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Non‐Technical Summary
Introduction
The purpose of Strategic Environmental Assessment is to promote sustainable development through the
integration of environmental considerations into the plan‐making process.
This Non‐technical summary provides a brief summary of the process and how the Strategic Environmental
Assessment has impacted upon it. It also provides information about how to comment on the SEA Report.

Contents and main objectives of the plan/ programme
The Oxpens Supplementary Planning Document (SPD) will set the framework for the development of the
Oxpens site. The SPD will sit underneath the “parent” document – the West End Area Action Plan (AAP). As
such it reflects, and is based on the policies within the West End AAP.
The Oxpens SPD provides an indicative masterplan that illustrates how development could look on the site, as
well as a regulating plan to guide development and a series of design principles on which the masterplan has
been based.
The design principles are set out below:
DP1
DP2
DP3
DP4
DP5
DP6
DP7
DP8
DP9
DP10
DP11
DP12

A High Quality Development
Maximising the value and potential of the site
A Sustainable Scheme
Addressing Oxpens Road
Improving Accessibility in the West End
High Quality Public Realm: Streets and Spaces
Enhancing Oxpens Meadow
Relationship to the Rive
Appropriate Land Use Mix
Generating Activity
Coherent Character
Phasing

Table NTS1: Design Principles on which the SPD masterplan is based

Current State of the Environment and Environmental Characteristics of the area significantly affected
The site is in a prominent position within and bounds the edge of the West End area. It has good access to the
rail network and is in walking distance of the city centre. The site has a variety of owners including the City
Council and British Rail Board (Residuary) (BRBR). At present the main features of the site include a flood
storage area, which is currently cleared, and a number of buildings in a variety of uses, and a car park.
The main existing environmental issue relevant to the development of the Oxpens SPD is flooding and flood
risk. A Strategic Flood Risk Assessment (SFRA) was undertaken to support the AAP (Atkins, June 2007). The
1
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SFRA provides detailed flood zone maps of the area. The SFRA flood zone map shows the Oxpens site to
contain an area of flood storage/ functional floodplain which lies in Flood Zone 3b, as well as some parts of the
site which lie in flood zones 3a and flood zone 2. As part of this work, an initial investigation was undertaken
to see whether it would be possible to move the current flood storage area on the Oxpens site in order to
create a more regularly shaped or larger area suitable for development.
The AAP states that “potential ways of compensating for this flood storage were identified, and a feasibility
study will be carried out to identify the best option as part of the master planning of the site”. Other existing
problems include, but are not limited to, the existing traffic and transport issues in the area; poor quality
townscape character; and limited biodiversity opportunities.

Alternatives
Two iterations of alternatives were looked at when developing the SPD. The first iteration considered whether
or not an SPD should be undertaken, or whether another way to take the site forward may be more
appropriate. The SEA found that an SPD was the most appropriate mechanism for taking the site forward at
this stage in the process, particularly given the constraints around flooding.
The second set of alternatives looked at broad alternatives for how the site could be taken forward with
respect of potential flooding issues on site. Two options were considered. One was informed by the flood
mitigation scheme and the other was informed by the Environment Agency flood zones. There were further
variants which varied the balance of housing and employment on site. These variants were all based on one of
the two flooding‐based options.

Key findings of the SEA Process
This summary provides a brief summary on each of the topic areas that was screened into the assessment and
provides a short overview of the type of mitigation measures considered.

Flooding
As a result of this topic being included in the SEA, further technical work which was commissioned to examine
how the site could be taken forward in relation to the flooding constraints. Two broad options were examined
in this work. One option was based on the Environment Agency flood maps. The other involved remodelling
of the site to increase the developable land area.
The technical work undertaken to support the SPD found that there are sufficient uncertainties associated
with the current representation of flooding at Oxpens to cast doubt on the EA’s Flood Map. This means that
the impact of development upon water levels and flood risk is not fully understood. As such the likelihood or
geographical scale of the effect, its significance, permanence or reversibility could not be predicted or
evaluated.
The technical work concluded that the existing understanding of flood water and flood risk in the vicinity of
the Oxpens site is rather rudimentary and on that basis, to either rule out the sketch Masterplan or definitely
say that it is technically feasible would be wholly unsubstantiated.
2
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The technical work suggested promoting the SPD on the understanding that there is a need for further and
more detailed hydraulic modelling and understanding of flood risk to be completed as the Oxpens site is taken
forward. The text of the SPD was amended to reflect this uncertainty.

Biodiversity
At the early consultation stage, the Environment Agency noted that
“The SEA findings should inform the master plan and design principles by identifying all features of ecological
interest, within the site and incorporating wildlife, mitigation and enhancement into the development, in
accordance with the LA duties under the NERC Act 2006.”

As a result of these comments, which supported the inclusion of biodiversity being scoped into the assessment
process, additions to various sections of the SPD were made including references to habitat enhancement and
ecological sustainability.

Cultural Heritage
A wide range of issues surrounding the historic environment were included in the SPD as a result of the SEA.
Comments made by the Heritage Officer at the City Council led to additional work being carried out and also a
number of changes in the SPD. Mitigation was mainly in the form of textual additions and included the
following parts of the historic environment:
‐
‐
‐
‐

Impact on the setting of both the city’s conservation areas – the Central (City and University)
Conservation Area and the Osney Town Conservation Area;
Relationship with the former historic suburb of St. Ebbe’s;
Visual impact of the development on the city’s sensitive historic skyline including the City Council’s
protected view cones;
Below‐ground heritage;

Transport
Further Transport modelling work was carried out as a result of the SEA process. This work looked at a
number of options for a junction accessing the development from Oxpens Road, as well as ensuring that the
roads within the development were sufficient to carry the type of vehicles expected. Three main options were
considered for junctions accessing the development. These were a roundabout, signal controlled junction and
a priority junction. As a result of the technical work and additional discussions with the County, a preferred
option was taken forward. The SEA suggested that the SPD should be sufficiently purposeful in its textual
amendments so that the mitigation measures suggested to make the scheme work would be carried forward.

Climate Change
A number of additions have been made to the SPD as a result of the SEA process. The original draft SPD made
no reference to the potential for an energy centre. The mitigation suggested as part of the SEA has been
incorporated into the document and now references to the potential for an energy centre and renewable
3
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energy are present. In terms of mitigating the impacts of climate change, this is a significant step forward.
The SEA suggests further investigation of this topic as the development of the site moves forward as this could
be a significant positive benefit for both the Oxpens site and the West End as a whole.

Mitigation
A number of changes to the document itself were made particularly in the case of the historic environment/
cultural heritage. Additions were also made in relation to flood risk and flooding, biodiversity and climate
change and sustainability.

Monitoring
Monitoring indicators have been provided for each of the constituent parts of the environment that the SPD
looks at. Indicators include the following:
SEA Objective
SEA Objective 1:
Flooding
SEA Objective 9:
Biodiversity
SEA Objective 10:
Heritage
SEA Objective 11:
Transport
SEA Objective 13:

Indicator
Permissions granted in Flood Zone 3b
Applications in areas of flood risk (or over 1ha) submitted with an FRA
Number of approvals for development incorporating sustainable drainage systems
Improvements made to green spaces and waterside environments
Number of schemes that have considered heritage in their design and access
statement
New links created
Improvements made to the street environment
Road congestion and Average Daily Motor Vehicle Flows
Number of schemes approved that meet the requirements of the NRIA SPD (and/
or Sites and Housing Plan where relevant)

Summary
In summary the SEA process has added considerable value to the Oxpens SPD. Environmental effects have
been considered and key issues of flooding and flood risk are being scrutinised in detail. Transport modelling
has been undertaken; the historic and natural environment has been given due consideration; and how the
SPD will approach climate change particularly in terms of energy efficiency and renewable energy has been
included in the SPD.

4
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How to comment on the report
The consultation period for the SEA report corresponds with that of the Oxpens SPD. If you wish to make
comments on the SEA Report, please make comments in writing. Either, email your comments to
planningpolicy@oxford.gov.uk
Or write to:
Planning Policy,
City Development,
3rd Floor, St. Aldate’s Chamber,
109‐113 St. Aldate’s,
Oxford,
OX1 1DS
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Background
Purpose of the Strategic Environmental Assessment
1.1 The purpose of the Strategic Environmental Assessment (SEA) is “to provide for a high level of protection
for the environment and to contribute to the integration of environmental considerations into the
preparation and adoption of plans and programmes with a view to promoting sustainable development”
Article 1 of the SEA Directive1.
1.2 The purpose of this Strategic Environmental Assessment is to assess the likely significant effects that the
Oxpens Supplementary Planning Document (SPD) will have on the environment. It is worth noting that
that the effects assessed as part of this SEA are considered in the context of previous work that was
carried out in the Sustainability Appraisal (SA) of the West End Area Action Plan (WEAAP).

Objectives of the Plan or Programme
1.3 The Oxpens SPD has a set of design principles which have been developed along the same lines as plan
objectives. As such it is prudent to use them.
1.4 There are twelve Design Principles set out in the Oxpens SPD. These are listed below:
DP1
DP2
DP3
DP4
DP5
DP6
DP7
DP8
DP9
DP10
DP11
DP12

A High Quality Development
Maximising the value and potential of the site
A Sustainable Scheme
Addressing Oxpens Road
Improving Accessibility in the West End
High Quality Public Realm: Streets and Spaces
Enhancing Oxpens Meadow
Relationship to the River
Appropriate Land Use Mix
Generating Activity
Coherent Character
Phasing

Table 1: Design Principles (Plan Objectives) for the Oxpens SPD

1.5 The Design Principles for the Oxpens SPD reflect and expand upon the design principles set out in the West
End AAP.

1

Directive 2001/42/EC on the assessment of the effects of certain plans and programmes on the environment (June
2001) implemented in to UK law through the Environmental Assessment of Plans and Programmes Regulations 2004 SI
No. 1633
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Links to other international, national, regional, local plans and programmes, and
relevant environmental objectives including how these have been taken into
account
National Planning Policy
2.1

The National Planning Policy Framework (NPPF) provides the National Planning Policy for England.
When identifying other plans and programmes it is clearly relevant. The NPPF provides policy on when
and how to use SPDs at para.153:
Supplementary planning documents should be used where they can help applicants make successful
applications or aid infrastructure delivery, and should not be used to add unnecessarily to the financial
burdens of development.

2.2

The glossary of the NPPF provides a definition of Supplementary Planning Documents:
Documents which add further detail to the policies in the Local Plan. They can be used to provide further
guidance for development on specific sites, or on particular issues such as design. Supplementary
planning documents are capable of being a material consideration in planning decisions but are not part
of the development plan.

Local Planning Policy
2.3

Oxford’s planning policies are found in a suite of planning documents which together form Oxford’s
Local Plan or as it is also known, the Local Development Framework.

2.4

The Core Strategy provides the strategic planning framework for Oxford. It allocates large strategic sites
for housing and employment uses and includes a suite of core policies on housing; employment;
responding to climate change; transport; townscape and the historic environment; and the natural
environment.

2.5

The Adopted Local Plan 2001‐2016 contains “saved policies” on a range of different topics including
urban design, the historic environment, shopping frontages, and many more. Some of the policies in the
Adopted Local Plan 2001‐2016 have been updated through a variety of Development Plan Documents
including the Core Strategy and the Sites and Housing Plan.

2.6

The Adopted Local Plan 2001‐20616 made commitments to produce a number of SPDs. These included
SPDs on Planning Obligations, Parking Standards, Affordable Housing and the Natural Resource Impact
Analysis (NRIA) SPD. The Planning Obligations and Affordable Housing SPD are currently being revised
to take account of the Community Infrastructure Levy (CIL). It is also worth noting that the NRIA SPD
includes a long‐standing requirement for large developments (10 or more residential units or 2,000m2
non‐residential floorspace) to provide 20% of their energy requirements from renewable or low‐carbon
technologies.

7
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2.7

The West End is a key location and represents the south‐west quarter of the city centre. As well as
being within the city centre, the West End is also the gateway to Oxford for those who arrive by train or
reach the city form the west. The West End forms a significant area of land and includes key city
landmarks and facilities such as the railway station; the Westgate Shopping Centre; the Castle site;
Gloucester Green; and Oxford Town Hall. However this area does not currently match Oxford’s
worldwide reputation or live up to its potential as a city centre area of the highest quality (Oxford Core
Strategy, 2011)

2.8

One of the strategic sites allocated in the Core Strategy is the West End. The Core Strategy Policy on the
West End, Policy CS5 states:

Policy CS5
West End
The West End is allocated as a strategic location which will deliver a mixed‐use development. Planning
permission will be granted for development that includes:
‐ Significant housing provision (approximately 700‐800 dwellings)
‐ Retail floorspace (at least 37,000m2)
‐ Office space (15,000m2 for the private sector and 20,000m2 for the public sector)
‐ New leisure and cultural attractions;
‐ A high quality network of streets and public spaces; and
‐ A new 1‐form entry Primary School to serve the area
2.9

An Area Action Plan (AAP) was produced for the West End. The West End AAP sits underneath the Core
Strategy in the hierarchy of development plan documents for Oxford City. The West End AAP does not
specifically allocate development sites but instead proposes a range of indicative land uses appropriate
for the area and suggests potential sites for particular uses giving certain uses priority on certain sites.
The West End AAP forms part of the development plan and contains a suite of policies to guide
development within the West End Area.

Sustainability Appraisal of the West End Area Action Plan
2.10 A Sustainability Appraisal (SA) was carried out alongside the production of the West End AAP. The SA
for the WEAAP dealt with a range of issues focussing on many aspects of the West End Area. The
Guidance2 for undertaking SEA discusses at Paragraphs 2.22‐2.25 the level of detail in SEA.
2.11 Paragraph 2.22 states:
An SEA need to be done in any more detail, or using any more resources than is useful for its purpose.
2.12 Paragraph 2.25 states:

2

ODPM, (2005) A Practical Guide to the Strategic Environmental Assessment Directive
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Where proposals need to be assessed more than once, e.g. at different stages of a plan or programme,
information from earlier assessments can be used subject to updating or extra detail which may be
necessary. This can help avoid duplication of assessment.
2.13 Because the SA for the West End has covered a number of issues already, there is no need for
duplication of the assessment as many aspects have already been assessed. Table 2 (taken from the
Combined Screening and Scoping Report) documents the review of the Sustainability Appraisal for the
West End AAP. The Table includes an additional column for additional information where relevant.

SEA Directive Topics.
(The environment is defined by
Schedule 2 paragraph 6 of the
Environmental Assessment of
Plans and Programmes
Regulations 2004)
Biodiversity/ Flora/ Fauna

Population

Human Health

Soil

Water

Air

Climatic factors

Summary of previous SA findings
or undertaken as part of the West
End AAP.

Additional information

Potential loss of an area of scrub
on the Oxpens site. The AAP will
ensure that a linear park is to be
created along the length of the
castle mill stream to mitigate this.

The HRA Screening concluded, and
Natural England agreed, that the
West End AAP would not be likely
to have a significant effect on the
interest features of the Oxford
Meadows SAC.
n/a

Development will bring more
residents and workers to the West
End.
AAP will improve health by
providing more affordable housing
which will reduce the number of
people in inadequate
accommodation. Potential for a
new health centre in the West End
Depending on flood remediation
measures this may need to be
addressed at a later date.
Further investigations required in
relation to the provision of flood
storage capacity on Oxpens Site.

SA suggests that there are not
likely to be any significant
improvements in air quality.
The West End provides one of the

n/a

n/a

The AAP makes a commitment to
carry out a feasibility study to
identify the best option as part of
the master‐planning of the site.
Further modelling work is being
commissioned and will be
undertaken to examine this issue
part of the SPD.
The whole of Oxford City is now an
Air Quality Management Area.
If this commitment is not fully
9
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Cultural Heritage, including
architectural and archaeological
heritage

Landscape

Inter‐relationships between the
above issues

2.14

few opportunities for providing a
district‐wide heating system for
Oxford and as such the AAP
commits to providing such a
system. The Oxpens site was
identified by a study by ARUP as a
key site to delivering the system in
the West End.
Depending on the detail of the
development proposal this may
have an impact on material assets.
Potential impact on below ground
remains of Osney Abbey and the
Civil War defences. The SPD will
ensure that heritage assets are
dealt with in line with national and
local policy in order to ensure that
there are no significant effects on
the environment.
Current policies exist in the Core
Strategy and West End AAP which
will ensure that these matters are
unlikely to have significant effects
on the environment.
SA suggests that vehicle
movements associated with the
AAP should have a modest impact
on the strategic road network

Planning Policy

considered on the Oxpens site,
there may be no further
opportunities for its development
in the West End

n/a

n/a

n/a

Some transport issues are
unresolved with regards to the
Oxpens site. For instance, visitor
coaches currently use the site, and
there are also proposed changes to
the bus routes. The City Centre
Stage 1 Transport Strategy has
been completed. This provides
some information about what is
proposed for the routing of buses
around Oxpens. There is also the
issue that as part of the Westgate
redevelopment, the car park on
Oxpens was an option to use as a
temporary car park while building
works are undertaken.

Table 3 (also taken from the Combined Screening and Scoping Report) shows the links between the AAP
and the SPD. As is seen below, the AAP provides a comprehensive framework for development and
renaissance in the West End; and that the SPD is broadly consistent with what the AAP proposes. It will
be for the SPD to provide further guidance for development of the Oxpens site.
10
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Existing Policies

Vision

Core Strategy and West
End AAP

DP1: A HIGH QUALITY
DEVELOPMENT

DP2: MAXIMISING THE
VALUE AND
POTENTIAL OF THE
SITE
DP3: A SUSTAINABLE
SCHEME

DP4: ADDRESSING
OXPENS ROAD

High quality
architecture
Palette of materials

WE12; WEDC section E;
CS18; HP9
Street Scene Manual for
public realm materials
Maximum number
CS22 (“at least...”); HP9a
of units / floorspace (“efficient use of land”);
WE20
Balance of land uses CS23; WE15; WE20
Water and flood
CS11; WE14
risk
Improving
CS13; CS14; WE2; WE3;
connections
Sustainable building CS9; WE12; WE13; HP11
design
SUDS
CS11; WE14
City centre housing CS22; WE15; WE19
Integrating
CS13; CS14; WE2; WE3;
movement options
AAP Appendix 4
Creating
CS27; WE21
employment
opportunities
Supporting viability CS5; WEAAP vision
of the wider West
End and City Centre
Building line/ set
WEDC type 1 streets
back
Floor to ceiling
heights
Public realm

DP5: IMPROVING
ACCESSIBILITY IN THE

Pedestrian
movement
Street trees
Network of
connected streets

Planning Policy

Additional requirements
sought by the SPD
None. Vision consistent with
existing Local Plan
documents
None. DP1 consistent with
existing policies and the
Street Scene Manual.
None. DP2 consistent with
existing policies

DP3 consistent with existing
policies in all aspects except
that the commitment to a
district heating scheme is
not referred to and flooding
matters are not fully
addressed.

None. DP4 consistent with
existing policies

WEDC type 1 streets
WE1 and supporting text;
WE3 and supporting text;
WE5(Oxpens Square);
Street Scene Manual
WE2
WEDC type 1 streets
WE1; WE2; WE3; WE5;
WE7; WE8; WE9; WEDC;

None. DP5 consistent with
existing policies in all
11
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OXFORD WEST END
Thames, Castle Mill
Stream, Oxpens
Meadow
Public transport
Foot/cycle bridge
Enhancement to
Oxpens Road

DP6: HIGH QUALITY
PUBLIC REALM:
STREETS AND SPACES
DP7: ENHANCING
OXPENS MEADOW

DP8: RELATIONSHIP
TO THE RIVER

DP9: APPROPRIATE
LAND USE MIX

Palette of materials

Oxpens Square
Using meadow
more
Flood mitigation
landscaping
Flood mitigation
Orientated towards
river
Mix of uses and
residential types
Mix of business
opportunities

hotel

Student
accommodation
Complimentary
land uses
DP10: GENERATING
ACTIVITY

DP11: COHERENT
CHARACTER

CS13(1st bullet); CS5(5th
bullet)
WE2; WE7; WE8; WE9

WE3 and supporting text
WE2
WE1 and supporting text;
WE3 and supporting text;
WE5(Oxpens Square);
Street Scene Manual
CS18; Street Scene
Manual for public realm
materials
WE5 and supporting text
WE8
CS11; WE14
WE7; WE8;
CS11; WE14

Planning Policy

aspects except that the SPD
does not resolve the
identified transport issues.

