragraph 112 on page 36 provides justification for using landowner specified 

capacities in the assessment. The report states that the landowner specified 

capacities were checked against an alternative estimated capacity, and our view is 

that more transparency on this should be provided in respect of the assessment 
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table. For example, regarding Site 31 – Land off Manor Place near Longwall Street, 

it is noted the landowner has specified 104 units as a capacity, but a capacity of 20 

has been calculated as acceptable in the assessment, due to the sensitive nature 

of the site. This is a difference of 84 units. There are many sensitive receptors 

within Oxford but a pragmatic approach must be taken to find the correct balance, 

and in terms of acceptable development, maximising potential, whilst being 

respectful of location. 

 

62. Given the above, our view is that the density assumptions need a full review to 

ensure that forthcoming sites, particularly those in the city centre, come forward at 

an appropriate density.  These densities in the Sites and Housing DPD should be 

reconsidered through a plan review. This work must be carried out before the City 

Council can expect neighbouring authorities to take on Oxford’s unmet need under 

the duty to cooperate. 

 

Student Accommodation 

63. The approach taken in the draft SHLAA to student accommodation is to count it 

based on the general housing that would be released following the delivery of 

student accommodation. Oxford calculates this using a 1/5th or 5:1 ratio (eg a 25 

bedroom student development is equivalent to 5 dwellings). This is on a mid-point 

figure based on paragraph 17 (page 8) which estimates between 4-6 students per 

house. However we consider this to be an inappropriate ratio, based on available 

census information. 

 

64. According to the Census 2011, there are 32,831 full time students residing within 

the administrative boundary of Oxford City. The data shows that 60% of the total 

number of students live in University halls, or solely with their own family. This 

leaves a total of 13,130 students (or 40%) who live in other forms of 

accommodation across the city. This includes student households, students who 

live alone, and those who live in other communal establishments which are not 

owned/run by the Universities, amongst others. 
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65. Of these 13,130 full time students, over half of these (7,708) live in student-only 

households. The Census also identifies that there are 1,825 student-only 

households in Oxford City. This means that there are on average four students 

living per student-only household in the city. We therefore recommend translating 

student housing in Oxford into dwellings using a calculation of 1/4th. This should 

be applied to past completions for student bedrooms (of which there 720 

completed in 2013-14) and to future capacity calculations.   

 
66. It should also be noted that the Census identifies that there are 1,825 full-time 

students who live alone in Oxford, which equates to approximately 8% of the total 

number of students not living in University halls or solely with their own family. If 

these solo student households were included, the ratio would drop significantly to 

an average of 3 students per student-only household (1/3rd). 

 
Figure 4: Calculation of Student Household Size and Housing Equivalency 

 

Source: https://www.nomisweb.co.uk/census/2011/data_finder 
 

Census 2011 – Full Time Student accommodation 
No. of 
Students as a % 

Communal Establishments (University halls) 14,625 44.5% 
Communal Establishments (Other) 1,318 4.0% 
Student household 7,708 23.5% 
Student living alone 1,052 3.2% 
Student living with parents 3,837 11.7% 
Student living in one family household  
with partner, spouse or children 1,239 3.8% 
Student living in other household type 3,052 9.3% 
Total full-time students between ages of 16 and 74 32,831  
   
Census 2011 - Split of student accommodation  as a % 
Students living in university halls or solely with own family 19,701 60.0% 
Students not living in university halls or solely with own family 13,130 40.0% 
Total 32,831  
   
Census 2011 - Households containing all students   
Number of households containing just students 1,825  
Number of students 7,708  
Average number of students per all-student household 4.2  
   
Census 2011 - Students living alone (i.e. one student per household) 1,052  
3.2% of total student population in Oxford   
8% of students not living in university halls or solely with own family   
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67. Paragraph 124 on page 39 states that where policy suggests student 

accommodation or residential uses are acceptable on site, an average yield has 

been suggested in the assessment as a balance due to uncertainty of the type of 

development that may come forward. Given this assessment is to assess sites’ 

potential capacity for housing, the full capacity for housing should be used in the 

assessment, rather than reducing the capacity for housing as the site has potential 

for student accommodation. This is an illogical way of performing the assessment 

of a site’s capacity potential. 

 

68. There should also be consideration of the windfall numbers for the provision of 

student accommodation that is developed outside Oxford City Council’s boundary 

eg the scheme at West Way in Botley in the Vale of White Horse, or at Brookes’ 

Wheatley campus in South Oxfordshire. This could have an impact on releasing 

further units for market housing, and should form part of the consideration of 

windfall numbers. 

 

69. As noted, Oxford has a large student population, approximately 24% of its 

population (Census 2011), with most of these students studying at the University of 

Oxford or Oxford Brookes University. These Universities, along with other 

educational facilities, have their own sports pitches for use for their students. It is a 

reasonable assumption that a large majority of students, although not all, will use 

their own University and College pitches for sport, rather than those that are 

deemed ‘Secured Community Use’. Oxford University in particular has ample pitch 

provision far exceeding provisions for most universities, with many colleges having 

their own set of pitches for many sports, some of which could be shared in future if 

some rationalisation took place. 

 

70. This degree of duplication and a high land take for a relatively small number of 

users is not recognised in the Playing Pitch and Outdoor Sports Strategy. 

Therefore there could be an element of double counting the students, by including 

them in the population calculations for ‘Secured Community Use’ facilities, thus 

seeking to achieve standards and protect more sports pitches than may actually be 
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required. More clarification on this matter should be sought in order to assess the 

document’s robustness. 

 

Housing for Older People 

71. The recently published Planning Practice Guidance states that “Local Planning 

Authorities should count housing provided for older people, including residential 

institutions in Use Class C2, against their housing requirement”.  This appears not 

to have been considered in the SHLAA since there is absolutely no reference to 

the provision of housing for the elderly. 

 

72. Table 12 shows no row for completions for older people’s housing in the C2 use 

class, and there is no indication that commitments, sites or the windfall trend have 

addressed this category of housing.  It is a growing sector nationally and locally. 

For example, 14/00983/FUL was an application for a Care Home that was refused 

permission earlier on in the year. However the principle of a Care Home was 

accepted by Officers and a more consolidated and less obtrusive design could 

certainly be achievable on the site, and should therefore be included in the 

assessment. The redevelopment of Fairfield Residential Care Home, which has 

just undergone a public consultation, is another example. 

 
73. In previous SHLAAs there have been existing Care Homes included in the 

assessment, which have now been excluded as the landowner, generally 

Oxfordshire County Council, has indicated that the existing use is to remain on site. 