None. DP6 consistent with
existing policies

None. DP7 consistent with
existing policies

None. DP8 consistent with
existing policies

WE9
CS23; WE15; WE20; AAP
Appendix 2
WE21; WESection5.3;
WE22; WE24; WE26;
WE27; WE28; AAP
Appendix 2
WE26; CS32(WE
specifically mentioned);
AAP Appendix 2
CS25; WE18; HP5

WE19; WE20; WE24;
WE27; WE28; AAP
Appendix 2
Balance of land uses CS23; WE15; WE20
On street activity
WE20 and supporting
text; WEDC section B3
and 4
Flexible ground
WE20; CS18 (bullet 4)
floor uses
Palette of materials Street Scene Manual for
public realm materials

None. DP9 consistent with
existing policies

None. DP10 consistent with
existing policies

None. DP11 consistent with
existing policies
12
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Retention of ice rink
in medium to long
term
Main junction with
Oxpens Road has
moved
A couple of streets
have swapped
places in the
hierarchy.
Residential (Houses
and apartments)
Employment:
Offices, R&D
Hotel
A‐Class Uses
Student
Accommodation
Retirement
Accommodation
Café (Oxpens
Meadow Attraction)

Planning Policy

WE28;

None. DP12 consistent with
existing policies

West End AAP

None. Regulating
Masterplan consistent
existing policies.

Houses (P)
Flats (M)
Public Space (P)
Community Energy (P)
Amenities for housing (S)
Offices (S)
Public Offices (P)
Food and Drink (M)
Museums (S)
Hotel (P)
Conference (P)
Leisure (P)

Draft SPD introduces
student accommodation and
possible education use.

Draft SPD omits Community
Energy, Museums,
Conference and Leisure.

Where P = Primary
S = Secondary
M = Minor
Illustrative Masterplan

Phasing and Delivery

Illustrative
Masterplan
demonstrates how
site can be designed
in detail.
Includes proposed
distribution of uses
across the site.
SPD provides
indicative phasing
strategy,
infrastructure list
and funding
options.

No equivalent diagram in
AAP.

None. Illustrative
Masterplan consistent with
existing policies.

AAP contains illustrations
of building heights,
streets and spaces and
street sections, parking
standards.
See Appendices 8 and 9 of
the West End AAP.

None. The Draft SPD is
consistent with existing
policies.
Draft SPD provides updated
information on funding
sources.

2.15 Other environmental protection objectives include Habitat Regulations Assessment (HRA). An HRA
Screening was undertaken to support the West End AAP. The HRA screening considered that,
13
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development within the West End is unlikely to have an impact on the integrity of the SAC. Natural
England supported this screening opinion. An HRA was also undertaken to support the Core Strategy.
The HRA for the Core Strategy also concluded that development within the West End would be unlikely
to have an adverse impact on the integrity of the Oxford Meadows SAC. The HRA Screening can be
found at Appendix 1.

Description of baseline characteristics
2.16 A number of studies were undertaken to support the AAP including a community energy feasibility
study; Strategic Flood Risk Assessment; pre‐feasibility flood mitigation study; transport work which
examined the impact of the AAP on the strategic road network; a conference centre study; a hotel and
short stay accommodation study; and others.
2.17 The WEAAP makes several commitments to further studies and future work that is needed. Further
studies to support the AAP include flood mitigation work; updated transport modelling; and a review of
the historic environment carried out by specialist officers in the City Council’s Heritage Team.
2.18 The Combined SEA Screening and Scoping Report includes information about the baseline environment.
The entire report is found at Appendix 2.

Environmental Issues and Problems
2.19 The LDF Scoping Report identifies environmental problems (or sustainability issues) for the city. A
complete list of sustainability issues can be found at Appendix 3. It is worth noting that these
sustainability issues have been consulted upon and agreed. Those that are relevant to the Oxpens site
are noted below (only environmental problems are included):

Flooding: Climate change is a growing concern due to increased storm events which may lead to
increased flood risk
Flooding: Pressure for development is likely to push new development into higher risk areas and also
contribute to higher risk of flooding through increased run‐off
Flooding: Increasing levels of development may have an adverse impact on water quality due to
increased run‐off
Housing: High house prices and continued increases pose significant barriers to first‐time buyers.
Housing has become unaffordable for many first‐time buyers.
Biodiversity: Some of the species mentioned are to be found on unprotected sites and are therefore at
risk
Historic Environment and Heritage Assets: On‐going development pressure threatens the city’s cultural
and archaeological heritage. Development pressure in certain areas of the city could threaten heritage
assets more than others for instance inside the City Centre Archaeological Area.
14
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Transport and Air Quality: Pollution in the city centre related to buses is likely to decrease as a result of
the Low Emission Zone
Transport and Air Quality: Car Traffic is not yet affected by the Low Emission Zone. Pressure at major
junctions and congestion on arterial roads that can lead to high pollution is likely to increase as a result
of continuing development pressure both inside and outside the city. It will be important to minimise
car traffic and its impacts
Transport and Air Quality: Poor air quality can result in poor health. It is important that monitoring
continues and that steps are taken to manage air quality and ensure that the air quality in the area does
not become poor
Climate Change: Rising demand for energy will put pressure on energy suppliers
Climate Change: Cost of providing renewable energy still a barrier to more widespread production

2.20 The main existing environmental problem relevant to development of the Oxpens SPD is flooding and
flood risk. A Strategic Flood Risk Assessment (SFRA) was undertaken to support the Area Action Plan
(Atkins, June 2007). The SFRA provides detailed flood zone maps of the area. The SFRA flood zone map
shows the Oxpens site to contain an area of flood storage/ functional floodplain which lies in flood zone
3b, as well as some parts of the site, which lie in flood zones 3a, and flood zone 2. As part of this work,
an initial investigation was also undertaken to see whether it might be possible to move the current
flood storage area on the Oxpens site to create a more regularly shaped or larger area suitable for
development. (The SEA combined Screening and Scoping Report (April 2013) – Appendix 2)
2.21 The AAP states that “potential ways of compensating for this flood storage were identified, and a
feasibility study will be carried out to identify the best option as part of the master planning of the site”.
2.22 Other existing problems include, but are not limited to, the existing traffic and transport issues in the
area; and poor quality townscape character and limited biodiversity opportunities.
2.23 It is worth noting that the whole of the administrative area of the city has been declared an Air Quality
Management Area.
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SEA Objectives, targets and indicators

Developing the SEA Objectives
2.24 Sustainability Appraisal objectives were developed for Oxford’s LDF/ Local Plan Scoping Report. These
objectives directly relate to the topics in the SEA Directive and their links are shown in the SA Scoping
Report. The full list of Sustainability Objectives is set out at Appendix 3.
2.25 Table 4 below is taken from the Combined SEA Screening and Scoping Report. The table clearly
demonstrates that there are a limited number of key areas where additional assessment may be
required.
Directive Topic

Probability, Duration, Frequency & Reversibility of the effects

Biodiversity/ Flora/
Fauna

An additional report which looks at on‐site biodiversity has been produced since the
publication of the AAP. The findings of the additional information found in this report
will be considered as part of the SEA process.
Different land uses are appropriate in different areas of flood risk. This is set out
nationally (in the NPPF and the associated technical guidance) and locally (in the Core
Strategy (Policy CS11) and the West End AAP (Policy WE14)). The Oxpens site contains an
area of flood storage (flood zone 3b). The SA and the AAP make a commitment to
undertake further investigations to inform the master‐planning of the Oxpens site. At
present information is not known about the probability, duration, frequency and
reversibility of the effects. As such it has not been possible to assess whether or not
there will be likely significant effects on the environment. Therefore an SEA is needed
with regard to this particular SEA Topic. It is worth noting that SEA is proportionate to
the level of detail that is required. This topic is therefore screened into the assessment.
The Oxpens site has been ear‐marked through the evidence base as a site which is
integral in delivering the West End Community Energy scheme. The City Council invested
in a series of reports to deliver a community energy scheme. The report concludes that
an area of 20m x 30m could serve the longer term energy needs of the whole of the
West End. As a site that is within the control of the city, siting an energy centre on the
Oxpens site would enable a significant benefit to the city. There is no information about
the probability duration, frequency and reversibility of the effects of either including or
not including the energy centre for the community energy scheme on this site. As such
this topic is screened into the assessment.
There are some uncertainties particularly around how the development will impact the
historic environment in particular townscape character, landscape and below‐ground
heritage. Oxford City Council’s Heritage Team has been consulted regarding the historic
environment and townscape character and their response will feed into the SEA Report.

Water

Climatic Factors

Cultural Heritage,
including
architectural and
archaeological
heritage
Inter‐relationships
(Transport)

There are some unresolved transport issues in relation to the Oxpens site. Despite being
in a highly sustainable location, the number or residential units proposed has increased
from the time of the assessment undertaken for the AAP. This new level of housing
proposed on the Oxpens site has not been assessed in terms of its potential additional
transport and traffic impacts. Issues such as the environmental impact of removing and
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relocating visitor coaches off the site would need to be addressed. As there is no
additional information available other than that produced to support the AAP, transport
impacts are screened into the assessment.

2.26 Table 5 links the SEA Objectives from the LDF Scoping Report to the SEA Directive topics that have been
scoped into the assessment.
SEA Directive Topics

Relevant SEA Objectives

Biodiversity/ Flora/ Fauna

Objective 9: To conserve and enhance Oxford’s biodiversity
(Biodiversity)

Water

Objective 1: To reduce the risk of flooding and the resulting detriment
to public well‐being, the economy and the environment (Flooding)
Objective 12: Maintain and improve soil and water quality. Manage
water resources (Water and Soil)

Climatic Factors

Objective 13: Increase energy and resource efficiency (including
minimising waste) and renewable energy, with the aim of mitigating
climate change (Climate change)

Cultural Heritage including
architectural and
archaeological heritage
Inter‐relationships
(Transport)

Objective 10: Protect and enhance the historic environment and
heritage assets (Heritage)
Objective 11: Reduce traffic congestion and associated air pollution by
improving travel choice, shortening length and duration of journeys
and reducing the need to travel by car/ lorry (Traffic and Air Quality)
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Testing the plan or programme against the SEA Objectives
2.27 The following matrix looks at the internal compatibility of the SEA Objectives. This is an important step
as it is important to assess the SEA Objectives for compatibility with each other as it is important to
record if there are competing interests in sustainability terms.
2.28 The following compatibility matrix represents an analysis of the SEA Objectives to highlight if there are
any potential conflicts.
✔ =
compatible

1. Flooding

9.
Biodiversity

✔/X

10. Heritage

✔/X

X =
incompatible

Blank = no
links

✔/X

11. Transport

✔/X

13. Climate
Change

✔/X

SEA Objective

1.
Flooding

9.
Biodiversity

10.
Heritage

11.
Transport

13. Climate
Change

Table 6: Compatibility Matrix of SEA objectives vs SEA objectives

2.29 The main conflicts between the SEA objectives are outlined in the table 7 below:
Table 7: Potential conflicts between the SEA Objectives

Objective

Objective(s) potentially in
conflict with

Description of potential conflict

Objective 1: To reduce
the risk of flooding and
the resulting detriment
to public well‐being, the
economy and the
environment

Objective 9: To conserve and
enhance Oxford’s biodiversity

Many areas of countryside around Oxford are
wetland areas that require some flooding to
maintain their nature conservation value and
biodiversity. An increase in flooding could
damage areas of countryside and biodiversity
and some flood protection would be required to
maintain their value.

Objective 10: Protect and
enhance the historic
environment and heritage
assets
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Objective 9: To
conserve and enhance
Oxford’s biodiversity

Objective 10: Protect and
enhance the historic
environment and heritage
assets

Protecting the historic environment is often seen
in the same light as the protection of the natural
environment and increasing biodiversity. Care
needs to be taken that one is not seen to be
more important than the other and conserved to
the detriment of the other.

Objective 10: Protect
and enhance the
historic environment
and heritage assets

Objective 13: Increase energy
and resource efficiency
(including minimising waste)
and renewable energy, with
the aim of mitigating climate
change

There are often conflicts in terms of visual
impacts of increasing energy efficiency on the
historic environment and heritage assets. Care
should be taken that to increasing energy
efficiency and renewable energy does not have a
detrimental impact on the historic environment.
There is the potential for conflict between these
objectives.

2.30 The following Plan Objectives were used in the Oxpens SPD. As discussed previously the Plan Objectives
for the Oxpens SPD are described within the document as “Design Principles”. Table details the list of
“Design Principles”/ Plan Objectives.
Table 8: Design Principles/ Plan Objectives
DP1
A High Quality Development
DP2
Maximising the Value and Potential of the
Site
DP3
A Sustainable Scheme
DP4
Addressing Oxpens Road
DP5
Improving Accessibility in the Oxford West
End
DP6
High Quality Public Realm: Streets and Spaces
DP7
Enhancing Oxpens Meadow
DP8
Relationship to the River
DP9
Appropriate Land Use Mix
DP10
Generating Activity
DP11
Coherent Character
DP12
Phasing
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2.31 The next step of the SEA process is to assess the Plan Objectives against the relevant SEA Objectives
Oxpens SPD
Plan
Objectives

SEA Objectives
1. Flooding

9.
Biodiversity

10.
Heritage

11.
Transport

13. Climate
Change

✔/X

1. High Quality
Development
2. Maximising
Site Value and
Potential

X

3.
Sustainability

✔

X

X

✔

4. Oxpens
Road
5. Accessibility

✔

X

✔

6. Streets and
Spaces
✔

7. Oxpens
Meadow
8. Relationship
to the river

✔

✔

9. Land Use

X

X

X

✔/X

X

10. Activity
✔

11. Character
12. Phasing
Key:
✔ =
compatible

X =
incompatible

Blank = no
links

Table 10: Compatibility Matrix

2.32 Table 11 provides more details regarding the potential conflicts between the SEA Objectives and the
Plan Objectives.
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Table 11: Possible conflicting interactions between the SPD objectives and the SEA Framework
Conflict
Number

Objectives in
conflict

Rationale

SPD1

SEA Objective 1 vs.
Plan Objectives 2, 5 &
9

Increased levels of hard surfacing associated with new housing,
business premises and other development will require special drainage
measures to manage the run‐off and reduce the risk of flooding. It will
also be necessary to ensure that new development is provided with the
appropriate standard of flood‐defence.

SPD2

SPD3

SPD4

SPD5

SEA Objective 9 vs.
Plan Objectives 2 & 9

SEA Objective 10 vs.
Plan Objective 1

SEA Objective 11 vs.
Plan Objective 9

SEA Objective 13 vs.
Plan Objective 2 & 9

Careful consideration will be required in relation to the excavations
and drainage required to provide new roads and footways in order to
manage run‐off and reduce the risk of flooding.
Care should be taken when seeking to maximise the value and site
potential that other important environmental aspects are not
overlooked and are given an equal weighting. There is a risk that
maximising site value and potential could outweigh other
considerations and be the driving force behind decision‐making.
The design and location of development must be carefully considered
so as not to compromise existing biodiversity but rather to create
further opportunities for its enhancement.
This plan objective could have a positive or negative impact on the
historic environment and heritage. High quality development does not
always respect its historic context and it will be important that the
historic context of the surrounding area is fully understood.
Careful planning will be required to ensure that the provision of a mix
of uses and land allocations and building typologies does not
compromise the existing open spaces and historic features but rather
works with them and enhances them.
Providing more development could potentially lead to increases in road
congestion and associated air pollution impacts. Car parking should be
kept to a minimum and more sustainable patterns of travel are to be
encouraged.
Attracting more tourists into the area could potentially lead to
increases in road congestion and associated air pollution impacts if
more sustainable patterns of travel are not provided or encouraged
New development will only lead to an increase in energy efficiency and
the proportion of energy generated from renewable sources if these
features are incorporated into the design of the development either at
building or site scale.
Care should be taken when seeking to maximise the value and site
potential that other important environmental aspects such are not
overlooked and are given an equal weighting. There is a risk that
maximising site value and potential could outweigh other
considerations and be the driving force behind decision‐making.
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Plan/ Programme Issues and Alternatives

Developing the Main Strategic Alternatives (Task B2)
3.1 The SEA Regulations3 requires that the Responsible Authority must appraise the likely significant
environmental effects of implementing the plan or programme and any reasonable alternatives
(Regulation 12).
3.2 The SEA Guidance4 states that is normal practice when developing a plan or programme, to propose
different ways of fulfilling objectives. These are known as options. Each alternative can then be tested
against the SEA Objectives, with positive as well as negative effects being considered, and uncertainties.
3.3 The SEA Guidance sets out some options that should be looked at in all cases. These are the “No Plan”
option and “Business as usual” option. “No Plan” means what would happen if no plan or programme
was introduced. “Business as usual” means a continuation of an existing plan or programme, as an
alternative to preparing a new one. In the case of the preparation of the Oxpens SPD, these two options
result in the same outcome.
3.4 The development of the “strategic” options was straightforward in this case. Option 1 is the “No Plan”/
“Business as usual” approach (the No SPD option) and Option 2 is the option to produce an SPD to set
the framework for the development of the site.

Comparison of the alternatives
3.5 Table 12 is suggested in the SEA Guidance as a mechanism for the comparison of alternatives.

3
4

The Environmental Assessment of Plans and Programmes Regulations 2004, SI No. 1633
ODPM (2005), A Practical Guide to the Strategic Environmental Assessment Directive
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Comparison of alternatives: Table 12
Option 1 (Business as usual/ No plan)
SEA Objective Short
Objective 1:
Flooding

term
+/‐

Medium Long
term
term
+/‐
+/‐

Comments/ Explanation
Portion of land on‐site is currently a flood
storage area.

Option 2 (Produce an SPD to set the framework for development for
the site)
Short Medium Long
Comments/ Explanation
term
+

term
+

term
+

Without the SPD this area is likely to remain
as such until the planning application stage.

Objective 9:
Biodiversity

Objective 10:
Heritage

Objective 11:
Transport

0

0/‐

‐/?

0

0/‐

‐/?

0

0/‐

‐/?

Site cleared following ecological survey.
Survey detailed best time to clear the site
and this guidance was followed.
If biodiversity matters left to planning
application stage then opportunities for
enhancement may be lost.
Existing planning policy including Local Plan,
Core strategy and the design code in the
West End AAP provides support for
protection and enhancement of historic
environment. Early evaluation of areas with
high archaeological potential should inform
the detailed design.

It was not appropriate for the existing policy
framework as set out in the AAP to provide

Planning Policy

?/+

?/+

?/+

In producing an SPD to be adopted for the site,
additional work on flood mitigation has been
commissioned.
The results of this work will feed into the
assessment process. (See sections on prediction
and evaluation of effects)
Part of site cleared following ecological survey.
Survey detailed optimum time to clear the site
and this guidance was followed.
Biodiversity improvements to be considered
through SPD process

+

+

+

+

+

+

Masterplan produced as part of SPD to give an
indication of how the site could look.
Given strong suite of existing policy protection
for the historic environment, the SPD is likely to
provide a minor positive impact as any
discussions regarding the likely impacts on the
historic environment will be brought forward at
an early stage in the process and are likely to be
resolved in a satisfactory manner.
Given the need to make further decisions
regarding transport, the production of an SPD
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would be likely to provide an appropriate vehicle
to do this.

answers to all of the issues surrounding
transport. As such several decisions are
needed “down‐the‐line”.