Discussions should be held to see if there are any plans to expand the existing use 

to provide further capacity on these sites.  

 
 

Windfall Housing Sites 

 

74. A 10 unit threshold for sites is stated in the 2014 draft SHLAA, which whilst not 

strictly adhering to the PPG, is accepted through the PPG if the figure is deemed 

appropriate for the consideration of windfall sites, and it is understood that this 

approach has been accepted by the neighbouring authorities. It is worth pointing 
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out at this stage, that Oxford City Council’s previous SHLAAs had included sites 

providing less than 10 units (the 2013 version had 11 sites between 0-10, the 2012 

version has 13). This may create a discrepancy with the windfall calculations, on 

the presumption that the older versions did not class those sites providing between 

6-9 units as windfall sites, but from the 2014 version going forward, these sites will 

now be incorporated as windfall. The current windfall figure of 180 units per annum 

is too low given the evidence, and a more realistic windfall number should be used 

in the final published SHLAA. 

 

75. Paragraph 156 at page 48 of the 2014 draft states windfall figures will be monitored 

to see if they fall short of the estimate and they will then be revised in future 

SHLAAs. Given the pre-recession numbers for windfall sites was higher than the 

current estimate, the potential remains for windfall numbers to go higher, and the 

windfall figure should be revised every year regardless of whether it hits the 

estimate or not. A justification for why the windfall numbers are currently predicted 

to be lower than pre-recession numbers is required, but monitoring of the windfall 

numbers year on year would be good practice. 

 

Flood Risk 

76. Further clarification is required in Table 3 of the Draft 2014 SHLAA about whether 

sites in Flood Zone 3b are acceptable for development, with some sites included 

and others not.  It is presumed this is because some sites are fully within Flood 

Zone 3b whereas others are only partially within Flood Zone 3b, but a clear 

statement of this for each relevant site should be provided. 

 

77. Those sites where they lie partially within Flood Zone 3b could see their capacities 

increased.  In addition, the use of Flood Plain Compensation Schemes is not 

something that is uncommon, and has been used in Oxford before (Lamarsh Road 

- Planning Reference: 06/01032/RES), and this is something that should be 

reconsidered throughout the assessment. 
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78. The Western Conveyance Channel Flood Alleviation Scheme being progressed by 

the Environment Agency (EA) and other partners should not be disregarded. Just 

because it is not the Environment Agency’s stated aim to make sites of strategic 

significance available for housing, in practice it is likely to have that effect. The e-

mails from Jack Moeran at the EA state that the scheme is not being undertaken to 

release land, nor should this be the EA’s aim, but Jack’s e-mail to Matthew Bates 

at Oxford City Council on 16/09/2014 does state that: 

 
“It is not possible to give you a steer as to whether the scheme will lead to extra 

capacity for housing until the detailed design has been completed. Detailed flood 

modelling will be carried out at a later date, to show the areas of the city that would 

benefit as part of the completed scheme.” 

 

79. It is clear that the Western Conveyance Channel Flood Alleviation Scheme has the 

potential to release further land if some land is downgraded from Flood Zone 3b to 

Flood Zones 1, 2 or 3a, even if this is not the intention of the EA, and this is 

something that should be acknowledged as it is can be revisited at an appropriate 

time, given the intention to continue to review the SHLAA every year.  As well as 

freeing up land within Oxford for housing, the flood relief channel, if designed well, 

could be made into a virtue, with the channel flanked by new neighbourhoods of 

water-frontage development, and potentially contributing developer contributions 

towards its cost.  

 

Figures Not Matching Up  

 

80. It is assumed that within the 2014 SHLAA that the totality of all sites that were 

assessed are shown within Table 3, and that all the accepted sites deemed 

acceptable for development are taken to be all of the sites within Table 8.  Both 

Table 3 and Table 8 were provided to us at the same time as the Draft 2014 

SHLAA report. Table 3 contains 349 sites, and shows whether each site is either 

accepted or rejected as part of the assessment. Table 8 contains the accepted 

sites from Table 3, which comes to a total of 84 sites and a total capacity of 6,358 

further units. 
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81. This figure of 6,358 units from 84 sites differs from the figure noted in Table 12 of 

the Draft 2014 SHLAA which states there is a total of 6,476 potential housing units 

from the identified accepted sites. Clarification on the exact figure is required, 

although it is acknowledged  that following the submission of our interim report, 

further sites have been added to Oxford City Council’s site assessment matrix, and 

we would expect a further draft SHLAA to be published in due course which may 

have updated figures. 

 

Summary on draft Oxford SHLAA methodology 

82. Having assessed the methodology, we consider that the current Draft Oxford 

SHLAA 2014 is not an accurate measure of the capacity of Oxford to 

accommodate further housing over the period to 2031.  Various sources of supply 

and suitable sites have been omitted, making it a serious underestimate of the full 

potential.  We calculate that the true figure for Oxford's capacity based on potential 

sites is almost double the figure in the Draft SHLAA 2014 (an additional 5,286 units 

at least). 
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3. Site Assessments 

83. A key part of the housing supply equation is ensuring all reasonable sites have 

been included in their housing land assessment. We have considered earlier in our 

report, that there are weaknesses in the methodology of the Oxford SHLAAs. In 

this section we demonstrate that there are considerably more sites and 

substantially more potential than the draft Oxford Draft 2014 SHLAA shows. 

 

84. We have considered all appropriate evidence including planning applications 

(pending, withdrawn, refused), SHLAA sites (past, existing, removed, excluded), 

permitted development notifications, Local Plan evidence base documents from 

issues and options stages up to adoption, land agents, local media reports 

evaluation of existing green spaces/sports playing pitches/ allotments and a 

general search of land within Oxford City Council’s boundary. 

 

85. In total, we have reviewed 421 sites and consider that 138 considered as having 

potential as developable sites for residential use (as of 28th November 2014).  This 

provides an additional indicative capacity of 11,644 new dwellings over the plan 

period to 2031. We have used a traffic light system (red, amber, green) to classify 

our 138 sites: 

• Green: those sites where we agree with Oxford City about the acceptability 

of a site and its capacity (An accepted site - coloured green, details in 

Appendix B); 

• Amber: those sites where we agree with Oxford City that a site is suitable, 

but differ over its potential capacity (A disputed site - coloured amber, 

details in Appendix C); and  

• Red: those sites which have been rejected or omitted by Oxford City Council 

(A rejected/omitted site - coloured red, details in Appendix D). 
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86. This section reviews some of the key example sites. The detailed site proformas of 

all assessed sites attached are in Appendices B (green), C (amber) and D (red) of 

this report.  