Objective 13:
Climate
Change

‐

‐

‐

Without the production of the SPD these
decisions would inevitably be left until the
planning application stage, which may not
be the most appropriate stage to be
considering potential secondary impacts.
The West End AAP included a policy on
resource efficiency. This policy made a
commitment to deliver a community energy
scheme in the West End. A number of
technical reports were produced to support
the AAP and subsequently after its
adoption. These reports were progressed on
the basis that the Oxpens site would be the
site of the energy centre. Without an SPD in
place, the location of the energy centre on
the Oxpens site could be lost to more
profitable uses such as housing

Planning Policy

By considering potential secondary impacts of
transport decisions at the SPD stage, it provides
more certainty at the application stage.

+

+

+

With the production of an SPD that provides a
masterplan for the site, it is likely that discussions
around the location of the energy centre will
happen early in the process. If discussions
happen early in the process then it is more likely
that the energy centre will receive a small
footprint of land on the Oxpens site. This will
have a positive impact in relation to mitigating
the impacts of climate change.

Key:
+ positive ‐ negative 0 neutral ? uncertain
+/‐ minor ++/‐‐ major
Summary
The comparison assessment of the strategic options shows that producing an SPD can be seen overall to have a positive impact. This mainly relates to
addressing key environmental issues at a sufficiently early stage such that they can be discussed and resolved in ample time and prior to the submission of a
planning application. As discussed above, the key issues are flood risk, the inclusion of an energy centre as part of the masterplan, opportunities for
biodiversity on site, and ensuring that opportunities for protection and enhancement of Oxford’s historic environment are maximised.
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3.6
3 Once thee need for an
n SPD had been determinned, several options
o
for taking forwarrd the SPD co
onsidered.
The two m
main optionss were inform
med by the ppre‐feasibilitty flooding sttudy. These were compa
ared against
the “No P
Plan”/ “Busin
ness as usual” option in oorder to dete
ermine whatt, if any signifficant enviro
onmental
effects on
n the environ
nment would
d be likely frrom the Oxpe
ens SPD.
3.7
3 Below aree the two “Illustrative masterplans” showing how
w the two strategic optioons “could” look. Clearlyy
the devellopable areaa of option 1 is more as thhis option would involve re‐profiling of the flood storage
area whicch is shown as
a a green sw
wathe througgh the site in
n Option 2. Each
E
of the ooptions has positive
p
as
well as neegative implications, nott all of whichh will be caugght through this
t SEA proccess. It is wo
orth noting
that these diagrams show
s
the red
developmentt after the po
otential final phase (as seet out in the
e draft SPD)
h the Ice Rinkk is no longer present onn site. The se
ection on Phasing in the SSPD discusse
es this as
–in which
the final eelement in the long‐term
m redevelopm
ment of the site.

Option 1

Option 2

Op
ption 1: Develo
opment boun
ndary informed by flood mittigation schem
me
Op
ption 2: Develo
opment inform
med by EA flo
ood zones

3.8
3 Table 13 examines th
he two different options aand compare
es them with
h the “No Plaan”/ “Busine
ess as usual”
option.
3.9
3 These tw
wo options weere develope
ed from the Atkins’ (2007) report on possible conncepts for flo
ood
mitigation, which com
mprised fourr distinct opttions. These are listed be
elow:
1.
2.
3.
4.

Desiggning within the existing flood enveloope
Left b
bank flood sttorage (on la
and within thhe study areaa)
Rightt bank storagge (on land outside
o
the sttudy area)
A com
mbination off the above options
o

3.10
3
The first two options were considered duri ng the formu
ulation of the SPD as theey did not relly on space
outside the study areea and it was considered that they haad a more likely success oof being delivered.
25
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3.11 The Environment Agency (EA) has been consulted during the production of the SPD. The EA was
consulted on masterplans that responded to the alternative approaches. The EA did not discount either
approach (in principle), subject to further technical work being carried out on the Flood Risk Assessment
(FRA) and technical work.
3.12 The options for the available land were based broadly around these two main options, which have
been reviewed in the SEA. The masterplan options were prepared on the basis of development which
was informed by a flood mitigation scheme (Option 1) and development informed by the EA flood zones
(Option 2).
3.13 Further variants were examined that considered different amounts and types of land‐uses on‐site. The
options varied the balance of housing and employment on the site but were all based around one of the
two options assessed in the SEA.
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Table 13: Examination of alternatives
SEA
Objective

1 Flooding

Option 1 –
Development
boundary informed
by flood mitigation
scheme
?

Option 2 –
Development
boundary
informed by EA
flood zones
?

Option 3 ‐ ‘No SPD’/
‘Business as usual’

Comments

New baseline created by
revising how the
floodplains in the model
around the development
were represented. This
resulted in lower water
levels, but no real change
to flood extents due to
the shape of the
floodplain.

Technical work was undertaken to support the AAP and further
technical work has been undertaken to support the SPD.
There are sufficient uncertainties associated with the current
representation of flooding at Oxpens to cast doubt on the EA’s Flood
Map. This means that the impact of development upon water levels
and flood risk is not fully understood. As such the likelihood or
geographical scale of the effect, its significance, permanence or
reversibility cannot be reliably predicted or evaluated.
However, regarding the certainty, the technical work concludes that
the existing understanding of flood water and flood risk in the vicinity
of the Oxpens site is rather rudimentary and on that basis, to either
rule out the sketch Masterplan or definitely say that it is technically
feasible would be wholly unjustified.
The Technical work goes on to suggest promoting the SPD on the
understanding that there is a need for further and more detailed
hydraulic modelling and understanding of flood risk to be completed
as the Oxpens site is taken forward.

9
Biodiversity

‐
This option

+
This option

Results of ecological survey used to determine the optimum time to
clear part of the site.
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Objective
Development
boundary informed
by flood mitigation
scheme
provides less scope
for habitat creation
on‐site

10 Heritage

Potential constraint
posed by Harts
Sconce in Oxpens
Meadow

11 Transport

?/‐
More development
on site could mean
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Option 2 –
Option 3 ‐ ‘No SPD’/
Comments
Development
‘Business as usual’
boundary
informed by EA
flood zones
would provide
better
Opportunities exist through the redevelopment of the site to enhance
opportunities
biodiversity opportunities on‐site through habitat creation.
for habitat
enhancement
and creation on
site.
Existing policies in AAP,
Potential
In evaluating the impact of the masterplan on heritage, a number of
constraint
Core Strategy and Local
issues will need to be addressed individually. Impacts and
posed by Harts
Plan provide context for
opportunities on the following areas have been evaluated in terms of
Sconce in
historic environment.
heritage:
The evidence base for the
Oxpens
‐ Impact on the setting of both the city’s conservation areas –
the Central (City and University) Conservation Area and the
Meadow
city’s historic
Osney Town Conservation Area;
environment – the
‐ Relationship with the former historic suburb of St. Ebbe’s;
Heritage Plan provides
‐ Visual impact of the development on the city’s sensitive
detailed evidence to
historic skyline including the City Council’s protected view
support policies and
policy development
cones;
including view cones,
‐ Below‐ground heritage;
conservation area
‐ Character of the development including on‐site features; and
appraisals, archaeological
‐ Impact on trees.
assessments and more.
?/‐
Less
development on

?/‐
Effects would depend on
implementation.

Transport modelling was undertaken. The transport options examined
did not inform the development of the strategic options for the site.
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Objective
Development
boundary informed
by flood mitigation
scheme
more traffic,
although it is
anticipated that
the development
will be low‐car so
this is unlikely to be
a significant issue
(see transport
modelling work for
qualitative results)

13 Climate
Change

‐
Early drafts of the
masterplan did not
include space on
the Oxpens site for
an energy centre.
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Option 2 –
Option 3 ‐ ‘No SPD’/
Comments
Development
‘Business as usual’
boundary
informed by EA
flood zones
site could mean
less‐traffic
although it is
anticipated to
be a low‐car
development so
unlikely to be
too much of an
issue (see
transport
modelling work
for quantitative
results )
Not including energy centre on the Oxpens site has potential
‐
The West End AAP
secondary implications for the future of the West End Community
Early drafts of
includes a commitment
Energy scheme. This is more likely to worsen in the long‐term.
the masterplan
to provide a community
did not include
energy scheme in the
West End.
Suggest inclusion of an energy centre within the Oxpens site in order
space on the
to achieve vision for the West End and key corporate challenge of a
Oxpens site for
low‐carbon Oxford.
an energy
centre.
It is unclear how the existing policy requirements as set out in the
NRIA SPD and Sites and Housing Plan would be met. These
requirements are for 20% of the energy on site to be provided from
renewable or low carbon technologies.

Summary
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by flood mitigation
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Option 3 ‐ ‘No SPD’/
Comments
Development
‘Business as usual’
boundary
informed by EA
flood zones
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In environmental sustainability terms, Option 2 scores slightly better than Option 1 as there is more scope for the creation of habitats and more green
space on site. In terms of flooding, the technical work was inconclusive and further work is needed once the EA flood model has been revised. In terms of
cultural heritage, the general comments received were broadly sympathetic to both schemes. Concerns were raised regarding views into and out of the
site, particularly the view cones and these have been addressed in the mitigation section. Option 1 would have a slightly worse impact in terms of transport
than option 2 just by the fact that there would be more development so more people would be travelling to the site. There are unlikely to be significant
transport impacts however, and the technical work has indicated that with mitigation, the impact of Option 1 (which would be higher than Option 2) can be
mitigated to a satisfactory level.
Finally in terms of climate change – there needs to be a firm commitment to how the City Council’s own plans and programmes will be adhered to,
particularly the Natural Resources Impact Analysis SPD (and the Sites and Housing Plan) which requires 20% of the energy requirements to be generate
through on‐site renewable or low carbon technologies.
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Prediction of effects (Task B3)
Table 14: Prediction of effects
SEA Objective

Effects
over time

Comments

1.

?

Technical work was undertaken to support the AAP and further technical work has been
undertaken to support the SPD.

Flooding

There are sufficient uncertainties associated with the current representation of flooding at
Oxpens to cast doubt on the EA’s Flood Map. This means that the impact of development
upon water levels and flood risk is not fully understood. As such the likelihood, or
geographical scale of the effect, its significance, permanence or reversibility cannot be
predicted or evaluated.

9.

Biodiversity

‐

With regards to this uncertainty, the technical work concludes that the existing understanding
of flood water and flood risk in the vicinity of the Oxpens site is rather rudimentary. On that
basis, to either rule out the sketch Masterplan or definitely say that it is technically feasible
would be wholly unjustified
Part of the site cleared following ecological report. Advice in report followed as to the
optimum time to clear the site with minimum disturbance to existing flora and fauna.
Opportunities for new habitats are to be investigated as part of SPD and planning application
process. Oxpens field provides an important green space within the city. This will be
maintained and opportunities for enhancement should be investigated.

10.

Heritage (including
“vision”)

+/‐

Oxford’s unique historic environment and visual relationship to the surrounding countryside
are vital to maintain the city’s character.

Further research
that may be
required
Further and
more detailed
hydraulic
modelling and
understanding of
flood risk is to be
commissioned
and completed
as the Oxpens
site is taken
forward.

Further work
could be
undertaken to
explore how best
to maximise
opportunities for
biodiversity on‐
site.
Additional
assessment of
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The City Council Heritage Officers comments regarding the scheme were received. As a result
of these comments, additional assessments were made including looking at Oxford’s skyline
through the view cones, archaeological comments including the location of civil war defences
have also been noted.

11.

Transport

13.

Climate Change

‐

The policy review (chapter 2 of the SPD) does not mention the City Councils adopted Natural
Resources Impact Analysis SPD which requires 20% of the energy requirements of a site to be
provided by on‐site renewable or low carbon technologies. The first draft SPD did not include
a mention of renewable energy or how the 20% on‐site renewable energy target will be met.
In the first draft SPD there was no indication or commitment to reducing the demand for
energy. There was no indication or commitment demonstrating how the proposed
development would reduce carbon emissions or reduce waste generation.

Planning Policy
Oxford’s skyline
from the
perspective of
the view cones
undertaken.
Further transport
modelling and
work undertaken
to support SPD.
Suggest viability
testing includes
figures for how
to meet the 20%
on‐site
renewable low‐
carbon energy
requirements

One of the design principles is a sustainable scheme. In one of the early iterations of the SPD,
it was unclear how this section went further than the existing building regulations in terms of
reducing energy, carbon etc.
Summary
As the Masterplan is indicative it is subject to change. Any positive aspects of the scheme are therefore subject to change. The same is true, of course of any
negative aspects. The illustrative nature of the masterplan is therefore both positive and negative. It creates flexibility over the block structure, layout, and how
the scheme is taken forward. This is often seen as a positive aspect of development. However, with this flexibility brings uncertainty about what exactly will be
delivered. Overall it is difficult to score the indicative masterplan as anything other than +/‐. The reason for this is, as stated above, there is both flexibility and
uncertainty around what is proposed.
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Evaluation of Effects (Task B4)
Table 15: Evaluation of effects
SEA Objective
1. Flooding

9. Biodiversity

Main predicted effects
(Task B3)
New baseline created
by revising how the
floodplains in the
model around the
development were
represented. This
resulted in lower water
levels, but no real
change to flood extents
due to the shape of the
floodplain.

Opportunities to
enhance biodiversity on
site

Probability/ Frequency

Duration/ Reversibility

Uncertain

Uncertain

If mention is made in
the SPD then it is likely
that biodiversity
improvements and
opportunities will be
maximised on site

Biodiversity
improvements will be
long‐lasting and have
positive effects

Secondary/ cumulative/
synergistic effects
Uncertain

Improvements to
biodiversity resource
can have secondary
function of acting as a
wildlife corridor.
Improvements could
include creating an

Comment/ Overall
effects
There are sufficient
uncertainties
associated with the
current representation
of flooding at Oxpens
to cast doubt on the
EA’s Flood Map. This
means that the impact
of development upon
water levels and flood
risk is not fully
understood.
Further work is
required to support the
detailed planning
application.
Enhancing biodiversity
features on site is likely
to be positive
particularly as
competing land uses
within the city mean
that biodiversity
33

October 2013
SEA Objective

10. Heritage
11. Transport
13. Climate change

Main predicted effects
(Task B3)

See commentary below
at *
See commentary below
at **
See commentary below
at ***

SEA of the Oxpens Supplementary Planning Document
Probability/ Frequency Duration/ Reversibility
Secondary/ cumulative/
synergistic effects
avenue or boulevard of
trees to increase
potential for movement
of biodiversity across
the site.
?
?
?
?

?

?

Planning Policy
Comment/ Overall
effects
improvements and
enhancement is often
seen as an optional
extra.
*see below for details
of evaluation
** see below for details
of evaluation
*** see below for
details of evaluation
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*Evaluation of Heritage Impacts
3.14 In evaluating the impact of the masterplan on heritage, there are a number of issues which need to be
addressed individually. Impacts and opportunities on the following areas have been evaluated in terms
of heritage:
 Impact on the setting of both the city’s conservation areas – the Central (City and University)
Conservation Area and the Osney Town Conservation Area;
 Relationship with the former historic suburb of St. Ebbe’s;
 Visual impact of the development on the city’s sensitive historic skyline including the City Council’s
protected view cones;
 Below‐ground heritage;
 Character of the development including on‐site features; and
 Impact on trees.
Conservation Areas
3.15 The site forms part of the settings of both the city’s Central (City and University) Conservation Area and
the Osney Town Conservation Area, notably in longer range views of the city and views from Osney
Cemetery.
3.16 The impact of development in the Conservation Areas’ settings will be a material consideration in
determining planning applications, which, given the illustrative nature of the masterplan should be
highlighted as both a constraint and an opportunity in the SPD document.
Historic suburb of St. Ebbe’s
3.17 The site lies on the edge of the former historic suburb of St. Ebbes, whilst elements of St Thomas’s
suburb lie between it and the city centre. These areas are characterised by a complex pattern of narrow
streets and red brick terraced houses, interspersed with larger buildings associated with former
industrial use set around courtyards and with large frontage blocks. This might help inform the design
approach adopted.
Visual impacts (including view cones)
3.18 The illustrative bird’s eye images of development, showing large, flat roofed blocks need to be carefully
considered given the sensitivity of the city’s skyline. Whilst these may be intended to support
consideration of the position, use and composition of blocks of development, these illustrations may be
misleading to developers and create problems when considering planning applications if such roof
profiles are not considered to protect these features of the city.
3.19 Building heights, and the forms, extents and materials of rooflines will receive detailed consideration
within the determination of planning applications and will need to be carefully considered during the
preparation of proposals.
3.20 The prominence of this site in views of the City Centre from the western hills, and in the City Council’s
protected view cones in particular needs to be explored and should be referenced in this document as a
consideration, with more detailed consideration in the technical appendixes. The loss of trees that
currently contribute to the character of these views will be a particular impact of this development.
Measures to minimise and, where necessary mitigate this impact should be outlined in the masterplan.
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Below ground heritage
3.21 There are some key historical features of the area that will need to be considered by developers. These
include the potential for medieval remains of Osney Abbey and the potential remains of the city’s Civil
War defences.
3.22 The location of Civil War defences recorded on historic maps of the city coincides with part of the area
identified for flood mitigation works. The need to undertake further archaeological evaluation is
recognised. The results of the evaluation could subsequently result in the redesign of the flood area or
requirements for further archaeological recording and therefore could delay implementation of
proposals if not factored in to the overall plan for development of the site.
Character of the development
3.23 The suggestion of character areas to be created appears to be based principally on land use. We would
suggest that a larger number of small character areas defined by use, architectural character, and spatial
character, would help to complement the intricate and complex character of townscape elsewhere in
West Oxford. We would disagree with the assertion at 5.9 that the whole development must read as
one. This could result in a monotonous townscape. Several separate character areas can be incorporated
within a development of this scale, whilst the long frontage of Oxpens Road needs to be broken up by
buildings of varied form, style and materials to create a more attractive townscape.
Existing on‐site heritage
3.24 There has been no assessment of current upstanding heritage on site. Such buildings should be
identified at an early stage as they can be retained to help sustain a sense of connection to the past as
well as adding detail and interest.
Impact on Trees
3.25 The loss of trees that currently contribute to the character of these views will be a particular impact of
this development. Measures to minimise and, where necessary, mitigate this impact, should be outlined
in the masterplan.
Summary
3.26 Given the indicative and illustrative nature of the masterplan, impacts on heritage will need to be
reconsidered again and more fully at the planning application stage. As a result of this evaluation of the
impacts on heritage, additional work has been carried out examining the impacts of the development on
the historic environment. This includes an examination of the impact of views into and out of the site.
3.27 With regard to assessing the effects of the proposed masterplan, because it is flexible, a lot of the effects
will be uncertain, for instance, currently the frontage along Oxpens Road is illustrated as being uniform.
This, as the assessment notes, could result in a monotonous townscape. “[T]he long frontage of Oxpens
Road needs to be broken up by buildings of varied form, style and materials to create a more attractive
townscape”.
3.28 Given the flexibility of the masterplan, this aspect could be incorporated at the planning application
stage and the SPD should put sufficient measures in place to ensure that this and all the points above are
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addressed in an appropriate manner in order to ensure that a development comes forward which both
preserves and enhances the historic character of the city of Oxford. The mitigation measures are
discussed in the following section.