 

87. We have included the green ‘agreed’’ category of sites within our final 138 sites to 

give a comprehensive figure of potential residential units. In a few cases we have 

not included sites which were included in the Draft Oxford SHLAA 2014. 

 

88. In Table 8 of Oxford’s Draft 2014 SHLAA there are 84 accepted sites for 

development. Two of these sites have not been considered in our final list of 

accepted sites (Oriel College land at Edward St and High St; and Land and 

building at south east end of Manor Place) because they provide projected 

capacities which would fall underneath the accepted 10 unit threshold and should 

be instead be counted in the windfall estimate.  

 

89. Hernes House was also an accepted site in Oxford City Council’s Draft 2014 

SHLAA, for 14 units, however the referenced planning permission which was 

determined on appeal was for only 9 units, and given the lack of any further 

available evidence which suggests the site will be brought forward for 14 units, this 

site has also been omitted from our list of potential sites because it falls below the 

10 unit threshold and should be counted as windfall.  

 

90. There are also sites where we see opportunities to join up neighbouring sites in 

order to create a larger more significant site which remains developable and 

deliverable. For example, two further Oxford City Council accepted sites (Land rear 

of Wolvercote Social Club; and Land south of Ulfgar Road) have been included in a 

larger area of land (Site Reference 420: Area of land south west of Ulfgar Road) for 

consideration together along with Upper Wolvercote Allotments because of their 

close proximity to each other. 

 

91. We have assessed each site in terms of whether it is deliverable or developable in 

line with guidance. A deliverable site is one which is available now, in a suitable 

location and achievable and viable - there is a reasonable prospect that housing 



 

Unlocking Oxford’s Development Potential Page 36 of 66 

 

would be developed on the site within the short term (1-5 years). A developable 

site is one which is not available now but is in a suitable location and there is a 

reasonable prospect that housing would be developed on the site within the short 

(1-5 years), the medium (6-10 years) or long term (11-15 years). An assessment of 

the timescales for deliverability has been made for each developable site, but there 

are sites which span between two or three timescales, and an average has been 

used in these instances unless otherwise informed. 

 

92. It has already been documented that the PPG states plan makers will need to 

revisit the SHLAA should it not meet OAN. Therefore we have made objective 

assessments on some sites such as Green Belt land, Key Employment Sites, 

Protected Open Spaces, Sports Pitches, Allotments, and Nature Conservation 

Areas in a form of a ‘policy off’ approach, whereby sites protected by current 

policies are considered on their development merits should the Objectively 

Assessed Need for residential properties outweigh, the site’s current protected 

status. 

 

93. Of the 138 sites on our accepted sites list,  there are 36 red site sites which have 

not been considered during the Oxford Draft 2014 SHLAA site assessment process 

and are not listed in Table 3 of the Oxford Draft 2014 SHLAA. These include a 

varying degree of sources such as Key Employment Sites, Prior Approval 

applications, Green Spaces, Housing Amenity Land and previously assessed sites 

from the production of other Local Policy documents. Following the submission of a 

Headline Response to the Oxford Draft 2014 SHLAA on 22nd October, we have 

received clarification from Oxford City Council that further sites have now been 

added to their site assessment table since the Oxford Draft 2014 SHLAA was 

originally provided to us. We are unaware at this stage as to whether any of these 

sites have added to their final housing capacity number therefore, for continuity, 

the sites listed as accepted and rejected from Tables 3 and 8 of the original Draft 

2014 SHLAA have been used for comparison for our assessment. 

 

94. There are numerous policy and site assessment approaches within the SHLAA 

methodology used by Oxford City Council which we feel should be relaxed when 
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taking the OAN into account. The SHLAA should be aiming to maximise the level 

of housing potential within the city’s boundary, and as such we have applied more 

appropriate criteria to the assessment process.  

 

95. As mentioned in the methodology section of this report, the densities applied in the 

Draft 2014 SHLAA are unfeasibly low, and should be revised. Given the extreme 

nature of the OAN, Oxford City Council should be looking forward as to how they 

can maximise capacities within acceptable boundaries, rather than reviewing 

previous applications which have seen a restriction in development over the past 

few years, culminating in a very poor year for housing delivery in Oxford with only 

70 net dwellings approved in 2013/14, and of those, 0 (zero) were affordable 

homes.  

 

96. In particular, City Centre densities should be raised to at least 100dph where 

possible. City Centre locations are sustainable, often brownfield, support car free 

development and close to employment centres. The height of city centre 

development will be restricted by the High Buildings Area Local Plan Policy, which 

should be reviewed as part of a Local Plan review, but the outline plans that were 

approved for the Westgate Centre set a precedent for the maximum potential 

height of buildings, providing good design is implemented and the rooflines 

compliment and not detracts from the existing skyline. 

 

97. Further higher density development should be aimed for in Transport District 

Areas, again due to their sustainable nature and location next to employment and 

recreational hubs, and densities of 75dph or 60dph should be deemed an 

acceptable target depending on any applicable policy constraints.  

 

98. Development outside of the City Centre, and Transport District Areas should aim 

for a target of 55dph, rather than a significantly lower average of previous 

applications. 55dph was an accepted target in the previous SHLAAs published by 

Oxford City Council as this density would: 
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‘achieve a good mix of dwellings sizes and types on a site and is used to give an 

estimate of site capacities in suburban areas’ 

This should be an achievable aim, rather than, in the face of growing need, aiming 

for an inappropriately low dph target. 

 

99. Those sites within or neighbouring constraints such as Green Belt or 

Conservations Areas may see their target densities decreased to 40dph, and the 

design of the development would have to respect its setting in sympathetic 

manner.  

 

100. In considering student accommodation, given the range of student accommodation 

often ranges for 2-6 bedrooms, although sometimes even as low as a 1 bed studio 

flat and a 9 bed HMO, a mid-point of 4 student bedrooms to 1 market house is a 

more realistic figure to apply when considering the student accommodation to 

market housing ratio, and therefore this is what has been applied in our 

assessment. 