**Evaluation of Transport Impacts
3.29 There were three options for accessing the development that were tested in the transport modelling.
Roundabout:
3.30 The roundabout option provides sufficient capacity in the PM peak but in the AM Peak the junction
would operate at capacity. This would result in queues on the approach from Oxpens Road South. The
queues form as a result of pedestrian demand within the modelled junction, which results in reduction in
entry capacity.
3.31 The Technical work stated that:
“Consideration should be given as to whether the pedestrian demand could be encouraged to use the
northern arm of the junction instead of the southern arm. The southern arm is demonstrated as being
critical to the operation of the junction and the location of a zebra crossing proves detrimental to capacity”
3.32 A mini‐roundabout option was also considered but this was rejected as it would be unlikely to have
sufficient capacity at this location when pedestrian crossings are provided.
Traffic signals:
3.33 With traffic signals, the analysis shows the junction reaching practical capacity as some arms of the
junction have degrees of saturation near to 90%. Although this indicates that the junction has some
spare capacity at other times. Delays of up to 80 seconds in the PM peak and 61 seconds in the AM peak
are associated with the signal option.
Priority junction:
3.34 A priority junction has also been designed for the junction of the site access/ Oxpens Road. The analysis
indicates that the junction design would result in capacity issues for traffic accessing Oxpens Road from
the development access road.
Preferred Option:
3.35 The technical work undertaken by Halcrow suggested that in terms of capacity, the signal solution best
accommodates traffic demand and provides a safer option for pedestrians and cyclists in negotiating and
leaving the junction. However the signal option does have a marginally higher level of delay over that of
the roundabout.
3.36 The final option selected was the roundabout but with one of the crossing points removed. After careful
consideration with the County Council, the roundabout’s southern zebra crossing was removed, as it was
considered that this could increase capacity at the junction. The roundabout option would also reduce
visual clutter from the street‐scene.
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3.37 Given the indicative and illustrative nature of the masterplan, it is important that these changes are
highlighted in the text as fundamental to this option being carried forward otherwise there may be
capacity issues at the roundabout.
***Evaluation of Climate Change effects
3.38 The SPD includes a Design Principles (DP3) entitled “A Sustainable Scheme” and a section on “Integrating
Sustainability” which discussed Physical, Social and Economic Sustainability. A notable omission from
this section is “Environmental Sustainability”. Although a range of positive factors are included in this
section, including sections on Sustainable Building Design; and a Sustainable Location for Development,
the actual sustainability credentials appear to be statutory in nature.
3.39 It is encouraging to see statements such as “Proposals should seek to maximise sustainable building
design to provide a flagship precedent scheme for future developments in the Oxford West End to learn
from”, however it is unclear how this will be achieved given what the sustainable building design should
incorporate. For instance, to simply “explore the potential for integration of micro‐generation” is
unlikely to result in the kind of flagship scheme that Design Principle 3 – A Sustainable Scheme – aspires
to. The illustrative and indicative nature of the masterplan provides both flexibility in terms of future
development coming forward and uncertainty. This makes any evaluation of effects highly subjective as
they are not firm proposals. Mitigation measures put forward as a result of the SEA are documented in
the following section.
3.40 The option that was carried forward in the SPD was the option 1, although the indicative layout was
illustrated differently in the final document than it was shown above.
3.41 Option 1 was considered to have several benefits over option 2 including, making more efficient use of
land, and providing a greater developable land area. The option was also considered to meet more of
the design principles.
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Proposed Mitigation Measures (Task B5)
3.42 Measures to prevent, reduce or offset any significant adverse effects of the plan or programme are
known as ‘mitigation measures’. Mitigation measures include pro‐active avoidance of adverse effects as
well as actions taken after effects are noticed.
3.43 A number of additional studies were commissioned as mitigation measures after seeing the first draft of
the SPD. A technical study on flooding was produced, which went on to inform the SPD (see prediction
and evaluation of effects above). As a result the flooding study that was commissioned, text changes
were made to the SPD itself. These are documented in Table 16 below.
3.44 Further transport work was also commissioned. This work, like the flooding work, fed into the SPD and
resulted in a number of changes to the figures in the SPD itself, as well as several text changes, all of
which are documented below.
3.45 Comments on the Scoping Report were received from English Heritage and the Oxford Preservation
Trust. As a result of the comments made from Oxford Preservation Trust and the findings of the SEA
Combined Screening and Scoping Report, additional work was undertaken and text added to the SPD in
relation to the historic views and vision into and out of the site. The text changes are linked to the SEA
objective heritage.
3.46 Table 16 below shows the mitigation measures that were incorporated into the document as a result of
the studies and further work. However, the SEA recommends a couple of additional mitigation measures
to be taken forward in light, in particular of the climate change SEA objective. Investigation into the
potential for an energy centre should be continued as the site is moved forward as this could be a
significant positive benefit for both the Oxpens site and the West End as a whole.
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SEA Objective

Paragraph

Mitigation proposed

SEA Objective 1:
Flooding

3.53 – 3.55
added

3.53 As part of the development of the Oxpens Master Plan Supplementary Planning Document (SPD), all reasonable
efforts have been made to fully understand flood risk issues to the Oxpens site, likely impacts to flood risk subsequent
to development and, the potential need for flood risk mitigation. The flood risk analysis undertaken was based upon the
best available information at the time of writing, as used by the Environment Agency to produce the published Flood
Map.
3.54 It was identified that there are inherent uncertainties associated with current understanding of flood risk and it is
not possible, therefore, to definitively report on the extent or severity of flood risk and, whether there would indeed be
a need for mitigation and if so, the scale of that mitigation. A short technical note was produced to support this analysis
and circulated between project partners.

SEA Objective 1:
Flooding

Additions
made to
3.56‐3.57

3.55 It is recommended therefore, that a more detailed analysis of flood risk is undertaken for the site, subsequent to
the publication of the Oxpens Master Plan Supplementary Planning Document (SPD), as better information becomes
available and prior to the progression of the site beyond this master plan stage. The Environment Agency are due to
deliver an updated, and more representative, hydraulic model for the River Thames through Oxford during the summer
of 2013, this model will be used to identify development impacts and appropriate mitigation measures prior to the site
being taken forward.
Identification of a flood mitigation zone to inform the master plan:
3.56 Oxford City Council has considered a range of flood mitigation schemes during a high level scoping exercise
undertaken by Atkins. The key reference document for flood mitigation schemes is the Oxpens Compensatory Flood
Storage Pre‐Feasibility Study. This study was commissioned by Oxford City Council and prepared by Atkins in June 2007.
It was agreed with the Environment Agency that further investigations would be undertaken as plans for the site
progress.
3.57 The study considered three potential options for flood storage / mitigation worthy of further investigation to
manage flood risk at the Oxpens site. These options included options on both banks of the River Thames (Isis):
 Option on the left bank only;
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Figure 3.6
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SEA of the Oxpens Supplementary Planning Document
Mitigation proposed

Planning Policy

 Option on the right bank only; and
 Option considering both left and right banks.
Flood Mitigation (left bank) diagram included from pre‐feasibility work
Change in Levels on boundary between BRBR & OCC land
3.79 As stated under in Flood Risk / Mitigation in this chapter the southern half of the BRBR land includes an area that is
at a lower level than adjacent land. The neighbouring site of the Oxford coach station and car park is at a higher level
and the boundary between the BRBR land and OCC land holding, at the rear of the coach / car park is marked by a
retaining wall and notable change in levels.
3.80 The change in levels will need to be addressed with earth works to ensure the two areas can be unified to ensure
delivery of a connected comprehensive development scheme.

SEA Objective 1:

Part of 5.42
added

SEA Objective 1:
Flooding

7.10 – 7.12
amended
and added

3.81 Figure 3.8 Site Features Plan illustrates the lower area of land in the BRBR land ownership, the dashed line to the
east of the lower land area notes the location of retaining wall and most notable step change in levels between the
BRBR and OCC land holdings.
5.42 The need to incorporate a flood mitigation solution to enable the development of the Oxpens site provides the
opportunity to reshape the form of Oxpens Meadow to create an attractive public open space that can accommodate a
range of activities including outdoor events and performances. The landform can provide scope for sitting and
overlooking performance areas. This idea promotes the concept of Oxpens Meadow as a multi‐function space. Other
solutions may be possible and Oxpens Meadow provides an exciting opportunity to engage with local stakeholders to
consider a range of uses and create a multi‐functional space that serves the needs of the wider community, of both
existing and future local residents.
Phase 1a: Oxpens Meadow – Flood mitigation and landscape scheme
7.10 A detailed scheme for flood mitigation and a landscape scheme for Oxpens Meadow should be approved, by the
Environment Agency, and implemented prior to the occupation of any development which would be at risk of flooding.
7.11 Whilst undertaking the landform works a landscape scheme for Oxpens Meadow should be constructed in line
41

October 2013
SEA Objective

Paragraph

SEA of the Oxpens Supplementary Planning Document
Mitigation proposed

Planning Policy

with the landscape design proposal, so that the changes in level required for flood mitigation can be formed to create
the appropriate setting for other landscape features proposed.
7.12 The location of Civil War defences recorded on historic maps of the city coincides with part of the area identified
for flood mitigation works. The need to undertake archaeological evaluation, investigation and recording could delay
implementation of development proposals if not factored into the overall development plan.

SEA Objective 1:
Flooding

7.15 and
7.17 added

SEA Objective 1:
Flooding

7.22 added

SEA Objective: 9
Biodiversity

3.83‐3.87
added

7.15 The development plots will provide the ‘enabling development’ to generate the capital required to ensure viability
contributing to the funding of the flood mitigation and landscaping scheme at Oxpens Meadow.
7.17 Whilst redevelopment and construction work could progress in parallel to the flood mitigation and landscape
scheme, no occupation of the area of redevelopment would be permitted until the flood mitigation scheme has been
completed, to protect the Oxpens site from more extreme flood events.
7.22 An important consideration for this area is the change in levels within the BRBR land, particularly the change in
levels between the (lower) BRBR land and the (higher) OCC land. The master plan assumes a comprehensive
redevelopment scheme for the whole of Oxpens with ground levels being aligned to create a level development
platform. Should this area be phased at a different time to the land identified in phase 3 the change in levels will need
particular attention to develop solutions for the ground levels.
Ecological Features
3.83 Oxpens Meadow is the greatest existing landscape feature, mostly comprising open, short mown grassland with
trees and other vegetation along the waterside edges to the River Thames/Isis and Castle Mill Stream.
3.84 Aerial photography including Figure 1.1 has trees shown within the central section of the site, within the BRBR land
ownership area. The majority of these trees and vegetation have been cleared since the aerial photographs were
taken, creating a predominantly vacant development plot on the BRBR land.
3.85 Smaller areas of tree planting exist along some site boundaries including:
o The eastern edge of the Oxford Business Centre, screening the site from adjacent sites;
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o Some and trees adjacent to Oxpens Road, at the northern end of Oxpens Meadow;
o Both long edges of the Oxford Ice Rink plot – screening to the current coach & public parking area on one side and a
more formal row of trees along the edge adjacent to Oxpens Meadow open space.
3.86 Where possible the existing trees to the edge of Oxpens Road and the edge of the Ice Rink addressing Oxpens
Meadow should be retained. Trees and vegetation along the waterside edges to the River Thames/Isis and Castle Mill
Stream should also be retained where possible, although this will be subject to detailed design considerations in the re‐
profiling of Oxpens Meadow to accommodate flood mitigation.
3.87 Further details regarding ecological features in the Oxford West End are presented in ecological studies and
previous SEA for the WEAAP.

SEA Objective: 9
Biodiversity

5.16 bullet
point added

5.16 Oxpens should showcase best practice in sustainable development. Sustainability should be integrated
throughout the development proposals, not bolted on as an optional extra. Sustainability embraces the
physical development, social interactions and economic opportunities. Sustainable design should include
reference to:
 Managing water and flood risk;
 Improving connections;
 Sustainable building design;
 Sustainable urban drainage (SUDS);
 Sustainable energy – potential accommodation of a CHP Energy Centre;
 Promoting bio‐diversity, particularly by protecting and enhancing ecological assets in Oxpens Meadow;
 Sustaining the significance of the city’s renowned historic environment;
 Providing city centre housing;
 Integrating movement options (car clubs, cycle facilities);
 Creating employment opportunities; and
 Supporting the vitality of the wider Oxford West End and City Centre.
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Physical Sustainability: Ecological Assets
6.113 Ecological assets, especially the landscape features in Oxpens Meadow, notably adjacent to the watercourses of
the River Thames/Isis and Castle Mill Stream should, where possible, be protected. The enhancement of leisure routes
through Oxpens Meadow will improve public access to these landscape assets. Flood mitigation works will require some
land reprofiling and landscaping works but the reshaped Oxpens Meadow will be supplemented by new landscape
features including new tree planting.
6.114 The West End Area Action Plan provides further details of ecological considerations in the Oxford West End.

SEA Objective: 10
Cultural Heritage

3.39 added

SEA Objective: 10
Cultural Heritage

3.43‐3.46
added

6.115 Further information is also provided in the Ecological Constraints Report (Atkins, September 2011) that BRBR
commissioned for their land holding within the Oxpens site.
3.39 The location of Civil War defences recorded on historic maps of the city coincides with part of the area identified
for flood mitigation works. The need to undertake archaeological evaluation, investigation and recording could delay
implementation of development proposals if not factored into the overall development plan.
Historic precedent issues
3.43 The site lies on the edge of the former historic suburb of St. Ebbes, whilst elements of the St Thomas’s suburb lie
between it and the city centre. These areas are characterised by a complex pattern of narrow streets and red brick
terraced houses, interspersed with larger buildings associated with former industrial uses set around courtyards and
with large frontage blocks. This form may help inform the design approach adopted. Further information on this issue is
noted in Chapter 6, Master Plan.
West Oxford Historic Context Study
3.44 Further information on the historic pattern of development in the Oxford West End can be found in the West
Oxford Historic Context Study (March 2012, Oxford Archaeology). References of interest to the Oxpens site contained
within the Context Study report relate to how districts around Oxpens have evolved. References of interest include:
West Oxford Historical Overview:
3,2,28 “The areas of older housing just outside the city centre were subject to sporadic clearance from the 1930s. St. Thomas’s lost a
large part of its population as a result of slum clearance combined with commercial development: the castle mill was demolished in
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1930, and Paradise Street, Tidmarsh Lane, Park End Street, and Hythe Bridge Street were given over to offices, warehouses, and
garages. Beginning in the 1960s a long period of change has seen the disappearance of older housing cleared away as slum
dwellings in both St Thomas’ and St Ebbe’s, the re‐alignment of roads (particularly Oxpens Road) the proliferation of car‐parks, the
erosion of evidence for the earlier industrial and commercial activity in the area…”

3.45 The above extract from the Historical Overview identifies how land uses have changed with the loss of finer grain
uses, replaced by car parks and highways engineering. The extract shows the historic precedent for mixed use
development with heritage of finer grain residential streets and larger plots for commercial enterprise which the
Oxpens master plan could seek to replicate in a contemporary form.
Greyfriars and Paradise Areas of West Oxford, assessment of significance:
5.5.2 Community Significance: This area contains a number of residents in houses and apartments, in isolated islands and split from
other main residential and recreational areas by the very busy Oxpens Road and large land unit car parks. Apart from Paradise
Square the modern housing bears little relation to the pre‐Victorian topography and the large‐scale developments (plot size and
mass) have overwhelmed the remaining historic features. The significance of the area is currently reduced by the delayed
development and associated blight although recent redevelopment along St Ebbes has markedly improved this streetscene. Roads,
car‐parking, the Westgate Centre and College (OCVC) also make this a familiar area for workers. For the tourist/visitor arriving via
the car parks or main coach park (Oxpens), who will mostly be unaware of the heritage of the area, the initial experience of the
historic city is dismal in particular the sign‐posted route to the city beneath the multi‐storey car park. Approached from this low‐
lying area, the historic city is largely hidden from view and the road system and poor signage add to the confusion and bleakness of
this major gateway to the city for many visitors. Sparse greenery is provided by churchyards/college gardens –with the exception of
Paradise Square which has mature trees but with its air of neglect and reputation for anti‐social use is little visited. Castle Mill
Stream is screened from Oxpens Road and has an air of neglect. Oxford Preservation Trust buildings, Littlegate House and the
buildings in Paradise Square offer a rare and much appreciated tangible reminder of the former character of the area the
redevelopment of which was a key event in the modern history of the city. Its lost schools, pubs, work places, and shops still hold
important memories and associations for many local families now living elsewhere in the city.

3.46 The above extract regarding Community Significance further identifies a rich mixture of community land uses have
largely been lost, replaced by car parks, highways engineering and island blocks of more recent residential infill
development. This extract clearly states how the current Oxpens Road area presents a poor image for visitors, with a
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lack of clear connection to the historic city. Improving the appearance of the area with high quality urban design,
architecture and public realm is an objective of the Oxpens master plan, improving connections and links to the historic
city is also an important objective.
Paragraph 3.47 amended to include the following features of the historic environment:
‐ Conservation area
‐ Archaeological considerations
‐ Heritage assets
Conservation Areas
3.82 The Oxpens site forms part of the settings of both the city’s Central (City and University) Conservation Area and
the Osney Town Conservation Area, notably in longer range views of the city and views from Osney Cemetery. The
impact of development in the Conservation Areas’ settings will be a material consideration in determining planning
applications, which is both a constraint and an opportunity for development proposals to consider.
Archaeological Considerations
3.88 The site does have some potential for archaeological remains of the medieval abbey and Civil War defensive works
(including Hart’s Sconce), which are likely to be of ‘at least’ local significance, but possibly of greater significance
depending on their nature, condition and extent. Development proposals that will affect these should be informed by
the results of archaeological evaluation undertaken to a brief agreed by the City’s Archaeologist prior to the submission
of a planning application.
3.89 The location of Civil War defences recorded on historic maps of the city coincides with part of the area identified
for flood mitigation works. The need to undertake archaeological evaluation, investigation and recording could delay
implementation of development proposals if not factored into the overall development plan.
Heritage Assets
3.90 Heritage Officers have not yet undertaken an assessment of what up‐standing heritage remains within the site.
Whilst much of the railway sidings landscape has been cleared of historic features, any small structures that survive and
illustrate previous land uses could be retained within large development to help to retain a sense of connection with
the past as well as adding detail and interest. Such buildings should be identified at an early stage in developing
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Urban Blocks and Urban Grain:
6.8 Informed by the issues listed above the Development Framework establishes a clear network of urban blocks that
are proportioned to have flexibility to accommodate a range of potential appropriate land uses.
6.9 The urban grain varies with slightly larger urban blocks on the main street frontages to Oxpens Road and Osney
Lane, with a finer grain of streets and development blocks within the central core of the Oxpens site.

SEA Objective: 10
Cultural Heritage

6.72‐6.78
added

6.10 This approach has local precedent in the historic urban morphology of St. Ebbes and St Thomas’s that have
presented patterns of narrow streets of housing, interspersed with larger buildings associated with non‐residential
uses, as noted in Site Features.
6.72 Further detail in relation to the roofscape design is noted under Oxford skyline and view cone issues, as follows.
6.73 Oxford Skyline: Key View Cone Points
6.74 Oxford has protected view cones, of long‐distance views into the city from sites on the outskirts of the city. The
view cone policy (Policy HE10) protects the distinctive skyline of Oxford, the city of ‘Dreaming Spires’.
6.75 The prominence of this site in views of the City Centre from the western hills, and in the City Council’s protected
view cones in particular has been be explored as Oxford City Council officers, including the Heritage Officer have
undertaken site visits to consider the potential impact of the Oxpens site.
6.76 The site visits informed the Officers conclusion that the three most important view points from which
development at Oxpens is visible are Port Meadow; Raleigh Park; and Boars Hill. These are official view cone points and
will be used by Officers in determining the impact of new development at the Oxpens site on the spires and historic
landscape.
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6.77 Another important location for views is Hinksey Golf Course. Although this is not an official view cone location
(when the viewcones were developed it was private land that wasn’t accessible to the public), now that it is a golf
course, members of the golf course may view Oxford from this location.