Assessed Sites 

101. All of our final 138 sites have been assessed in the proformas which are attached 

as appendices to this report. These sites vary from smaller capacities such as prior 

approval applications, limited infill sites and affordable homes opportunities, to mid-

range sites such as former open air sports pitches and high density city centre 

sites, as well as larger strategic sites such Oxford Golf Course. Included in Table 1 

is a snapshot of example sites which are covered in the proformas, and that have 

been covered through our traffic light system. 
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Table 1: Snapshot of example sites assess through the traffic light system 

Site Name (Cundall Proforma 
reference number) 

Overall 
Potential 

Number of 
Units 

Site Information 

Accepted Sites 

Summer Fields School 
Playing Fields (181) 

107 Replacement sports provision could be 
provided in the Summertown Safeguarded land 

development to allow for development. The 
landowner has expressed a willingness to 

develop although the site is unlikely to come 
forward for development prior to Summertown 

Safeguarded site progressing. 

Scrap Yard, Jackdaw 
Lane (185) 

70 A brownfield site that should be prioritised 
sequentially over greenfield if availability 

allows. Relocation of Scrap Yard makes this 
site a longer term option but no known 

constraints other than respecting  the setting of  
the Green Belt.  

Green Belt land east of 
Redbridge Park and Ride 

(190) 

197 The site does not meet the 5 purposes of the 
Green Belt, and should be officially removed 
following a formal Green Belt Review. Flood 

Risk needs to be properly assessed to ensure 
it does not impact on capacity. 

Disputed Site 

Cowley Marsh Depot and 
playground (143) 

106 The playground to the east is covered by 
protected open space policy SR.2 but now 

been replaced by a newer playground within 
Cowley Marsh Park, and the former playground 
has been left vacant. The Depot is a brownfield 

site in residential location and could come 
forward in short timescale should the depot 
relocate. This is a prime example where one 
accepted site could be merged with another 

potential site in order to create a higher 
capacity of residential units, and a loss of now 

redundant protected open space should be 
considered acceptable given the OAN. 

Northern Gateway (133) 800 See Below 

Oxpens Road (175) 375 Residential should remain as a key driver in 
the Oxpens redevelopment, and given the City 
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Council’s poor record in delivering Affordable 
Homes, this site’s potential should be 

maximised to provide a good mix of types and 
tenures of market and affordable housing. 

Green Belt land St 
Frideswide Farm (188) 

195 Site has potential for development due to its 
location. It would not cause the merging of 

settlements, and would have good accessibility 
and access to open space. Site does not meet 
the 5 purposes of the Green Belt, and should 
be officially removed following a formal Green 
Belt Review. Capacity on Draft 2014 SHLAA is 
restricted to that specified by the landowner. 

Rejected/Omitted Sites 

Oxford Greyhound 
Stadium (2) 

220 See Below 

Fire Station Rewley Road 
(207) 

50 Assessed in the Draft 2014 SHLAA but not 
taken forward, with reasons unknown. 

Identified as a potential housing site in the 
West End AAP, a recent example at 

Cambridge shows existing uses are not 
restrictive of city centre developments. The 

Cambridge City Centre Fire Station Site was 
redeveloped, but kept its primary use on the 

ground floor, but 99 flats were developed 
above, on a site only 0.48ha in size (Planning 

Ref: 10/0523/FUL) 

Northfield School Site 
(215) 

158 The site has previously been identified by 
Oxfordshire County Council as a potential 
school for relocation. They still retain this 

aspiration, but the site may still be needed for 
Educational purposes. The site was included 
as a potential residential site in the adopted 
Sites and Housing Plan, and as such, the 

potential redevelopment of this site for housing 
should not be ignored. 

Former Rover Employee 
Car Park (273) 

61 A previously developed site, which has lain 
vacant for many years. This is an example of 
the types of sites Oxford City Council should 

be looking at in terms of allocating further 
residential development, bringing unoccupied, 

unused land back into active use. Housing 
Deemed a good option for housing at the Sites 
and Housing Preferred Options stage, but was 
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not taken forward 

Oxford Golf Club (312) 1338 See Below 

Blanchfords Builders Yard 
(337) 

52 See Below 

Donnington Recreation 
Ground and Former St 

Augustine's Playing Fields 
(421) 

202 See Below 

Green Belt Sites  Various See Below 

 

Key Example Sites 

 

102. There are, however, some sites included that warrant further discussion. We have 

picked out 7 key sites reaching across the aforementioned different types of site 

which warrant significant investigation as to their development potential in order to 

help meet Oxford’s OAN. These sites are prime examples of sites where Oxford 

City Council need to make difficult decision regarding housing provision within their 

own boundaries, before asking neighbouring authorities to allocate land for Oxford 

through the duty to cooperate. Oxford City Council need to exhaust all potential 

housing development sites first and foremost, and these key potential sites are 

assessed in further detail below, with maps and photographs of the sites. 
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Oxford Golf Club 

September Draft 2014 SHLAA – Site 004 = 0 Units 

Cundall Assessed Potential Capacity = 1338 Units 

 

Site 1: Indicative Boundary of the Oxford Golf Course site 
 

 

   

 

 

103. Oxford Golf Club, formerly known as Southfield Golf Club, is a large greenfield site 

stretching from East Oxford to Hollow Way. In total we consider that there is 34.77 

hectares of land that is potentially available for development at the golf course, 

omitting the central wooded section and maintaining a buffer to the north and the 
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south. It has been split into an eastern (7.57ha) and a western section (27.2ha) 

either side of a wildlife corridor and the southern part of the Lye Valley SSSI.  

 

104. Given the evidenced Objectively Assessed Need, it is vital that all sites for housing 

are looked at, and as a consequence the Golf Course has been assessed to 

consider its developable potential. The Golf Course had previously been 

considered as a site for housing during the production of the Oxford Core Strategy, 

however the site was never taken forward. 

 

105. The Golf Course is currently a private golf club, and whilst there are public 

footpaths which run through the course, it is not widely open to the public, and is 

therefore not contributing to the recreational value of the residents within the City, 

whilst taking up a relatively substantial portion of land (Approximately 45ha). The 

site would be a very sustainable location for development in terms of accessibility, 

and is close to public amenities, hospitals, schools and sports and recreational 

pitches. 

 

106. The Golf Club’s current level of usage should also be considered. The Oxford City 

Council Playing Pitch & Outdoor Sports Strategy 2012-2016, published in 2012 

advises that the Golf Course is currently underused, in particular during the week, 

and that the national trend is a decrease in participants in the sport, particularly in 

the South East. Given the City Council’s need for housing, the course’s underuse, 

and with the location of alternative facilities (North Oxford Golf Club to the 

immediate north and Hinksey Heights Golf Club to the immediate South West, plus 

the existence of a private golf course in a prime residential area at St Edward’s 

School in Summertown), it is considered that the site is an appropriate candidate 

for residential development, should there be no constraints restricting its use. 