6.79 added

6.78 Photography of the views from the three key view cone points is presented in Figure 6.5, Oxford Skyline:
Photography from View Cone Points.
View cone points design considerations:

SEA Objective: 10
Cultural Heritage
SEA Objective: 10
Cultural Heritage

Fig 6.5

6.79 The Oxpens development should seek to minimise its impact upon the Oxford skyline, to help ensure views of the
city from the stated view cones are not unduly affected. Key design features to reduce impact up skyline and view
cones include the following points that need to be considered in design proposals for Oxpens:
 Broken building lines are encouraged to prevent a flat building mass;
 Variation in roof lines is desirable, particularly on frontages to key streets – notably Oxpens Road;
 Roofscape materials need to be selected so that they do not appear stark against the landscape and blend with
the overall palette of the city although there is always the possibility for a special form to perhaps use copper,
as many of the spires do;
 The loss of trees that currently contribute to the character of these views will be a particular impact of this
development. Where possible existing trees should be retained within Oxpens Meadow; and
 New trees should be incorporated where possible in the public and private realm. Oxpens Road and routes
within the site are identified as key locations for street tree planting. Street trees and trees within private
gardens and communal courtyards will contribute to the green feel and appearance of the Oxpens site. The
Development Framework Plan illustrates the location of key tree lined streets.
Pictures from the view cones added

SEA Objective: 11

5.22 added

SEA Objective: 10
Cultural Heritage

7.12 added

7.12 The location of Civil War defences recorded on historic maps of the city coincides with part of the area identified
for flood mitigation works. The need to undertake archaeological evaluation, investigation and recording could delay
implementation of development proposals if not factored into the overall development plan.
5.22 A comprehensive scheme of public realm improvements is required to enhance the quality of Oxpens Road,
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SEA Objective: 11
Transport

5.25 added

SEA Objective: 11
Transport

5.33 – 5.34
added

SEA Objective 13:
Climate Change

Add new
3.103 re:
district
heating
5.16 bullet
point added
5.56 added

6.7 bullet
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improving the physical form and function of the street, and improving access and experience for pedestrians and
cyclists. This should be agreed with Oxfordshire County Council as Highways Authority. The specification of public realm
treatments should be in accordance with the Oxford City Centre Street Scene Manual.
5.25 The proposed Becket Street extension will create an alternative route for traffic reducing vehicular flow on Oxpens
Road, which in turn should help improve conditions for pedestrian and cyclist crossing and links to the wider Oxford
West End. The proposal to create a ‘through route’ running through the Oxpens site, connecting Oxpens Road to Becket
Street will provide an alternative route. This proposal is reliant upon a solution for the existing Becket Street. Proposals
for Becket Street are yet to be confirmed but are likely to include the creation of a two‐way vehicular route with current
on‐street parking potentially to be relocated from Becket Street to Osney Lane.
5.33 A key connection to improve is the route for pedestrians and cyclists from the riverside (and potential bridge
crossing), across Oxpens Meadow, across Oxpens Road, connecting north through the wider Oxford West End to link to
the City Centre.
5.34 Walking and cycling links through to the wider Oxford West End will be enhanced by improved crossing points
along Oxpens Road, improving access between Oxpens and important local features including the Westgate Centre, the
Castle, Castle Mill Stream, and proposed attractions including the Magnet. The Becket Street extension proposals (as
referenced in DP4) are intended to help reduce vehicular traffic on Oxpens Road and enhance the potential for crossing
of Oxpens Road.
Suggest the following at 3.103 A range of complimentary land uses that has the potential to ensure activity is
generated at different times of the day provides a good potential for a base‐load for a community energy system



Sustainable energy – potential accommodation of a CHP Energy Centre;

5.56 The site may be able to accommodate an Energy Centre, subject to detailed design considerations. The site was
identified in the Oxford West End Sustainable Energy Study (Stage 3 report, December 2008, Arup on behalf of Oxford
City Council) as having the potential to accommodate an Energy Centre with associated district heating network.


Potential locations for an Energy Centre, other suitable locations may also exist, all subject to detailed design
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testing.


A potential Energy Centre.

Energy Centre
6.43 The site may be able to accommodate an energy centre, subject to detailed design considerations.
6.44 Policy WE13 in the Oxford West End Area Action Plan requires a community energy scheme to be developed
within the Oxford West End. The Oxpens site was identified in the Oxford West End Sustainable Energy Study (Stage 3
report, December 2008, Arup on behalf of Oxford City Council) as having the potential to accommodate an Energy
Centre with associated district heating network.
6.45 Potential locations for an energy centre are identified on the Development Framework Plan and illustrative Master
Plan. Other locations may also exist. All are subject to detailed design testing.
6.46 Incorporating an energy centre into the site will require a sensitive design approach with due consideration of
neighbouring adjacent land uses. Any proposal for an energy centre and/ or related infrastructure will require
consideration of issues including:


Size of plot: The Oxford West End Sustainable Energy Study includes illustration of CHP energy centre buildings
in two scenarios including a 30m x 20m building footprint and a 20m x 20m building footprint. The size of plot
may be larger than these dimensions as external site area may be required for access, servicing, deliveries,
parking and landscaping.



Access: Energy Centre plant would require access for servicing. The plot may need to accommodate space for
vehicle turning.



Deliveries: An indication of the frequency and scale of deliveries would be beneficial to inform location. Timings
of deliveries may need control.
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Design: Any Energy Centre plant would need a high standard of architectural design to ensure it integrates with
the adjacent development.



Location: An Energy Centre should be located to minimise visual impact on and from the public realm. Such a
facility should not be located on main routes or frontages, preferably should be positioned within a block on
‘back’ streets to minimise visual impact.
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Proposed Measures to Monitor the Significant Effects of Implementing the SPD
3.48 Monitoring is a fundamental activity that allows us to assess the level of implementation of the plan or
programme and also perceive the impacts and effects of the SPD.
3.49 The City Council produces an Annual Monitoring Report (AMR), which documents the progress of
Oxford’s Local Plan.
3.50 The AMR includes indicators measuring and assessing the sustainability effects of implementing a
number of policy documents.
3.51 Table 17 below shows possible indicators to monitor implementation of the Oxpens SPD.
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Indicator
Permissions granted in Flood Zone 3b
Applications in areas of flood risk (or
over 1 hectare) submitted with a FRA

SEA Objective 9: Biodiversity

Number of approvals for development
incorporating sustainable drainage
systems
Improvements made to green spaces
and waterside environments

SEA Objective 10: Heritage

Number of schemes that have
considered the issue in their Design
and Access Statement

SEA Objective 11: Transport

New links created
Improvements made to the street
environment

SEA Objective 13: Climate Change

Road congestion and Average Daily
Motor Vehicle Flows
Number of schemes approved that
meet the requirements of the NRIA
SPD (and/or Sites and Housing Plan
where relevant)

Target
Only water compatible uses and
essential infrastructure permitted
100% of such applications to be
submitted with an FRA

Planning Policy

Where Monitored?
West End AAP
Core Strategy

All schemes where practicable

Enhancement of Castle Mill Stream to
create a streamside park
Enhancement of Oxpens Field
100% of schemes granted planning
permission demonstrate
consideration of historic environment
in Design and Access Statement
Provision of new links as set out in
the AAP

West End AAP

West End AAP

West End AAP

Improvements as set out in the AAP
Reduce
100% of schemes approved comply
with the requirements of the NRIA
SPD (and/ or Sites and Housing Plan
where relevant)

Core Strategy CS9
Sites and Housing Plan HP11
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Consultation
Task D1: Consulting on the Draft Plan or programme and Environmental Report
3.52 The Consultation Bodies were consulted at the Scoping Stage. Table 18 summarises the comments
received in relation to the SEA Combined Screening and Scoping Report.
Comments Received at Scoping Stage and Actions Taken
Agency
Comment
English
We note that the Council concludes that it is not able to rule out
Heritage
that the SPD would give rise to any significant environmental
effects, including potentially on the historic environment.
Accordingly, it considers that a SEA is required in relation to a
number of topics, including cultural heritage.
Our records indicate that the Oxpens site does not include any
designated heritage assets. Nevertheless, you have rightly identified
potential impacts of development on the site on townscape
character and below‐ground heritage. We are pleased to note that
you have consulted your Council’s Heritage Team on these matters.

Actions
Heritage Team
consulted regarding
above and below
ground heritage.
Detailed comments
regarding indicative
masterplan were
received and taken
account of in drafting
the SPD.

English Heritage finds no reason to disagree with the Council’s
conclusions and, in the light of its conclusion regarding the historic
environment, is pleased to see that cultural heritage has been
scoped in. However, we would be happy to defer to the views of
your Heritage Team, should they be different to ours.
If cultural heritage remains scoped in, you might find the English
Heritage guidance on Strategic Environmental Assessments,
Sustainability Appraisals and the Historic Environment of use. This
indentifies sources of information for the baseline, sustainability
objectives and decision‐making criteria. It can be found using the
following link:
http://www.english‐heritage.org.uk/publications/strategic‐environ‐
assessment‐sustainability‐appraisal‐historic‐environment/
Oxford
Preservation
Trust

The Trust agrees with the report’s conclusion that SEA is required.
The Trust’s comments are limited to the references in the report at
Table 3 and Table 4 to Cultural Heritage.

Noted.

The Trust notes that in Table 3 against “cultural heritage…” it states
that “current policies exist in the Core Strategy and the West End
AAP which will ensure that these matters are unlikely to have

Noted.

54

October 2013

SEA of the Oxpens Supplementary Planning Document

Planning Policy

significant effects on the environment.” The Trust’s short point in
this regard is that there should also be a reference to/an
acknowledgement of the relevant ‘saved’ Local Plan Heritage
Policies i.e. Policies HE.9 (High Building Area) and Policy HE.10 (View
Cones).
This point then follows through in to Table 4 where there the Trust
would like to see an additional ‘vision’ item; namely,
protecting views of the skyline of Oxford’ historic centre. The
relevant policies in this regard are ‘saved’ Local Plan Policies HE.9 &
HE.10 and Core Strategy Policy CS18.

SENDRA

SA / SEA: Welcome decision for this assessment to be undertaken,
and along with other stakeholders wish to be consulted on the
scope, preparation and conclusions of SA/SEA.

SA/SEA: Consider the scope of the SA/SEA should include: managing
water & flood risk; improving connections; building design; housing;
integrated movement; employment opportunities; vitality of West
End; noise management; air pollution; road safety; biodiversity and
school provision.
Environment The SEA findings should inform the master plan and design
Agency
principles by identifying all features of ecological interest, within the
site and incorporating wildlife, mitigation and enhancement into the
development, in accordance with the LA duties under the NERC Act
2006.
The EA responded to the Screening/ Scoping Consultation as
follows:
The SEA screening and scoping report recognises the need to fully
assess and where necessary provide mitigation for works which
could impact on the function of the floodplain. To support any
planning application, a detailed Flood Risk Assessment will need to
be undertaken in line with the requirements of the NPPF.
We welcome the commitment in Table 5 to scope in both Flood Risk
and Biodiversity into the SEA and are pleased to see that it
recognises that additional work will be required to allow
development at this location.

Additional “vision” item
not explicitly added but
potential impacts on the
historic skyline of the
city have been
considered. References
added to the document
at sections 3.43‐3.46
(historic context) and
6.72‐6.79 (views/
vision). Figure 6.5 added
(views/ vision)
SEA limited to those
elements of the SPD
that go further than
what was appraised at
the time of the West
End AAP SA. See
combined screening/
scoping report April
2013 for further details.
SEA includes
biodiversity as an
indicator. An
assessment of the SPD
has been made in the
context of this SEA
objective. Amendments
have been made to the
SPD with regard to
biodiversity
enhancement
opportunities.
The comments in
respect of the SEA
Screening and Scoping
have been noted. We
will continue to work
with the EA to ensure
55

October 2013

SEA of the Oxpens Supplementary Planning Document
At this stage in the planning process, i.e. at the SPD/Master Planning
stage, we consider that flood risk is a significant enough constraint
to require technical assessment to support the development
proposals and as such have requested that this work is carried out by
Oxford City Council. An initial assessment based on the current best
available information has been completed in support of the SPD
document.

Planning Policy
that flood risk is dealt
with in an appropriate
manner as the
development moves
forward.

We would welcome continued consultation on this development as
the planning process progresses.
Natural
England

Natural England sent an email stating the following:

Comments noted.

Natural England has no comments to make with respect to the
above consultation, other than to concur with the conclusions as set
out in section 5.
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The following organisations responded to the consultation on the draft Environmental Report which was consulted on between 17 June to 31 July 2013.
Respondent SEA Topic
Oxford Civic Transport
Society &
SENDRA*

Oxford Civic Flood Risk
Society &
SENDRA*

Comments
The Strategic Environmental Assessment (SEA) notes that transport modelling
work has been carried out and this work looked at a number of options for a
junction accessing the Oxpens development from Oxpens Road, as well as
ensuring that the roads within the development were sufficient to carry the type
of vehicles expected. This implies that it was the internal transportation
arrangements which were modelled. Our concern is that the Westgate
development and the role of Oxford as a key entrepôt in the growth of the sub
region’s Knowledge Economy (see City Deal documentation) will generate
significantly greater demand for transportation to/ from the area and the sub
region. What is needed is modelling of the West End area taking into account the
implications of many more journeys and modal shifts. Without such modelling we
believe that the plans are unsound.
It is understood that the purpose of the SEA is to assess the likely significant
effects that the Draft Oxpens SPD will have on the environment and it builds on
work that was carried out in the Sustainability Appraisal (SA) of the West End
Area Action Plan (WEAAP).
The main existing environmental issue relevant to the development of the Draft
Oxpens SPD is flooding and flood risk. It is understood that as flooding was
included in the scope of the SEA, further technical work was commissioned to
examine how site development could be taken forward in relation to the flooding
constraints. The technical work undertaken found that there are “sufficient
uncertainties” associated with the current representation of flooding at Oxpens
to cast doubt on the Environment Agency’s (EAs) Flood Map. This means that the
impact of the Draft Oxpens SPD on water levels and flood risk is not fully
understood. As such the likelihood or geographical scale of any effect of the Draft
Oxpens SDP, its significance, permanence or reversibility cannot be predicted or
evaluated.

Actions
Noted. Ensure all relevant transport
modelling is undertaken to support
the planning application for the
Oxpens development.
Modelling of the West End area was
undertaken to support the AAP
which was found sound in 2008.
No change required.

Noted. Once the EA flood maps
have been updated these maps will
provided the most up‐to‐date
information on river flooding. As
such this information will be used to
inform the site specific flood risk
assessments.
No change required.

In other words (as also express in the SEA) it was considered that as the existing
understanding of flood water and flood risk in the vicinity of the Oxpens site is
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rather rudimentary it was not possible to assess the implications of the draft SPD,
but it was considered that the draft SPD could go forward on the understanding
that there is a need for further and more detailed hydraulic modelling and
understanding of flood risk to be completed as development of the Oxpens site
proceeds. The text of the draft SPD was amended to reflect this uncertainty.

Planning Policy

It was recommended that a more detailed analysis of flood risk is undertaken for
the site, subsequent to the publication of the Draft Oxpens SPD, as better
information becomes available and prior to the progression of the site beyond
this draft stage. The Environment Agency are due to deliver an updated, and
more representative, hydraulic model for the River Thames through Oxford
during the summer of 2013, and this model will be used to identify development
impacts and appropriate mitigation measures prior to the site being taken
forward.
At the same time we understand that the Westgate Alliance has confirmed in
preliminary studies that their redevelopment will have an impact on the drainage
system and that a more detailed analysis is necessary of the drainage / flood risk
implications of the Westgate redevelopment and especially the provision of the
underground car park and diversion of Trill Mill stream. We also understand that
the Westgate Alliance takes the view that flooding of the underground car park
will be necessary at times of high flood risk.

Natural
England

Biodiversity

Our request is that consideration of the Draft Oxpens SPD and the Outline
Application for the Westgate Centre redevelopment should not precede the
Environmental Agency update / modelling. We have been advised that the
Environmental Agency may now be ready by September/ October 2013.
Natural England is a non‐departmental public body. Our statutory purpose is to
ensure that the natural environment is conserved, enhanced, and managed for
the benefit of present and future generations, thereby contributing to sustainable
development.

Comment noted. No change
required.

Natural England is satisfied with the contents of the SPD and with the scope and
conclusions of the SEA of the document. We note the reference to the HRA
screening for the West End Area Action Plan which concluded that the plan would
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not have a likely significant effect upon Oxford Meadows Special Area of
Conservation (SAC). As such we have no objections to the draft masterplan SPD in
relation to the SAC.

Planning Policy

Natural England pleased to note plans included in the SPD to include sustainable
drainage systems and other measures to counteract flood risk. Measures such as
this provide opportunities to enhance the biodiversity value of the area and can
contribute to the green infrastructure resources of the development site. In
addition, the retention of the Oxpens meadow area offers potential for
biodiversity gain and sensitive management of habitats adjacent to the river. We
would advise that measures to improve the value of the site for biodiversity
should be implemented at the detailed planning stage.
The comments we have made in this response are based on the information
provided by you, and for the avoidance of doubt does not affect our obligation to
advise on, and potentially object to any specific development proposal which may
subsequently arise from this or later versions of the plan or program which is the
subject of this consultation, and which may have adverse effects on the
environment.
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Section D2: Appraising Significant Changes
Table D2.1 details all of the changes made to the SPD after the public consultation and prior to its adoption. Each change was assessed see if it was a significant
change and could potentially require further appraisal and assessment. There were no significant changes to the Oxpens SPD as a result of the changes made
between consultation and adoption.
Item
number

Page/
Ref

Reason for
Change

Details

1.

Pg. 19/
Fig 3.1

Correction

Amend station masterplan boundary as per attached dwg. Amend
Westgate boundary as per attached dwg.

2.

Pg. 65/
Para 6.30

Consultation

6.30 The Oxpens site is outside the Oxford City primary shopping
frontage and therefore retail space will be restricted to smaller units
which should not be amalgamated to create larger units if this would
undermine the retail core.

No – factual clarification.
Not a significant change

3.

Pg. 36/
Fig. 3.1
Para 7.47
Infrastructure
requirements

Consultation

4. Oxford Business Cente. Consider for later phases in the development.

Update

List of infrastructure requirements to serve both the proposed
development is set out below. Reference should also be made to the
City Council’s CIL Regulation 123 list.

No – deletion of text – not a
significant change
No – factual amendment –
not a significant change

5.

Page 98/
Para 6.118 SUDS

Consultation

Incorporation of Oxpens Meadow protected from development and
retained as a green public open space, performing both flood
mitigation and recreation facility functions. This area of open grass
provides a large area for water infiltration, and drainage to the local
watercourse. However, SUDS features should not be incorporated into
the flood mitigation area.

No – additional text added
to clarify where SUDS
features are best placed.
Not a significant change

6.

Page 51/
Para. 5.30 Bridge

Consultation

A New Footbridge crossing the Thames (Isis) should be provided to
enhance opportunities to move between Oxpens and the wider area,
notably to the Grandpont Nature Reserve, and residential areas further

No – additional text added
for clarification.
Not a significant change.

4.

Requires further
assessment? – Category of
Change
No – factual correction.
Not a significant change.

60

October 2013
Item
Page/
number
Ref

Reason for
Change

SEA of the Oxpens Supplementary Planning Document
Details

Planning Policy
Requires further
assessment? – Category of
Change

up/down‐stream on the opposite side of the river. Indicative locations
for the proposed bridge crossing are illustrated on the Development
Framework Plan and Illustrative Mastserplan. The exact location of the
bridge is yet to be determined and the Environment Agency must be
consulted on its design.
7.

Page 98/
Para 6.120
Ecological Assets

Consultation

Ecological assets, especially the landscape features in Oxpens Meadow,
notably adjacent to the watercourse of the River Thames/Isis and
Castle Mill Stream should where possible, be protected be enhanced
The enhancements of leisure routes through Oxpens Meadow will
improve public access to these landscape assets and improve the visual
and ecological landscape assets. By improving existing, but also by
adding new habitats, we can expect an increase in biodiversity in the
area adding additional amenity value to the development. Flood
mitigation works will require some land re‐profiling and landscape
works but the reshaped Oxpens Meadow will be supplemented by new
landscape features including new tree planting. Enhancement of
leisure routes through Oxpens Meadow to access landscape features,
such as the watercourses, should also be carefully located to avoid
harm to high quality habitats and protected species along the
watercourses. Disturbance could reduce biodiversity value of these
areas and their function as corridors within Oxfordshire.

No – text additions provides
clarification in response to
comments made at during
the consultation.
Not a significant change.

8.

Page 34/
Para 3.67
Contaminated
land

Consultation

Identified historical and current activities within the Oxpens area may
have resulted in contamination. Land remediation or mitigation
measures may be required. Site contamination and ground condition
surveys will be required to inform any detailed design proposals.
Development of the Oxpens site has the potential to facilitate the
clean‐up of any contamination which may have resulted from various
contaminating activities and past industrial heritage. Providing long
term benefits to the environment and protecting human health.

No – added text provides
more details regarding
contamination issues on site
and the potential for clean‐
up.
Not a significant change
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9.

Page 47/
Para 5.15
DP3 A Sustainable
Scheme
Page 33/
Para 3.61
Utilities

Consultation

11

Page 62/
Para 6.5
Framework Plan

Consultation

12

Page 29
Para 3.47
Flood Mitigation

Consultation

10.

SEA of the Oxpens Supplementary Planning Document
Details

Additional bullet point: Facilitating the remediation of any contaminated

ground

Clarity

Any development should not be commenced until the applicant can
demonstrate how and when the required water and waste water
infrastructure requirements will be addressed and connected. Any
required sewer network upgrades should be undertaken before or in
line with the development to ensure there are no problems and that
the water quality of the aquatic environment is protected. Thames
Water should be contacted in relation to any development proposals to
discuss available capacity.
The Development Framework Plan illustrates core Masterplan design
guidance for Oxpens that Oxford City Council strongly favour: all
planning applications are expected to be in conformity with this plan.
If flood mitigation measures are not needed in due course then the
framework may evolve but the essential characteristics of the design
approach must be retained – a series of urban blocks with riverside
park area responding to the site's location and reflecting important
heritage aspects of the city. There is flexibility in the framework and
creative solutions for flooding that do not compromise the integrity of
this approach are welcomed.
It is recommended therefore, that a more detailed analysis of flood risk
is undertaken for the site, subsequent to the publication of the Oxpens
Master Plan SPD, as better information becomes available and prior to
the progression of the site beyond masterplan stage. As at Autumn
2013 the Environment Agency are due to deliver an updated, and more
representative, hydraulic model for the River Thames through Oxford
during the summer of 2013, and this model will be used to identify
development impacts and appropriate mitigation measures prior to the
site being taken forward. The new model may impact on the available
options for handling flood storage and mitigation on the site.

Planning Policy
Requires further
assessment? – Category of
Change
No – bullet point added
regarding remediation of
contaminated land.
Not a significant change
No – word added for clarity.
Not a significant change

No – additional wording
clarifies what happens if
flood mitigation measures
are not required.
Not a significant change.

No – factual update in
relation to EA progress with
updating flood modelling.
Not a significant change.
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13

Page 104
Para 5.44
DP8 Relationship
to the River

Consultation

The flood mitigation scheme needs to be resolved and delivered prior
to the development of built form to ensure flood protection is in place
before new property is accommodated on the site. A phasing plan for
development and flood mitigation will need to be agreed by the City
Council in consultation with the Environment Agency before
commencement of development.

14

Page 109
Para 7.47
Infrastructure
Planning

Consultation

First Phase (see indicative Phasing Plan, Phase 1a): ‐Upfront cost
required to mitigate potential flood risk. ‐Required as first phase to
protect the site from more extreme flood events; ‐Flood mitigation
work must be complete prior to occupation of new development in
flood risk zones at Oxpens

No – clarification regarding
development in flood zones.
Not a significant change.

15

Page 64
Para 6.12
Possible Land
Uses
Page 64
Para 6.18
Employment

Consultation

..This plan identifies where the land uses should could be located within
the site ‐

No – change clarifies that
plan is indicative.
Not a significant change.

Consultation

The WEAAP identifies B1 (a) Offices as a potential appropriate land use
for the Oxpens site.It also encourages B1(b) Research and Development
as a potential secondary land use for the Oxpens site and encourages
Research and Development space.

No – deletion clarifies
position in the West End
Area Action Plan.
Not a significant change

17

Page 100
Para 6.128
Economic
Sustainability

Consultation
Correction
Clarification

The Oxpens site must comprise more than one use and can provide
accomodation for new business opportunities including those listed
below: Offices; Research and Development; Hotel and conferecne
facilities; and Jobs in A1‐A5 land uses (retail, eating/drinking,
professional services).

No – addition provides
clarification as to the mixed
use nature of the site.
Not a significant change.

18

Page 63
Figure 3.1

Consultation
Correction

The southernmost blue arrow (minor access point) should be shown in
a different colour to show that it is not for vehicular access.

No – this is a correction.
Not a significant change
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Requires further
assessment? – Category of
Change
No – clarification regarding
phasing of development and
flood mitigation.
Not a significant change.
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19

Page 91
Fig 6.14

Consultation

INDICATIVE OXPENS MEADOW LANDSCAPE DESIGN PROPOSAL
(Note that designs for this area are not fixed and will be developed in
consultation with Fields in Trust and the local community. The bridge
location is also indicative at this stage.)

Requires further
assessment? – Category of
Change
No – change clarifies how
design for this area will be
taken forward.
Not a significant change

20

Page 78
Fig 6.8
Oxpens road
public realm
improvements

Consultation
Clarity

Add note to Figure 6.8 middle left on drawing
Note: Public realm treatment of Oxpens Road and Becket Street
extension to be the same.

No – change made for
clarity.
Not a significant change

21

Page 78
Para 6.85

Consultation

All proposed streets should include footways and ensure provision for
pedestrian access, and cyclists may be accommodated within the
carriageways or by way of off‐carriageway cycle facilities or “hybrid”
cycle lanes.

No – change clarifies the
type of cycle lanes that may
be used
Not a significant change

22

Page 78
Para 6.85
Main Route
through Oxpens

Consultation

This route, its alignment and junctions have been analysed by Oxford
City Council Oxfordshire County Council and their highways consultants
Halcrow. The route must be designed to cope with major flows but
also safe pedestrian and cycle facilities. Early pre‐application discussion
should be held with the county council to discuss emerging street
layout and design proposals for any planning application.

No – additional sentence
specifies type of route and
flows.
Not a significant change

23

Page 68
Para 6.51

Consultation
Clarification

School‐ Oxfordshire County Council have confirmed that the site does
not need to accommodate a school. Oxford City Council's Sites and
Housing Plan allocates a site for a new school in New Hinksey at Bertie
Place. It is expected that this would provide additional school capacity
to allow the primary education needs of the Oxpens development to
be met.

No – additional sentence
states school requirements
as set out in the Sites and
Housing Plan.
Not a significant change.

Add note to Figure 6.8 bottom right on drawing:
Note: Public realm and movement interfaces with Westgate junction to
be considered.
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24

Consultation

Additional Bullet Point:
Facilitating recycling and composting.

Consultation

Add bullets:
Facilities for cyclists should be considered including electric bike
recharging and well‐spaced cycle stands. The needs of cyclists with
trailers, tagalongs, electric batteries and three wheels should also be
considered in street design. Consideration should be given to the
different cycle parking needs of employees from shorter‐stay users of
the site. A safe route for cyclists should be provided through the site
from Oxpens Meadow to connect with the station area.

No – additional information
provided relating to needs of
cyclists.
Not a significant change

25

Page 47
DP3 – A
Sustainable
Scheme
Page 78
Footways
Cycleways and
Leisure Routes
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Planning Policy
Requires further
assessment? – Category of
Change
No – additional wording
does not require a
significant change

26

Page 7
Para 1.4

Consultation
Correction

The site is currently in multiple‐ownership: Oxford City Council, British
Rail Board (Residuary) (BRBR), and the Milton Property Investments Ltd
(the key landowner at the Oxford Business Centre), and Royal Mail
each own part of the site, and there are ongoing uses including the
Royal Mail sorting office Delivery Office and administrative functions,
Oxford Ice Rink, a coach park, a petrol filing station, sheltered housing
and a range of local businesses. The masterplanning work contained
within this SPD has taken account of these factors”

No – Additional wording
clarifies the role of the Royal
Mail Building on site.
Not a significant change.

27

Page 23
Para 3.26 & 3.27

Consultation
Correction

Change 'sorting office' to: ‘delivery office and administrative offices’.

No – Additional wording
clarifies the role of the Royal
Mail Building on site.
Not a significant change.

28

Page 23
Royal Mail

Consultation
Additional
Information

Royal Mail has a statutory duty to provide an efficient mail sorting and
delivery service for Oxford Council’s administrative area. Relocation/re‐
provision of the Delivery Office to another suitable site in Oxford will be
required before that site can be developed.

No – this is a factual
clarification.
Not a significant change
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Planning Policy
Requires further
assessment? – Category of
Change
No – use classes added to
text to reflect AAP.
Not a significant change.

29

Page 64
Para 6.21

Consultation
Clarification

6.21 ….proposed new uses include new employment floorspace, retail,
hotel and R&D uses, ensuring continued presence of employment
activity. Although the existing employment space may be replaced in a
different location, the objective is to have no net loss of employment
space at Oxpens, some of which could be provided by non‐B uses.

30

Page 105
Para 7.24

Consultation
Clarification

Redevelopment of the Royal Mail site will be wholly dependent on the
relocation / reprovision of the Delivery Offices so that it can comply
with its statutory duties.

No – additional text provides
clarification.
Not a significant change

31

Appendix A

Simplification

32

Appendix B

Simplification

33

Appendix C

Simplification

34

Appendix D

Simplification

35

Page 35
Para 3.77

Consultation
Additional
Information

Appendix A lists relevant policy documents. Instead these will be
referenced by way of links on the website to current policies.
Appendix B contains the accessibility study but the relevant drawing
already forms part of the main document.
Appendix C sets out 'other land uses that were discounted. Not needed‐
referenced in main document.
Appendix D contains out‐of‐date information about planning
applications for nearby sites. Therefore, not required.
The character, extent and state of preservation of any remains
associated with Hart’s Civil War Sconce is currently poorly understood
as the site has not previously been investigated. If remains are present
and well preserved, they may be of national significance and,
therefore, should be preserved in‐situ within the development. This
would require reconsideration of the location of flood mitigation
measures. Archaeological evaluation will be required to demonstrate
whether any remains of Osney Abbey are present within the
development site. Should important remains be present then the
development should aim, as far as is practical and in line with existing
policy, to preserve these in situ by means of adaptive design. Should
remains of lesser significance be identified then it will be necessary to
ensure these are appropriately investigated and recorded prior to the
commencement of development.

No. Deletion
Not a significant change
No. Deletion
Not a significant change
No. Deletion
Not a significant change
No. Deletion
Not a significant change
Additional information
provided in relation to
procedure if archaeological
remains are found.
Not a significant change.
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Add after 3.78. A desk based assessment has identified the potential
for the presence of archaeological remains associated with agricultural
use of the area in the past including the potential for waterlogged
remains associated with drainage ditches running across this low‐lying
area and including potential for remains of prehistoric, Roman and
medieval period use of the area. Development will need to be preceded
by further investigation of the area’s archaeological potential to be
guided by discussion with the City’s archaeological advisor.
36

37

38

Planning Policy
Requires further
assessment? – Category of
Change
Additional information
provided in relation to
procedure if archaeological
remains are found.
Not a significant change.

Page 45
Para 5.8
DP1 A High
Quality
Development
Page 49
Para 5.23
Street Trees

Consultation

The development should enhance views of Oxford from the railway
line.

No. Text added as a result of
consultation.
Not a significant change.

Consultation

Given the wide scale of Oxpens Road large street trees should be
specified to provide a foil to the large scale and massing of building
frontages.

No. Additional information
provides clarity.
Not a significant change.

Page 49
DP4 Addressing
Oxpens Road

Consultation

Add bullets: ‐Oxpens Road’s frontage should be designed in
accordance with the adopted Design Codes that form part of the AAP.
Frontages could reflect the scale and massing of buildings on streets
including Park End Street and South Parks Road, with a series of
prestigious buildings designed to catch the eye through use of refined
architectural detailing and using a similar palette of materials to
provide a sense of unity. The choice of materials could reference those
used on other streets of similar status within the city (see Cooper’s
Marmalade Factory and the Cantay Depository on Park End Street). ‐
Within the frontage blocks defined in the masterplan, frontages should
be broken up to provide a succession of buildings of a vertical
proportion with the width being perceived as being less than the height
of the building and active ground floor frontages to create an active
and human‐scale streetscene.

No. Additional bullet points
provide information
regarding the design code
Not a significant change
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40

Page 55
DP7: Enhancing
Oxpens Meadow

Consultation

Enhancement of public open space should include provision for
measures to discourage the use of areas under the railway bridge for
anti‐social behaviour.

42

Page 59
Additional Bullet
to para 5.53
DP11: Coherent
Character

Consultation

This can be facilitated by: Using streets of similar function in adjoining
character areas, to provide a precedent for the scale and role of
buildings to create a legible hierarchy of streets forming coherent
character areas.

43

Page 59
Additional Bullet
to para 5.53
DP11: Coherent
Character
Page 59
Additional Bullet
to para 5.53
DP11: Coherent
Character

Consultation

This can be facilitated by: The hierarchy of streets in the new
development reflecting the variation in street patterns in St Thomas’ in
particular to benefit from the potential to create links with existing
areas of high quality historic and modern townscape. Street design is
covered in more detail in the West End Design Code.
This can be facilitated by: Oxpens Road’s character reflecting the broad
width, strong enclosure and large building scale and pattern of Park
End Street and Frideswide Square to which it is well connected with the
buildings providing a series of landmark frontages to arrest the
attention, allowing considerable potential for variety in detailing, but
sharing a common scale. (Mixed –use main street in West End AAP)

No. Additional text provides
clarification regarding urban
character in relation to
historic townscape.
Not a significant change.
No. Additional text provides
clarification regarding urban
character in relation to
historic townscape.
Not a significant change.

Page 59
Additional Bullet
to para 5.53
DP11: Coherent
Character

Consultation

This can be facilitated by: Residential lower order streets reflecting a
more organic character of space and building reflecting the character
of St Thomas Street or the denser developments of residential streets
that characterised the later expansion of Oxford in the 19th and 20th
centuries. Using more muted architectural detail and a limited
palette of materials so that buildings contribute as groups with
occasional stand out buildings providing focal features would also help
create a coherent character. Redevelopment at Littlegate Street
provides suitable models of good practice.

No. Additional text provides
clarification regarding urban
character in relation to
historic townscape.
Not a significant change.

44

45

Consultation
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Planning Policy
Requires further
assessment? – Category of
Change
No. Additional text provides
clarification as to potential
enhancement of open space.
Not a significant change.
No. Additional text provides
clarification regarding urban
character in relation to
hierarchy of streets.
Not a significant change.
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46

Page 59
Additional Bullet
to para 5.53
DP11: Coherent
Character

Consultation

47

Page 75
Para 6.77

Consultation
Additional
Information

48

Page 75
Para 6.82

Consultation
Clarification
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This can be facilitated by: Repeated use of roofline features to support
the rhythm created in frontages. Variation in detailing between streets
could be included to avoid creating a monotonous street scene, whilst
occasional gaps in the frontage are necessary to allow greenery to spill
through the street. The Christ Church Old Buildings at Osney Lane
provide a precedent for adding detail to larger residential blocks.
Views out from the City should also be considered. Additional Views
Study work it is being undertaken and initial studies show that that the
views from the west are ‘kinetic’, not static. This needs to be factored
in to the consideration of development proposals for Oxpens as they
come forward. Regard should also be had to the fact that new
buildings at Oxpens will be in the middle/foreground of views from the
west, which means that even if they are below the 18.2 metre
threshold, careful consideration needs to be given to their form, design
and materials in order to ensure that they do not detract from the
view.
The Oxpens development should seek to inimise its impact upo the
Oxford skyline, to help ensure views of the city from the stated
viewcones are not unduly affected. retain significant views both
within Oxford and from outside, and protect the green backcloth from
any adverse impact.

Planning Policy
Requires further
assessment? – Category of
Change
No. Additional text provides
clarification regarding urban
character in relation to
historic townscape.
Not a significant change.
No. Additional text notes
additional views should be
considered.
Not a significant change.

No. Text amended to reflect
consideration of views.
Not a significant change.
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Appendix 1: Habitat Regulations Assessment Screening: Correspondence with
Natural England

Rebecca Tibbetts,
Natural England,
Foxhold House,
Crookham Common,
Thatcham,
Berkshire,
RG19 8EL

Planning Policy

01865 252718 or 01865 252163
planningpolicy@oxford.gov.uk

Please ask for: Sarah Harrison or
Steve Pickles

12th January 2007

Dear Ms Tibbetts,

Appropriate Assessment of Oxford’s West End Area Action Plan

The Planning Policy department at Oxford City Council is currently working on an Area Action Plan (AAP) for
Oxford’s West End. In case you are not aware, the West End is the southwest quarter of the City centre,
bounded by Hythe Bridge Street, Oxpens Road, St. Aldates and the railway line. The area covered is shown on
the attached plan. It is expected that 600 new units of residential accommodation will be developed in the
area, as well as new student accommodation, new tourist facilities and some new offices. A key aim of the
West End AAP will be to improve the public realm and green spaces in the area, offering enhanced
recreational opportunities. You may have come across the preferred options document, but if not,
information is available on our website at http://www.oxford.gov.uk/planning/west‐end‐aap.cfm. The draft
Area Action Plan will be submitted for Examination to the Secretary of State in June.
The area covered by the West End Area Action Plan is at its closest point 800 metres from the southern edge
of Port Meadow, which forms part of the Oxford Meadows Special Area of Conservation. For this reason the
City Council has carried out a Screening of likely impacts on this European site, which is contained below, and
which concludes that there is unlikely to be any significant impact and that an Appropriate Assessment is not
therefore required. I would be grateful if you would let me know whether you agree with this conclusion.
Appropriate assessment of plans that could affect Special Areas of Conservation (SAC’s) for habitats (SACs) is
required by article 6 (3) of the European Habitats Directive, which states:
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‘Any plan or project not directly connected with or necessary to the management of the site but likely to have a
significant effect theron, either individually or in combination with other plans or projects, shall be subject to
appropriate assessment of its implications for the site in view of the site’s conservation objectives. In the light
of the conclusions of the assessment of the implications for the site and subject to the provisions of paragraph
4, the competent national authorities shall agree to the plan or project only after having ascertained that it will
not adversely affect the integrity of the site concerned and, if appropriate, after having obtained the opinion of
the general public.’
The Habitats Directive applies the precautionary principle to SACs. Plans and projects can only be permitted if
it can be shown that they will have no significant adverse effect on the integrity of the site in question. They
may still be permitted if there are no alternatives to them and there are imperative reasons of overriding
public interest as to why they should go ahead. In such cases, compensation will be necessary to ensure the
overall integrity of the site network.