 

107. It is acknowledged that the golf course is owned by Magdalen College and Oxford 

City Council and is currently leased to the Golf Club, however there is no 

knowledge of any break clauses which could be exercised to allow for 

development. It should also be considered that the principle of outdoor sport 

provision and Golf Courses are accepted in the Green Belt provided that its 
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openness remains preserved, and alternative locations for Oxford City Golf Club 

within the Green Belt should be considered as a viable option given the existing 

housing pressures.  

 

108. Oxford City Council previously considered the Oxford Golf Club  in the 2007 

Preferred Options draft of the Oxford City Core Strategy as a greenfield site, not 

within the Greenbelt, which may be suitable strategic site for future housing 

development.  

 

109. The site was not taken forward as a safeguarded site through the preferred options 

document as there were concerns over the loss of greenfield land, potential harm 

to neighbouring areas of conservation interest, and increase in traffic. In the 

Further Preferred Options Document, published in March 2008, it was stated the 

golf course was not likely to be taken forward following independent reports which 

concluded there were ecological and hydrological concerns. The document did 

caveat that: 

“should further detailed work on these sites identify robust ways of reducing the 

potential difficulties, we may reassess them in next reviewing the Core Strategy”.  

The time for this has now come. 

 
110. The Golf Course was then subsequently omitted from the Submission draft of the 

Core Strategy in 2008 on the basis of adverse impacts on biodiversity and 

hydrological impacts on Lye Valley SSSI. The site was assessed in Table 3 of the 

Oxford Draft 2014 SHLAA, but rejected over similar concerns and the length of the 

existing leases. 

 

111. The two reports cited in the Oxford Draft 2014 SHLAA assessment, (Investigation 

of the possible hydrological effects on the Lye Valley Sites of Special Scientific 

Interest and the riparian zones of the Lye and Boundary Brooks as a result of 

development on Southfield Golf Course, and Investigation of the possible 

ecological effects on the Lye Valley SSSI and the riparian zones of the Lye Valley 

and Boundary Brook as a result of development on the Southfield Golf Course) 
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were undertaken in 2007 during the production of the Core Strategy. The reports 

were produced by individual sources who were supplying information as part of an 

objection to including the Golf Course as a safeguarded site. Given both authors 

representations against the safeguarding of the land for residential use, Oxford City 

Council should not depend on these reports as an independent view. 

 

112. The reports state that without mitigation measures, the development of the golf 

course may have severe impacts on the Lye Valley SSSI and the riparian corridor 

along Boundary Brook. There was also a Biodiversity Assessment produced by 

Baker Shepherd Gillespie for Oxford City Council in October 2007 which states: 

"The results from the extended Phase 1 habitat survey showed that the majority of 

the site supported amenity grassland (fairways and green), which has minimal 

biodiversity value" (summary section 11). 

 

113. The Assessment identified badgers as the most significant potential ecological 

constraint to development of the site, and recommended further surveys to gain 

further understanding of the impact development would have on their habitat, but 

this should not preclude development as mitigation measures can be put in place 

and a licence application to Natural England can be applied for prior to any 

development. 

 

114. The above reports should not be relied upon as justification for rejecting the Golf 

Course site at this stage given that they are over 7 years old, and were submitted 

as representations against the safeguarding of the land. The Planning Practice 

Guidance states that plan makers should assess potential sites and broad 

locations via more detailed site surveys to get a better understanding of what type 

and scale of development may be appropriate, and gain a more detailed 

understanding of deliverability, any barriers and how they could be overcome. It 

also states that Local Planning Authorities will need to provide robust, up to date 

evidence to support deliverability of sites.  

 

115. In order to fully assess this site, robust and up to date reports concerning all 

potential issues should be undertaken. There are mitigation measures which could 
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be implemented, for example buffer zones, and highways improvements funded by 

the development, and correspondence from Natural England and the Environment 

Agency did not rule out any development on this site, but specified robust and 

evidenced mitigation measures would need to be provided. Even if these mitigation 

measures reduce the number of potential units, we consider this site still has 

significant potential to meet housing demand. Given the known environmental 

considerations, it should also be considered that the site could also be utilised to 

provide replacement sports provision from other sites within Oxford, releasing 

potential constraints on these sites and maintaining a buffer between development 

on the environmentally sensitive nature of the Wildlife corridor and SSSI. 

 

116. In our consideration, it would be remiss of Oxford City Council to propose the co-

operation of neighbouring authorities to meet their own housing need, without fully 

considering their own internal sites such as the Golf Course. As the use of Green 

Belt land for use as a Golf Course is and acceptable use in accordance with the 

NPPF (Paragraph 89 – outdoor sport/recreation use), providing they do not harm 

the openness of the Green Belt, this raises the possibility of moving the Golf 

Course to a Green Belt site within a neighbouring authority’s boundary if there is an 

identified need for the use to remain in the area, whilst allowing Oxford to develop 

housing within its own boundary. 
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Oxford Greyhound Stadium 

September Draft 2014 SHLAA – Site 111 = 0 Units 

Cundall Assessed Potential Capacity = 220 Units 

 

Site 2: Indicative Boundary of Oxford Stadium 

 

 
 

117. Oxford Greyhound Stadium was previously used as a speedway and greyhound 

racing track, and meetings were held at this location from approximately 1937. The 

last Speedway meeting was held at this venue in 2007 and the last greyhound 

meeting was held in 2012, both ceasing due to a national trend of decline in 
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interest and attendance. Since then the site has remained in use as a Go-Karting 

track.  

 

118. The developer had initiated pre-application discussions in 2009 for redevelopment 

for housing and had secured an EIA Screening Opinion which stated that an EIA 

was not required. Following economic difficulties, the scheme did not advance until 

July 2012 when a two day public consultation occurred to showcase the initial 

development proposals, a planning application was then submitted in February 

2013 for the redevelopment of the stadium to provide 220 residential units, 

including access, parking landscaping, public open space and ancillary works. The 

pre-application advice from Oxford City Council was initially positive, indicating that 

the principle of redevelopment was acceptable subject to the addressing of the loss 

of existing community facilities. The site was also included in the 2012 Oxford City 

SHLAA for 200 units. 

 

119. However, the development has since met several obstacles which have blocked its 

delivery. Oxford City Council provided a further Screening Opinion in April 2013, 

which stated the submitted scheme would be an EIA development. This decision 

was challenged by the developer, and a Screening Direction was received from the 

DCLG in October 2013, which stated the proposed scheme would not be likely to 

have significant effects on the environment, and an EIA would not be required. 

 

120. The site was removed from the 2013 SHLAA as the City Council had some 

concerns over its development. The developer lodged an appeal against the non-

determination of the application with the Planning Inspectorate on 8th December 

2013. Following this, Oxford City Council took the application to committee on 8th 

January 2014 with a recommendation for refusal. The reasons for refusal were: 

• Loss of Community Facilities; 

• Loss of heritage asset which would cause substantial harm to the local area; 

• Lack of full provision of affordable housing; 

• Poor living conditions for future occupants; 

• Provision of an unacceptably poor urban environment; 
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• Lack of connectivity to the local surrounding areas; and 

• Not enough evidence to show 20% renewable energy requirement met. 

 

121. In conflict with the developer’s Heritage Report, the Stadium and immediate 

surrounding area were designated as a Conservation Area by Oxford City Council 

in April 2014 as it is ‘a potential area of specific historic or architectural interest’ of 

which ‘the character and appearance … is desirable to preserve or enhance’. This 

followed a decision to list the Stadium on the City Council’s Heritage Assets 

Register. The developer is now challenging this decision through a Judicial Review 

which is to be heard on 8th December 2014. 

 

122. Although a Public Inquiry for the planning appeal was set for 9th September 2014, 

this appeal was withdrawn and the developer has since put the stadium back on 

the market for a two year lease. It is entirely possible the developers are 

reconsidering their proposal, but as of yet there has been no public announcement 

of the sale or lease of the site. 

 

123. We consider that this site should remain as a potential housing site, although 

elements of the scheme may need to be amended in order to address some of the 

reasons for refusal identified by Oxford City Council. This is a brownfield site that 

should be a sequentially preferable site to building on greenfield. It is in a relatively 

sustainable location, near to public open space, public amenities and employment 

opportunities, and has been actively promoted by a developer.   
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Northern Gateway 

September Draft 2014 SHLAA – Site 001 = 500 Units 

Cundall Assessed Potential Capacity = 800 Units 

 

Site 3: Indicative Area for the Northern Gateway 
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124. The Northern Gateway has long been earmarked for a potential expansion for 

Oxford, and the production of the Northern Gateway Area Action Plan is underway. 

An Options document was consulted on in February/March 2014, and the 

document was passed through to the Government Inspector for consideration on 

24th October 2014. 

 

125. The site has been identified for potential mixed use development, and this remains 

the preferred option favoured by Oxford City Council which is placing an emphasis 

on employment use complimented by ‘good levels of housing provision’. Further to 

this, the scale of residential development preferred is a ‘mid-sized development, 

with an example of 500 units. This is actually an increase on the numbers stated in 

the December 2013 SHLAA which only indicates a capacity of 200 units, which is 

taken from the 2011 Core Strategy. The preferred options document for the 

Northern Gateway shows that a larger number of residential units could be located 

on site, up to 800, although it is likely that a new primary school would be required 

to accommodate the anticipated increase in demand for places. 

 

126. In consideration of this site, the Inspector’s report relating to the Core Strategy is of 

particular relevance. When considering the Northern Gateway, the Inspector 

agreed with the site being employment led, with residential and retail components, 

but conceded that if there is an overwhelming case, the priorities may change. In 

this case the Objectively Assessed Need shown through the SHMA is so great that 

this would meet the grounds of what the Inspector would constitute as an 

overwhelming case to shift focus onto a residential led site, with ancillary 

employment and retail. 

 

127. A focus on employment would lead to an actual increase in the amount of housing 

demand within the City’s boundary and would acutely exacerbate the housing 

provision needs of Oxford, rather than taking a prime opportunity presented to 

reduce the OAN. Also, given the progression of the city centre Westgate Centre re-

development (Plan Ref: 14/02402/RES), the amount of retail provision on the 

Northern Gateway should be limited, and should not be a priority in bringing this 

site forward. 
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128. Given the above, progressing with the Northern Gateway Area Action Plan is 

considered premature, and consideration must be given to the recent evidence 

base in order for Oxford City Council to make the most appropriate choices as to 

the development of available land. A residential led development is the most 

appropriate way forward given the need and using the 800 unit maximum stated in 

the current preferred options document, this gives an increase of 300 units on the 

capacity included in the Oxford Draft 2014 SHLAA.  
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Blanchford & Co 
 
September Draft 2014 SHLAA – n/a = 0 Units 

Cundall Assessed Potential Capacity = 52 Units 

 
Site 4: Indicative Boundary of Blanchford & Co 

 

 
 

 

129. Given that Oxford City Council appears not to be going to meet its OAN through 

their SHLAA, judging by the September 2014 Draft, consideration has to be made 
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of sites that can come forward in appropriate and sustainable locations if restrictive 

policies are relaxed, as specifically stated in the Planning Practice Guidance. 

 

130. As part of this process, there are key identifiable policies which restrict the 

development of potentially suitable land for housing, and one of these is Core 

Strategy Policy CS28 which protects key employment sites from development. 

 

131. The Blanchford & Co site is protected from development by this policy and must be 

considered as part of the secondary form of assessment advised through the PPG. 

The site is within a densely populated region of the City, and is an inefficient use of 

space, at almost 1ha in size. In 2006, Oxford published an Employment Land 

Study (ELS) which included table scoring sites on their suitability as a Protected 

Key Employment Site. Blanchford’s was placed in the lowest quartile in the scoring 

table, below seven non-protected employment sites that had been included within 

the scoring table for reference purposes. The report admits that should outside 

pressures on key employment sites emerge, as is now the case, the poorer ranking 

sites are the ones which should be considered for deletion. 

 

132. Development on Key Employment Site’s within Oxford is not a new process to 

Oxford City Council.  Indeed, planning permission was granted at the former Travis 

Perkins Builders Yard for the demolition of the existing building and provision for 

office space and student accommodation. Through this form of development, an 

element of employment land was retained on the site, but at the same time the site 

was released to provide land for a proven need, and an assessment should be 

done on all relevant Key Employment Sites to see if a similar approach could be 

taken elsewhere. The Travis Perkins site behind the Cowley Road Tesco’s scored 

higher than the Blanchford site in the 2006 ELS. 