Relevant European Sites

Figure 1 shows the location of the area covered by the West End Area Action Plan and the nearest European
sites. There are three SACs within 15 kilometres of the area covered by the West End Area Action Plan. These
are:




Oxford Meadows: which is located 800 metres away at the closest point;
Cothill Fen: which is located 7 kilometres away;
Little Wittenham: which is located 15 kilometres away.

It is considered that the West End Area Action Plan could not have an adverse impact on either Cothill Fen or
Little Wittenham. Cothill Fen is an alkaline fen dependent on a high water table and calcareous, base‐rich
water supply. As Cothill Fen is in the catchment of the River Ock which is a different catchment, it could not
have an adverse impact on this site. Little Wittenham has been designated because it contains two ponds
with large populations of great crested newts. As development in Oxford’s West End will not affect the
habitat in the ponds or the newts foraging habitat around them, the West End Area Action Plan could not
have an adverse impact on this site. These two sites have therefore been excluded from further assessment in
this screening exercise.
Oxford Meadows: Qualifying features and Environmental Requirements
The citation for the Oxford Meadows SAC states that:
‘Oxford Meadows includes vegetation communities that are perhaps unique in reflecting the influence of long‐
term grazing and hay‐cutting on lowland hay meadows. The site has benefited from the survival of traditional
management, which has been undertaken for several centuries, and so exhibits good conservation of
structure and function. Port Meadow is the largest of only three known sites in the UK for creeping marshwort
Apium repens.
Qualifying habitats: The site is designated under article 4 (4) of the Directive 992/43/EEC) as it hosts the
following habitats listed in Annex I:


Lowland hay meadows (Alopecurus pratensis, Sanguisorba officinalis)

Qualifying species: The site is designated under article 4 (4) of the Directive (92/43/EEC) as it hosts the
following species listed in Annex II:
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Creeping marshwort Apium repens.

Environmental Requirements
The following key environmental requirements to support the SAC’s integrity were identified at an appropriate
assessment screening workshop carried out for the South East Plan:
1.
2.
3.
4.
5.

Maintenance of traditional hay cut and light aftermath grazing.
Absence of direct fertilisation.
Minimal air pollution.
Absence of nutrient enrichment of waters; good water quality.
Balanced hydrological regime – alteration to adjacent rivers may alter flooding regime and reduce
botanical diversity.

A further workshop on appropriate assessment for the Oxford Core Strategy was held on the 20th October
2006 at which the additional issue of ensuring that recreational pressures are maintained at a reasonable level
was also raised as an issue.

Possible Impacts of the West End Area Action Plan (AAP)
A34 goes through the SAC
Table 1. Likely impacts of AAP on environmental requirements of Oxford Meadows
Environmental
Requirement of Oxford
Meadows
1.
Maintenance
of
traditional hay cut and
light aftermath grazing.
2. Absence of direct
fertilisation.
3. Minimal air pollution

4. Absence of nutrient
enrichment of waters:
good water quality.

Likely impact of AAP

Likely risk
integrity

to

None – related to activities directly at the site,
which AAP will not affect.

No

Additional development in the West End may
increase traffic movements into Oxford.
However, the area is very sustainably located
with excellent public transport links as the
railway station and Gloucester Green Bus
Station are located within the area covered by
the AAP. The area is also readily accessible
from other parts of Oxford by walking and
cycling and the AAP proposes to improve these
links. There will be very limited residential and
commercial parking and no increase in public
parking, with the intention of helping to ensure
car use is not increased. Given the large
number of vehicles which travel along the A34
the impact on pollution levels deriving from this
source of increased traffic from the West End is
considered to be imperceptible.
Although relatively close to the Oxford
Meadows, Oxford’s West End is downstream of
the site, so any pollution of surface water run

Little or no impact.

site

Little or no impact.

73

October 2013

5. Balanced hydrological
regime

6. Balanced use for
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off could not affect the Oxford Meadows.
Sewage treatment will be dealt with at
Sandford Sewage Treatment Works, which is
located just outside Oxford on its southern
boundary, downstream of the SAC.
Water to serve development in the West End
would come from Farmoor reservoir, which
derives its water from the Thames. There is the
potential for water abstraction from the
Thames to affect the hydrology of Oxford
Meadows. Water levels in the Thames have not
dropped enough to affect the meadows since
the drought of 1976, but climate change and
increased water abstraction could potentially
lead to this in the future. However, use of
water for development of the West End would
be a tiny proportion of the total extracted from
the Thames and in itself is not likely to have a
significant impact.
The West End AAP Preferred Options
Document states that ‘to cater for development
in the West End, alternative flood‐plain
capacity may be needed. It could be provided
within the West End, or may be more
appropriately located outside the area, further
upstream.’ If the compensation was provided
upstream it is possible that the works could
affect the hydrology of Port Meadow.
Public consultation carried out by Scott Wilson
as part of their ‘Oxford City Green Space Study’
revealed that people are willing to walk
approximately 1,900 metres to important green
spaces and 750 metres to neighbourhood sites.
As the West End is 800 metres from the
southern end of Port Meadow it is likely that
some people will use this area of the SAC for
recreational purposes. Extensive public use is
already made of Port Meadow for informal
recreation without an adverse impact on Apium
repens, the species for which it has been
designated a SAC. This species is not
particularly sensitive to trampling and also
thrives in the wettest areas, where there is
least recreational pressure for most of the year.
The remaining areas of the SAC are at least
3,500 metres away beyond Port Meadow, and
it is considered that recreational use of these
areas is unlikely to increase significantly as a
result of implementation of the West End AAP.

Planning Policy

Unlikely to be significant
impact in terms of water
abstraction. If flood
compensation
is
provided upstream of
the West End, it will be
important to ensure that
appropriate mitigation
measures are included
to prevent it having an
adverse impact on the
hydrology of the Oxford
Meadows.
Flood
compensation
is
currently
being
investigated as part of a
SFRA of the West End.

Unlikely to be significant

A key aim of the West End development will be
to improve the public realm and green spaces
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in the area, offering enhanced recreational
opportunities. Key of these will be the creation
of a linear park along Castle Mill Stream,
improvements to Oxpens Field and to the path
along the Thames. Amenity space and play
areas to serve the new residential development
will also be required. It is expected therefore
that many recreational needs will be met within
the West End, which will reduce the pressure
on Port Meadow. There are also already
extensive alternative areas of green space that
residents of the West End would be able to use
including Grandpont Nature Park; Christchurch
Meadows; the University Parks; Oxpens
recreation ground; the Thames path long
distance trail and the canal towpath.
Possible ‘in combination’ impacts
Table 2 shows other plans, programmes and underlying trends, which could affect the environmental
requirements of Oxford Meadows and lead to ‘in combination’ impacts.
Table 2. Likely ‘in combination’ impacts on environmental requirements of Oxford Meadows
Environmental
requirements
of
Oxford Meadows
1. Maintenance of
traditional hay cut
and light aftermath
grazing.
2. Absence of direct
fertilisation.

Likely Impact of Other Plans, projects and Trends

Likely ‘in combination’
risk to site integrity

The A34 goes through the Oxford Meadows Special
Area of Conservation. Improvements/widening to the
A34 could potentially have a significant impact on the
SAC through land take. The draft South East Plan states
that ‘Premium bus routes with frequent, high quality
services will also be needed to link the country towns to
Oxford, supported by bus priority measures and remote
park and ride. There is also a need for improved rail
services on the A34 corridor, particularly as this is
unlikely to be widened and the government is
considering demand management measures. East West
Rail is crucial to linking the sub‐region to Milton Keynes
and supporting development at Bicester. So is
enhanced capacity at Oxford station (linked to essential
resignalling work), if this busy rail corridor is to cope
with growth in passenger and freight traffic in the face
of limited capacity on A34.’ The importance of these
measures is further emphasised by the report in the
Oxford Times on 15th December 2006 that ‘experts at
the Highways Agency predict that by 2026 the A34,
between the M40 and Didcot, will become one of the
most congested roads in the South‐East….the A34 is
already operating above capacity and … Oxford city, the
only major hub in the region, attracts more than 22,000
car based commuters from the outlying districts every
day.’

By
taking
the
opportunity to make
more efficient use of
the land near the
station/bus stations,
the West End Area
Action Plan will help to
reduce pressure on the
A34. However, it also
represents a unique
opportunity to secure
improved rail and bus
facilities in central
Oxford, which are
likely to be key in
avoiding the need for
further widening of the
A34.
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The table below shows where air pollution levels at
Oxford Meadows in 1999/2000 exceeded the site’s
critical load. Pollution loads were within the critical load
for acid deposition, ammonia, nitrogen deposition and
SO2, but near capacity for ozone. Compared to most
other European sites in the South East region, Oxford
Meadows is relatively unaffected by pollution. Air
pollutant levels in the South East are expected to go
down until about 2010 – 2015 due to improving
technology (particularly for cars), after which they are
likely to rise again.

pollutant

deposition / critical
load

acid deposition

0.433

ammonia

0.163

N deposition

0.772

NOx

0.99

ozone

1.26

SO2

0.18

Planning Policy

Air pollution is likely to
worsen at the Oxford
Meadows site due to
increased traffic levels,
particularly on the A34.
The West End AAP
proposes very limited
residential
and
commercial
parking
and no increase in
public parking, with
the
intention
of
helping to ensure car
use is not increased. It
is unlikely therefore to
significantly contribute
to these increased
pollution levels.

Source: http://www.apis.ac.uk,
Note: The critical air pollutant loads that a given site
can accommodate depends on the type of site. In this
case, Oxford Meadow has been assumed to be
unimproved hay meadow.
Key: deposition / critical load
<0.25

4.
Absence
of
nutrient enrichment
of waters; good
water quality
5.
Balanced

0.25‐
0.74

0.75‐
0.99

1‐1.24

1.25‐
1.99

2+

Development of 47,200 new homes in Oxfordshire as
proposed in policy H1 of the draft South East Plan and
80,000 new homes and 2 million square metres of new
business floorspace in South Hampshire is likely to
increase traffic levels on the A34 and cause reduced air
quality.
As the area covered by the West End AAP is
downstream of the Oxford Meadows, it will not
adversely impact on nutrient enrichment or water
quality in combination with other plans.
Development in Oxfordshire and Gloucestershire,

Little or no impact.

Natural England has
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including that in the West End, that uses water from
the River Thames catchment upstream of Oxford
Meadows could affect the hydrology of the meadows.
Gravel extraction to meet the increased primary
aggregate targets (South East Plan Policy M3) could
affect the hydrology of the site.
The Environment Agency’s flood alleviation scheme for
Oxford, which is likely to consist of enlargement of
existing watercourses and/or creating flood relief
channels, may affect the flooding regime of the River
Thames.

6. Balanced use for
recreational
pressures

There has been extensive development in the Oxford
canal corridor in recent years, but this is now largely
complete. Few other sites have been allocated for
residential development within 1,900 metres of the SAC
in the ‘Oxford Local Plan 2001 –2016’, though
Wolvercote Paper Mill has been allocated for a mix of
employment and employment generating uses. Further
residential development within this zone could also
occur if the Safeguarded Land at Peartree was allocated
for residential use in the Oxford Core Strategy.
However, while this covers 16 hectares, it is more likely
to be developed for employment uses, which is the
current preferred option in the Core Strategy. There are
few other opportunities for residential development in
north Oxford owing to the extensive area of the Oxford
flood plain, while access from the existing residential
areas of north Oxford is limited by the severance
created by the main Oxford to Birmingham railway line.

Planning Policy

stipulated that a key
requirement of the
Oxford flood relief
scheme is that it does
not have an adverse
impact on the Oxford
Meadows hydrological
regime. Similarly it is
important that other
plans that could impact
on it are also subject to
appropriate
assessment, but their
impact is beyond the
scope
of
this
assessment. Given the
scale
of
water
abstraction from the
Thames
and
the
relatively small scale of
development in the
West End it is not
considered likely that it
would
cause
a
perceptible effect on
the
hydrological
regime of the Oxford
Meadows,
in
combination
with
other plans.
Unlikely
to
be
significant
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Suggested Avoidance Measures
Widening of the A34
There are currently no proposals by the Highways Agency to widen the A34. The road through Oxford is,
however, already at capacity and forecasted to become through Oxford one of the most congested roads in
the south east. While the development proposed in the West End Area Action Plan is unlikely to have a
significant impact on traffic levels on the A34 and the issue of whether in the long term widening is more
likely, it does provide a unique opportunity to improve public transport facilities in central Oxford, and thereby
reduce the likelihood of such a widening to become necessary.
Ensure that the West End Area Action Plan makes provision for improving rail and bus transport facilities
in the West End and does not increase public parking, with very limited residential and commercial
parking so as to encourage residents, with the intention of ensuring that car use is not increased.

Air pollution
The Environment Agency’s advice5 on traffic related pollution is that it needs to be considered if a road
carrying a significant proportion of new traffic related to the plan runs within 200 metres of a European site. In
the case of the West End Area Action Plan, this will generate some new traffic that will pass along the A34
through the Oxford Meadows SAC. No precise information is available on the volumes of traffic involved.
However, it is likely to be very small in terms of the overall levels of traffic along the road. The West End is also
located in a very sustainable location, in transport terms, probably more so than almost any other location in
Oxfordshire given its location in the centre of Oxford, in an area which includes the railway station and the
Gloucester Green Bus Station. Given that large numbers of people commute into Oxford the provision of 600
homes in the heart of Oxford is likely to help reduce commuting in contrast to development in other places
close to the A34 that are further away from Oxford, such as Bicester and Didcot. The West End Area Action
Plan also provides the opportunity to improve rail and bus facilities in Oxford, thus encouraging more people
to travel by public transport and to further limit public and private parking. Therefore it is considered that
provided the West End Action Plan does incorporate measures to promote public transport use and limit
travel by car, it will not significantly increase traffic along the A34 and exacerbate pollution levels in the
vicinity of the Oxford Meadows SAC.
Recommend that further information is obtained from the highway authority on whether there is likely
to be an increase in traffic generation along the A34 arising from development in the West End Area
Action Plan and to ensure that the submission document includes measures designed to improve the use
of public transport by improvements to the railway station; bus terminals and by restricting public and
private parking in the West End.
Water quality
As development in the West End is downstream of the Oxford Meadows it is considered that it will not lead to
any deterioration in water quality on the Oxford Meadows.
Hydrological Regime
The City Council has adopted a Natural Resource Impact Analysis Supplementary Planning Document (NRIA
SPD). This requires new developments to look at the issue of minimising the use of water resources, and
encourages new developments to look at measures such as water‐saving devices; rainwater
collection/harvesting and grey water recycling. The preferred target is to achieve a 30% reduction of average
5

English Nature (16 May 2006) letter to Runnymeade Borough Council, ‘Conservation (Natural Habitats&c.) Regulations
1994, Runnymeade Borough Council Local Development Framework
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water use. Given also the scale of development is small scale compared to the extent of development in other
areas of the Thames catchment, it is considered that the impact on the Oxford Meadows hydrological regime
would be insignificant. As these measures are already in the NRIA SPD, no further action is required.

Recreational Pressures
The impact on the Oxford Meadows SAC is unlikely to be significant as there are other areas of green space
closer at hand that can also be used. A key aim of the West End development will be to improve the public
realm and green spaces in the area, offering enhanced recreational opportunities. Key of these will be the
creation of a linear park along Castle Mill Stream, improvements to Oxpens Field and to the path along the
Thames. Amenity space and play areas to serve the new residential development will also be required. It is
expected therefore that many recreational needs will be met within the West End.
While the recreational impact from development in the West End on the Oxford Meadows SAC is unlikely
to be significant, the West End AAP will ensure that new recreational provision is made within the area
which will help to encourage people to also use other areas for recreational purposes and thereby reduce
recreational pressure.
In conclusion, our own screening of the likely impacts of development of the West End on the Oxford
Meadows Special Area of Conservation has indicated that there are unlikely to be any significant impacts and
that an Appropriate Assessment is therefore not required. I would be grateful if you would consider this issue
and let me know whether you agree with this conclusion.
Yours sincerely,

Sarah Harrison
Senior Planning Officer
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Ap
ppendix 2
2: Combin
ned SEA Sccreening a
and Scopiing Reporrt

D
Oxxpens SPD
Strategic En
nvironmen
ntal Assesssment
ombined SScreening & Scopingg Report
Co
Regulation 9 (11) (Screeningg) & Regulation 12(5) (Scooping)
mes Regs 2004
Environmental Assessmentt of Plans and Programm

02
2 April 20113
1.

Introduction

1.1
1

This reeport has beeen produced to determinne the need for,
f and conssult on the s cope and levvel of detail
to be in
ncluded for a Strategic Environmentaal Assessmen
nt (SEA) in acccordance w
with the Euro
opean
Directive 2001/42//EC and the Environment
E
tal Assessme
ent of Plans and
a Program
mmes Regulattions for thee
propossed Oxpens Supplementa
S
ary Planning Document (SPD).
(

1.2
2

The pu
urpose of thiss document is twofold. FFirstly to und
dertake a scre
eening assesssment that meets the
requireements of th
he European Legislation, applied in th
he UK throug
gh the Enviroonmental Asssessment of
Plans aand Program
mmes Regulattions (SI No. 1633). The Regulations do not requ ire an assesssment of thee
plannin
ng merits of the proposa
als at this sta ge, instead the
t requirem
ments is to asscertain whe
ether or not
a Strategic Environ
nmental Asse
essment is reequired. Thiss process is completely
c
ddistinct from the
ng process and governed
d by an entireely differentt set of Enviro
onmental Reegulations.
plannin

1.3
3

The pu
urpose of thiss document is also to connsult the con
nsultation bo
odies on the level of deta
ail of the
inform
mation that must
m be included in the reeport (also known as scoping). The rreceipt of this report
marks the start of the
t five‐wee
ek consultatioon period in accordance with Regulaation 12.

1.4
4

The po
olicy framework for the Oxpens
O
SPD iis found in th
he Oxford Co
ore Strategy ((2011), and West End
Area A
Action Plan (2
2008).

1.5
5

The SP
PD will be sub
bject to public consultatiion in accord
dance with th
he relevant rregulations and
a the
Counciil’s Statemen
nt of Commu
unity Involve ment.

2.

Requ
uirement for
f SEA

2.1
1

Previously all statu
utory land‐usse plans, incl uding Supple
ementary Pla
anning Docu ments, requ
uired a
nability Apprraisal which incorporated
i
d the require
ements for Sttrategic Enviironmental Assessment.
A
Sustain
This waas a requirem
ment under UK Governm
ment legislation. Howeve
er, the 2008 Planning Actt6 and 2012
Regulaations7 removved the UK legislative reqquirement fo
or the sustainability apprraisal of Supplementary
Plannin
ng Documen
nts. Despite no longer reequiring sustaainability appraisal, SPDss may still require SEA.

6
7

Planning Act 20008 – Paragraaph 180(5d)
To
own and Coun
ntry Planning (Local Plannin
ng) (England) Regulations 2012
2
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The requirement for Strategic Environmental Assessment (SEA) is set out in the regulations8. There is
also practical guidance on applying European Directive 2001/42/EC9. These documents have been
used as the basis for this screening report. Regulation 5 sets out three types of plans that require SEA:
‐

‐
‐

The plan is for town and country planning and sets the development framework for future consent
of projects listed in annexes I or II of the EIA Directive10 (There is an exemption for a plan dealing
with the use of a small area at a local level OR a minor modification of a plan11);
The plan requires a Habitat Regulations Assessment
The plan sets the future development consent framework that is not in the above two categories
but has been determined to be likely to have significant environmental effects.