 

133. The Blanchford site falls within a Transport District Area, and would be a suitable 

candidate for a slightly higher density, especially if a 50% element of affordable 

housing is provided on site. A figure of 52 units based on 60dph in not deemed to 

be unrealistic and given the “policy off” approach the whole site is considered 

suitable, with an existing access already in place. An off-site contribution to open 
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space may be appropriate given its location, and close proximity of Bury Knowle 

Park, but it may also be appropriate to consider the site with an element of 

employment retained on site, as with the Travis Perkins site. 
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Donnington Road Recreation Ground and Former St Augustine’s Playing 
Field 

September Draft 2014 SHLAA – Sites 104 and 200 = 0 Units 
 

Cundall Assessed Potential Capacity = 202 Units 

 
Site 5: Donnington Road Recreation Ground and Former St Augustine’s Playing Field 

 

 

 

134. Another key area of policy which should be considered is the protection of open 

space, covered by Local Plan policies such as SR.2, SR.5 and SR.8. Both sites 

have been rejected through the Oxford Draft 2014 SHLAA process due to their 

protection under policy SR.2 and NPPF paragraph 74, as open air sports facilities. 
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135. Neither SR.2 nor NPPF paragraph 74 restrict development on these sites in their 

entirety. They accept that development may occur where there is no need for the 

facility, and where there is a need for development. In the Oxford City Council 

Playing Pitch & Outdoor Sports Strategy 2012-2026 there is no reference to the 

former St Augustine’s Playing Field as an active sports facility, and Donnington 

Recreation Ground’s use is historic only, and not in active use. 

 

136. St Augustine’s Playing Field is a former school playing field owned by Oxfordshire 

County Council, but now not attached to any educational facility since St 

Augustine’s School was redeveloped for housing in 2007 and replaced with the 

new St Gregory the Great Catholic School next to Florence Park. Donnington 

Recreational Ground has an historic use as a playing field but is formally 

recognised by Oxford City Council as only a kick about area on their list of Sports 

Pitches and Facilities. The site is partly covered by Flood Zone 3b, which would 

preclude part of the site from residential development. As part of any prospective 

planning application, a Flood Risk Assessment should be undertaken to discover 

precisely what area of the site falls within Flood Zone 3b, but an initial calculation 

using existing available information estimates it to be approximately 1ha.  

 

137. The two sites could come forward for development independent of each other, but 

given that there is a clear OAN, and neither site is formally classed as in current 

sports pitch use, consideration should be given as to their suitability for housing as 

a joint site. Donnington Recreation Ground’s historic use was for two senior football 

pitches and one youth football pitch. If we refer to Appendix 9 of the Playing Pitch 

& Outdoor Sports Strategy 2012-2026, this clearly shows that there is currently an 

overprovision of senior football pitches, although there is also a deficiency in youth 

football pitches. 

 

138. The former St Augustine’s Playing Fields have never had a designated sports use 

outside of its use as a school playing field, and the landowner is not pursuing its 

use as an open sports facility. Given the accepted need for youth football pitches, 

and part of the Donnington Recreation Ground falling within Flood Zone 3b, an 

appropriate solution may be that youth football pitch facilities could be provided 
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within the Flood Zone 3b area and the remainder of the site could then be allocated 

for housing. Cavell Road could provide an acceptable access, and the landowner 

of the former St Augustine’s Playing Fields are actively promoting the site for 

housing, so would be a willing partner. An indicative assessment shows a figure of 

approximately 202 units could be provided on these combined sites. 
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Potential Green Belt Sites 

 
Site 5: Example of Green Belt Sites, located west of Mill Lane, and east of Butts Lane 

 

 

  
 

139. Taking into consideration the recent findings of the 2014 SHMA, and the OAN, 

there needs to be a balance between protection and development, and this 

includes Green Belt. The Oxford Draft 2014 SHLAA does include two sites within 

the Green Belt that are suitable for residential development, and are accompanied 

by site assessments in Appendix B of the SHLAA. An informal review of the 

immediate Oxfordshire Green Belt was undertaken and published in May 2014, but 

this focused on larger segments of Green Belt and their contribution to the Green 

Belt. 

 

140. In addition to this, many Green Belt sites have been assessed at various stages of 

planning policy, be it through a SHLAA, the Core Strategy or the Sites and Housing 

DPD. Given the Government guidance on Green Belt, focused on earlier in the 
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report, a more site specific assessment should take place following a formal and 

comprehensive Green Belt Review to assess whether all sites serve the functional 

purposes of the Green Belt. The Green Belt boundaries are tightly drawn around 

Oxford, and there are numerous constraints alongside the Green Belt designation 

which will restrict residential development, which are already known, such as Sites 

of Special Scientific Interest or Flood Zones. There are also sites which are known 

to be owned by the Oxford Preservation Trust, and are therefore unlikely be put 

forward for development. 

 

141. In the Oxford Draft 2014 SHLAA, there are sites assessed which are within the 

Green Belt and which cover significant areas such as sites 112 and 114. As an 

example of land that could be considered, there is an area at Hill View Farm, west 

of Mill Lane, Old Marston that has potential for development pending further 

assessment. It is a piece of land that has been assessed before in the 2008 

SHLAA, and deemed not suitable due to perceived coalescence. However the 

land, put forward by Oxford City Asset Management, had been assessed as having 

potential access off Mill Lane, and had no apparent physical problems. It was also 

acknowledged that whilst at present there was no public access, any proposed 

open space would be welcomed, and that there were no apparent poor 

environmental conditions known on site. It was also assessed at the Preferred 

Options stage of the Sites and Housing plan, but was not taken forward for 

allocation. 

 

142. This site forms a large part of, a large area of Green Belt land between Old 

Marston and Summertown that is effectively within the functional floodplain and 

has designated nature conservation status, most of which we consider not to be 

suitable for development. This green wedge will remain and will ensure that the two 

neighbourhoods do not merge. The encroachment into the countryside is 

safeguarded by the ring road, which also stops urban sprawl and ribbon 

development. The Hill View Farm site could come forward as a developable parcel 

of land which would integrate into the existing settlement, forming a northern 

extension of Old Marston Village and just beyond the Bradlands Care Home site 

currently under construction. It would be far enough away from the Conservation 
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Area not to harm its setting. Another option could be to relocate the adjacent Mill 

Lane Allotments (not within the Green Belt) to allow for development either side of 

Mill Lane, and reallocate the allotments within the Green Belt to retain a buffer.   

 

143. We have looked at the site at Mill Lane as an example of a potential site, once a 

formal Green Belt Land Review is undertaken. It may be that all, part or none of 

this specific site has potential, but there may be other areas where there is 

potential. An independent assessment of the Oxford City Green Belt Land Review 

may be necessary to verify the report’s findings. 

 

144. Other examples of sites within the Green Belt include land off Butt Lane which 

looks to suit no purpose of the Green Belt, and land at Court Marsh Allotments and 

Land off Marsh Lane. 

 

145. In addition to the above, there are several sites included which are greenfield, open 

space or former playing fields, and consideration must be given by Oxford City 

Council, as to the best use of these sites. There are opportunities to explore the 

substituting of greenfield or Green Belt land for sports, or recreation use in 

exchange for the use of these sites for housing. Reduced densities could be 

considered for those sites required to retain open space or the feel of openness. In 

particular those assessed as being of poor quality or disused, such as the former 

Binsey Lane Allotments, are prime candidates to provide reallocated open sports 

provision. 
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4. Summary of Oxford’s capacity 

146. Having assessed all 138 acceptable sites, this gives us a potential housing figure 

of 11,644, covering the period from 2014/15 to 2031 and beyond. These sites are 

detailed in the spreadsheet in Appendix A.  
 

147. Each site has been assessed in terms of its potential timescale on the basis of its 

availability, ownership or potential constraints, and it has been stated in each of the 

proformas whether the site is anticipated to come forward in the short, medium of 

long term of 16 years+. This enables a breakdown of the figures to be applied 

showing potential completions over the plan period and beyond.  
 

148. This total figure is then added to other elements of housing provision to create an 

overall total supply.  
 

149. For windfall figures, the figure proposed by Oxford City Council in the Draft 2014 

SHLAA is too low given the previous evidence of the windfall developments in the 

City, and the figures will only have taken account of those developments providing 

between 0-5 units, as this was the agreed unit threshold of calculations in previous 

SHLAAs. Therefore there are now windfall sites between 5-9 which should be 

taken into account. With the current prior approval process to in force, which now 

includes B1 and A1/A2 uses to C3 use, this will continue to provide a small windfall 

contribution. It should be noted that the Government is proposing further changes 

to the prior approval process to allow for further change of use to C3 residential, 

and this should be monitored for future reports. As a consequence, a windfall figure 

of 220 is considered to be a more appropriate target to apply over the remainder of 

the whole period to 2031, and this equates to 3,520 units. 
 

150. As discussed earlier in the report, in terms of student accommodation completions, 

we consider the appropriate ration for student accommodation to market housing to 

be 4:1, therefore the previous student accommodation completions figure 

(equivalent housing figure) from 2011/12 to 2013/14 (217, 200, 720) would be 284. 
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The housing completions 2011/12 to 2013/14 and the existing small site housing 

commitments remain as in the Draft 2014 SHLAA. 

Table 2: Total future housing supply in Oxford 

Housing Supply 2011/12 to 2030/31 + Dwellings 

0-5 years 4019 

6-10 years 4734 

11-15 years 2453 

16+ years 438 

Total Potential Housing from identified sites 11,644 

Windfall dwellings 3520 

Housing completions 2011/12 to 2013/14 511 

Student accommodation completions (equivalent dwellings 
2011/12 to 2013/14 based on a 4:1 ratio) 

284 

Small site housing commitments  252 

Total Supply 16,211 

New sites that could come forward in a new Call for Sites 
as part of a Local Plan Review 

As yet 
unknown 
potential 

New capacity from reviewing restrictive policies in the 
Local Plan e.g. High Building Areas and View Cones 
protection, 10% Open Space and 50% Affordable Housing 

As yet 
unknown 
potential 

Land released from flood zone by Western Conveyance 
flood relief channel 

As yet 
unknown 
potential 

 

151. This total figure of 16,211 includes sites which have been considered through a 

policy off approach, in line with national Government policy, considering that 

Oxford City Council is not going to meet its OAN.  

 

152. However further policy relaxations should be considered in order to maximise the 

potential capacity of the site. These polices include the High Building Area and 

View Cones protection, and in particular, both the 10% Open Space and 50% 

Affordable Housing policy requirements on sites over a certain threshold, which 

can overly restrict provision, and can be met through off-site contributions through 
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legal agreements. If these polices were to be relaxed through a Local Plan review, 

then the total supply of dwellings would see a significant rise. 
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5. Conclusion 

153. The Strategic Housing Land Availability Assessment and Oxfordshire Strategic 

Housing Market Assessment documents should stand side by side in the plan 

making process, and rather than producing specific end figures (Draft 2014 

SHLAA, page 50), should be used to produce an acceptable and achievable level 

of housing in Oxford. In this instance, Oxford City Council have a Core Strategy 

Policy CS22 requiring a minimum of 8,000 homes to be built during the plan period 

to 2026, and these two documents should be used to revise the Core Strategy 

Policy through a Local Plan review. 

 

154. We work in a plan-led system. The SHMA indicates a higher need for housing than 

planned in the Core Strategy which was adopted in 2011, the natural way forward 

should be to undertake a Local Plan review, with a Call for Sites, a SHLAA, and a 

new plan to test and allocate further sites. The SHMA numbers for Oxford could be 

tested and preparing a new plan would test the scope for revising or “switching off” 

policies which currently restrict development e.g. densities, view cones, protection 

of key employment sites etc. and allow for a more flexible approach to 

development. 

 

155. The recent publication and amendment to the PPG by the Government now states 

that if there are constraints that impact upon a Local Authority, the Objectively 

Assessed Need does not necessarily outweigh these constraints: 

‘Assessing need is just the first stage in developing a Local Plan. Once need has 

been assessed, the Local Planning Authority should prepare a Strategic Housing 

Land Availability Assessment to establish realistic assumptions about the 

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

need for housing over the plan period, and in doing so, take account of any 

constraints such as Green Belt, which indicate that development should be 

restricted and which may restrain the ability of an authority to meet its need.’ 
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156. Ultimately, Oxford City Council have to make some very big decisions in order to 

come close to meeting their OAN, and these will include allocating Key 

Employment Sites, Protected Open Spaces and Green Belt land, something which 

is considered to be in line with Government guidance in the ‘Housing and 

economic land availability assessment’ section of the PPG.  

 

157. Our initial assessment shows that with a more considered approach in line with 

national guidance, the development of potential housing supply reaches 16,211 for 

the beginning of 2011/12 onwards, which is 5,919 more than is currently stated in 

the Draft 2014 SHLAA. 

 

158. It is not appropriate for the City Council to enter into discussions regarding the use 

of neighbouring authorities land, especially if it is Green Belt land, without 

undergoing a thorough and robust assessment of all potential sites for housing 

within its own authority boundary first, and it is clear from the Draft 2014 SHLAA 

that this is not yet the case.  