2.3

The proposed SPD will be for town and country planning and sets the development framework for
future consent of a project within annex II of the EIA Directive. The relevant section of the EIA
Directive is Annex II(10b) Urban development projects12.

3.

Screening

3.1

The ODPM practical guidance provides a checklist approach based on the SEA Regulations to help
determine whether SEA is required. This guide has been used as the basis on which to assess the need
for SEA as set out below. Figure 1 below13 (taken from government guidance) illustrates the process
that has been followed.

Figure 1: Application of the SEA Directive to plans and programmes

8

Environmental Assessment of Plans and Programmes Regulations 2004 (no. 1633)
A Practical Guide to the Strategic Environmental Assessment Directive
10
Regulation 5(2) of the Environmental Assessment of Plans and Programmes Regulations 2004 (no. 1633)
11
Regulation 5(6) of the Environmental Assessment of Plans and Programmes Regulations 2004 (no. 1633)
12
Schedule II of the Town and Country Planning (Environmental Impact Assessment) Regulations 2011
13
Taken from: A Practical Guide to the Strategic Environmental Assessment Directive (2005), ODPM – page 13
9
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Table 1 below setss out the 8 qu
uestions idenntified in the
e diagram ab
bove and proovides an ansswer with
regard to the proposed Oxpenss SPD.

Table 1 – Appliication of thee proposed SPD:
S
Is an SEEA required?

Esstablishing tthe need for SEA

Ansswer

Reassons

Nexxt step

1

Yes

The SPD is to be adopted by
ord City Coun
ncil
Oxfo

Procceed to
question 2

No

The SPD is not re
equired but iit is
e the approppriate
conssidered to be
delivvery mechanism by whichh to
bringg the Oxpenss site forwarrd.
The SPD will be for
f town andd
ntry planning
g purposes a nd
coun

Procceed to
question 3

2

3

Is the SSPD subject to
t preparatio
on
and/ orr adoption byy a national,
regionaal or local authority OR
prepareed by an authority for
adoptio
on through a legislative
procedure by Parliaament or
nment? (Articcle 2(a))
Govern
Is the SSPD required by legislativve,
regulattory or admin
nistrative
provisio
ons? (Articlee 2(a))
Is the SSPD prepared
d for agricultture,
forestryy, fisheries, energy,
e
industry,

Yes

Procceed to
question 4
84
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Establishing the need for SEA

4

5

6

7

8

14

Answer

transport, waste management,
telecommunications, tourism, town
and country planning or land use,
AND does it set a framework for
future development consent of
projects in Annexes I and II to the EIA
Directive? (Article 3.2(a))
Will the SPD, in view of its likely
No
effect on sites, require an
assessment under Article 6 or 7 of
the Habitats Directive?
(Article 3.2(b))
Does the SPD determine the use of
small areas at local level, OR is it a
minor modification of a plan subject
to Article 3.2? (Article 3.3)
Does the SPD set the framework for
future development consent of
projects (not just projects in Annexes
to the EIA Directive)? (Article 3.4)
Is the SPD’s sole purpose to serve
the national defence or civil
emergency, OR is it a financial or
budget plan, OR is it co‐financed by
structural funds or EAGGF
programmes 2000 to 2006/7?
(Article 3.8, 3.9)
Is it likely to have a significant effect
on the environment (Article 3.5)

Yes

Reasons

Planning Policy

Next step

sets a framework for the
development consent of projects
listed in Annexes I and II of the
EIA Directive14

The HRA Screening concluded,
and Natural England agreed that
the West End AAP would not be
likely to have a significant effect
on the interest features of the
Oxford Meadows SAC.
The SPD does determine the use
of a small area at the local level.

Proceed to
question 5

Proceed to
question 8

Yes

The SPD sets the framework for
future development consent of
projects.

N/A

N/A

N/A

N/A

See Table 2 below for the
detailed reasoning

The EIA Directive (85/337/EEC) as amended in 1997, 2003 and 2009
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3.3
Table 2 below sets out the criteria for determining the likely significance of effects on the environment
taken from Schedule 1 of the Regulations15 and applies them to the proposed Oxpens SPD.
Table 2 – Criteria for determining the likely significance of effects on the environment

Criteria

Oxford City Council’s Assessment

1 Characteristics of the plan or programme
1a
The degree to which the
The Oxpens SPD will set the framework for the development for the
plan or programme sets a Oxpens site. The SPD will sit underneath the “parent” document ‐
framework for projects
the West End Area Action Plan (AAP). In order to supplement the
and other activities, either policies in the AAP, the SPD must reflect and be based on the AAP
with regard to the
policies.
location, nature, size and
operating conditions or by Despite not formally allocating sites, the AAP provides the strategic
allocating resources
mix of development for the area and lists the primary and secondary
uses to be contained on individual sites in order to achieve the
overall vision for the West End.
The AAP states at Appendix 2 that “the AAP has been written to
address the West End as a whole instead of considering a series of
individual sites… It should be recognised that at the planning
application or master planning stage, further site investigations will
be required to confirm that the indicative uses identified here are
appropriate in all regards.”
The Oxpens SPD will guide the location, nature, size and operating
conditions of particular uses to meet the objectives of the AAP and
ultimately the City Council. Whilst an SPD does not have the weight
of a Local Plan policy, it will be adopted by the City Council as a
material consideration when determining planning applications.

1b

15

The degree to which the
plan or programme
influences other plans and

Oxpens is a large site which falls primarily within the ownership of
the City Council and British Rail Board (Residiary). The AAP lists the
priority uses in Appendix 2. Priority use is defined as the main use or
uses for the site. Priority uses include, houses, public, space
community energy, leisure, conference and hotels. Opportunities
for some uses are limited in the West End, in fact due to their size or
location, if certain uses are not delivered on the Oxpens site, it is
unlikely that they will be brought forward in in the West End at all.
The SPD will have less material weight than the Core Strategy and
the West End Area Action Plan. It will only be able to expand on
existing policies and will not be able to introduce any new policies.

Criteria taken from Schedule 1 of The Environmental Assessment of Plans and Programmes Regulations 2004
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Oxford City Council’s Assessment
programmes including
those in a hierarchy
The relevance of the plan
or programme for the
integration of
environmental
considerations in
particular with a view to
promoting sustainable
development.

Environmental problems
relevant to the plan or
programme

The SPD will be at the bottom of the hierarchy and will have no
impact on the content of those documents above it.
The SPD will help with the delivery of plan policies and help meet
with the City Council’s objectives contained in the Core Strategy and
West End AAP, both of which were developed to deliver sustainable
development. It is intended to promote sustainable development by
ensuring that development fulfils the economic, social and
environmental dimensions as set out in the National Planning Policy
Framework.
The SPD will support strong, healthy and vibrant communities, by
providing a framework to bring forward the supply of housing and it
contributes to improving biodiversity, and mitigating and adapting
to climate change, for instance through delivery of a community
energy scheme in the West End.
The main existing environmental problem relevant to development
of the Oxpens SPD is flooding and flood risk.
A Strategic Flood Risk Assessment (SFRA) was undertaken to support
the Area Action Plan (Atkins, June 2007). The SFRA provides detailed
flood zone maps of the area. The SFRA flood zone map shows the
Oxpens site to contain an area of flood storage/ functional
floodplain which lies in flood zone 3b, as well as some parts of the
site, which lie in flood zones 3a, and flood zone 2. As part of this
work, an initial investigation was also undertaken to see whether it
might be possible to move the current flood storage area on the
Oxpens site to create a more regularly shaped or larger area suitable
for development. The AAP states that:
“Potential ways of compensating for this flood storage were
identified, and a feasibility study will be carried out to identify the
best option as part of the master planning of the site”.
Other existing problems include, but are not limited to, the existing
traffic and transport issues in the area; a poor quality townscape
character and limited biodiversity opportunities.

1e

The relevance of the plan
or programme for the
implementation of

It is worth noting that the whole of the administrative area of the
city has been declared an Air Quality Management Area.
There are unlikely to be significant impacts.
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Oxford City Council’s Assessment
Community legislation on
the environment (for
example, plans and
programmes linked to
waste management or
water protection).

2 Characteristics of the effects of the area likely to be affected
2a
The probability, duration, The Environmental Assessment of Plans and Programmes
frequency and
Regulations breaks down the environment into a series of
reversibility of effects
constituent parts. These are as follows: biodiversity; population;
human health; fauna; flora; soil; water; air; climatic factors; material
assets; cultural heritage including architectural and archaeological
heritage; landscape; and the inter‐relationship between these
issues. See Tables 3 & 4.
2b
The cumulative nature of
From the available evidence and technical studies, it is unclear
the effects
whether there will be cumulative effects on biodiversity, water,
cultural heritage, including architectural and archaeological heritage,
climatic factors and transport. Applying the precautionary principle
means that factors should be considered as part of the SEA of the
SPD. This does not necessarily mean that there will be any
significant effects on the environment; it simply means that at
present there is not the information available to be able to make a
decision.
2c
The trans‐boundary
There will be no trans‐boundary effects in the sense of between
nature of the effects
countries. On a more local level, trans‐boundary effects with
neighbouring authorities are unlikely to result in significant
environmental effects beyond those identified in the SA of the West
End Area Action Plan
2d
The risks to human health None identified.
or the environment (for
example, due to
accidents)
2e
The magnitude and spatial The site area is approximately 8.3ha. At present it is not clear how
extent of the effects
development of the site will impact either the site or the wider area
(geographical area and
in terms of flood risk. It is also unclear about how the development
size of the population
will impact the historic environment in particular townscape
likely to be affected)
character and landscape. Oxford City Council’s Heritage Team has
been consulted regarding the historic environment, townscape
character and below‐ground heritage. Their response will feed into
the final SEA Report. Although Biodiversity was covered at the AAP
stage, a subsequent report has been produced looking at potential
issues on site. This will be also be considered through the SEA
88
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Oxford City Council’s Assessment
process.

2f

2g

The value and
vulnerability of the area
likely to be affected due
to:
i) Special natural
characteristics or
cultural heritage; or
ii) Exceeded
environmental quality
standards or limit
values; or
iii) Intensive land‐use

The effects on areas or
landscapes which have a
recognised national,
Community or
international protection
status.

How the Oxpens site is developed could have implications for traffic
and transport both inside and outside of the West End. Issues such
as the routing of buses and visitor coaches (which currently park on
the Oxpens site) will need to be resolved. The Oxpens site has been
identified as an integral site in the delivery of a community energy
scheme for the West End. The SPD should demonstrate how this
scheme will be brought forward.
The SPD will supplement existing policies in the Core Strategy and
West End Area Action Plan. It is envisaged that the SPD will firm up
the types and quantum of development that will come forward on
the Oxpens site.
The Oxpens site is an important site within the context of delivering
the City Council’s objectives for the West End which are
documented in the adopted AAP.
It is not clear how the land‐uses proposed will intensify the site and
care should be taken not to substitute much needed community
uses for more profitable uses if this has a negative effect on the
Council’s aims and objectives for the West End. Whilst clearly in a
sustainable location in the heart of the city centre, care should be
taken not to over‐develop the site and create an over‐intensified
development framework. The Oxpens site is a key site for delivering
many AAP objectives. The key question that should be asked is: If
certain key uses are not going to be located on the Oxpens site,
where will they go, are they likely to be delivered there and will this
deliver the City Council’s vision, aim and objectives for the area?
None identified.

3.4
In order to work out whether or not an SEA would be required on the Oxpens SPD, it was necessary to
first review the Sustainability Appraisal for the West End Area Action Plan. Table 3 reviews the Sustainability
Appraisal of the West End AAP in relation to SEA Directive Topics giving specific consideration of the Oxpens
site.
Table 3 – Review of the Sustainability Appraisal of the West End AAP
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SEA Directive Topics.
(The environment is defined by
Schedule 2 paragraph 6 of the
Environmental Assessment of
Plans and Programmes
Regulations 2004)
Biodiversity/ Flora/ Fauna

Population

Human Health

Soil

Water

Air

Climatic factors

Planning Policy

Summary of previous SA findings
or undertaken as part of the West
End AAP.

Additional information

Potential loss of an area of scrub
on the Oxpens site. The AAP will
ensure that a linear park is to be
created along the length of the
castle mill stream to mitigate this.

The HRA Screening concluded, and
Natural England agreed, that the
West End AAP would not be likely
to have a significant effect on the
interest features of the Oxford
Meadows SAC.

Development will bring more
residents and workers to the West
End.
AAP will improve health by
providing more affordable housing
which will reduce the number of
people in inadequate
accommodation. Potential for new
health centre in West End
Depending on flood remediation
measures this may need to be
addressed at a later date.
Further investigations required in
relation to the provision of flood
storage capacity on Oxpens Site.

n/a

SA suggests that there are not
likely to be any significant
improvements in air quality.
The West End provides one of the
few opportunities for providing a
district‐wide heating system for
Oxford and as such the AAP
commits to providing this system.
The Oxpens site was identified by a
study by ARUP as a key site to
delivering the system in the West
End.

n/a

n/a

The AAP makes a commitment to
carry out a feasibility study to
identify the best option as part of
the master‐planning of the site.
Further modelling work is being
commissioned and will be
undertaken to examine this issue
part of the SPD.
The whole of Oxford City is now an
Air Quality Management Area.
If this commitment is not fully
considered on the Oxpens site,
there may be no further
opportunities for its development
in the West End
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Material Assets

Cultural Heritage, including
architectural and archaeological
heritage

Landscape

Inter‐relationships between the
above issues

3.5

Depending on the detail of the
development proposal this may
have an impact on material assets.
Current policies exist in the Core
Strategy and West End AAP which
will ensure that these matters are
unlikely to have significant effects
on the environment.
Current policies exist in the Core
Strategy and West End AAP which
will ensure that these matters are
unlikely to have significant effects
on the environment.
SA suggests that vehicle
movements associated with the
AAP should have a modest impact
on the strategic road network

Planning Policy

n/a

n/a

n/a

Some transport issues unresolved
with regards to the Oxpens site.
For instance, visitor coaches
currently use the site, and there
are also proposed changes to the
bus routes. The City Centre Stage
1 Transport Strategy has been
completed. This provides some
information about what is
proposed for the routing of buses
around Oxpens. There is also the
issue that as part of the Westgate
redevelopment, the car park on
Oxpens was an option to use as a
temporary car park while building
works was undertaken.

The SPD itself is assessed as to what additional requirements, changes or omissions it contains, on top
of the Core Strategy and West End AAP, to identify which topics require specific consideration in this
screening. Table 4 provides this assessment.

Table 4 – Assessment of additional requirements sought by the SPD
SPD Contents

Existing Policies

Vision

Core Strategy and West
End AAP

DP1: A HIGH QUALITY
DEVELOPMENT

High quality
architecture
Palette of materials

WE12; WEDC section E;
CS18; HP9
Street Scene Manual for
public realm materials

Additional requirements
sought by the SPD
None. Vision consistent with
existing Local Plan
documents
None. DP1 consistent with
existing policies and the
Street Scene Manual.
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DP3: A SUSTAINABLE
SCHEME

DP4: ADDRESSING
OXPENS ROAD
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Maximum number
of units / floorspace

CS22 (“at least...”); HP9a
(“efficient use of land”);
WE20
Balance of land uses CS23; WE15; WE20
Water and flood
CS11; WE14
risk
Improving
CS13; CS14; WE2; WE3;
connections
Sustainable building CS9; WE12; WE13; HP11
design
SUDS
CS11; WE14
City centre housing CS22; WE15; WE19
Integrating
CS13; CS14; WE2; WE3;
movement options
AAP Appendix 4
Creating
CS27; WE21
employment
opportunities
Supporting viability CS5; WEAAP vision
of the wider West
End and City Centre
Building line/ set
WEDC type 1 streets
back
Floor to ceiling
heights
Public realm

DP5: IMPROVING
ACCESSIBILITY IN THE
OXFORD WEST END

Pedestrian
movement
Street trees
Network of
connected streets

Thames, Castle Mill
Stream, Oxpens
Meadow
Public transport
Foot/cycle bridge
Enhancement to
Oxpens Road

Planning Policy

None. DP2 consistent with
existing policies

DP3 consistent with existing
policies in all aspects except
that the commitment to a
district heating scheme is
not referred to and flooding
matters not fully addressed.

None. DP4 consistent with
existing policies

WEDC type 1 streets
WE1 and supporting text;
WE3 and supporting text;
WE5(Oxpens Square);
Street Scene Manual
WE2
WEDC type 1 streets
WE1; WE2; WE3; WE5;
WE7; WE8; WE9; WEDC;
CS13(1st bullet); CS5(5th
bullet)
WE2; WE7; WE8; WE9

None. DP5 consistent with
existing policies in all
aspects except that the SPD
does not resolve the
identified transport issues.

WE3 and supporting text
WE2
WE1 and supporting text;
WE3 and supporting text;
WE5(Oxpens Square);
Street Scene Manual
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DP6: HIGH QUALITY
PUBLIC REALM:
STREETS AND SPACES
DP7: ENHANCING
OXPENS MEADOW

DP8: RELATIONSHIP
TO THE RIVER

DP9: APPROPRIATE
LAND USE MIX
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Palette of materials

Oxpens Square
Using meadow
more
Flood mitigation
landscaping
Flood mitigation
Orientated towards
river
Mix of uses and
residential types
Mix of business
opportunities

hotel

Student
accommodation
Complimentary
land uses

DP10: GENERATING
ACTIVITY

DP11: COHERENT
CHARACTER
DP12: PHASING

Regulating Masterplan

Uses

CS18; Street Scene
Manual for public realm
materials
WE5 and supporting text
WE8
CS11; WE14
WE7; WE8;
CS11; WE14

Planning Policy

None. DP6 consistent with
existing policies

None. DP7 consistent with
existing policies

None. DP8 consistent with
existing policies

WE9
CS23; WE15; WE20; AAP
Appendix 2
WE21; WESection5.3;
WE22; WE24; WE26;
WE27; WE28; AAP
Appendix 2
WE26; CS32(WE
specifically mentioned);
AAP Appendix 2
CS25; WE18; HP5

WE19; WE20; WE24;
WE27; WE28; AAP
Appendix 2
Balance of land uses CS23; WE15; WE20
On street activity
WE20 and supporting
text; WEDC section B3
and 4
Flexible ground
WE20; CS18 (bullet 4)
floor uses
Palette of materials Street Scene Manual for
public realm materials
Retention of ice rink WE28;
in medium to long
term
Main junction with
West End AAP
Oxpens Road has
moved
A couple of streets
have swapped
places in the
hierarchy.
Residential (Houses Houses (P)

None. DP9 consistent with
existing policies

None. DP10 consistent with
existing policies

None. DP11 consistent with
existing policies
None. DP12 consistent with
existing policies
None. Regulating
Masterplan consistent
existing policies.

Draft SPD introduces
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and apartments)
Employment:
Offices, R&D
Hotel
A‐Class Uses
Student
Accommodation
Retirement
Accommodation
Café (Oxpens
Meadow Attraction)

Flats (M)
Public Space (P)
Community Energy (P)
Amenities for housing (S)
Offices (S)
Public Offices (P)
Food and Drink (M)
Museums (S)
Hotel (P)
Conference (P)
Leisure (P)

Planning Policy

student accommodation and
possible education use.

Draft SPD omits Community
Energy, Museums,
Conference and Leisure.

Where P = Primary
S = Secondary
M = Minor
Illustrative Masterplan

Phasing and Delivery

Illustrative
Masterplan
demonstrates how
site can be designed
in detail.
Includes proposed
distribution of uses
across the site.
SPD provides
indicative phasing
strategy,
infrastructure list
and funding
options.

No equivalent diagram in
AAP.

None. Illustrative
Masterplan consistent
existing policies.

AAP contains illustrations
of building heights,
streets and spaces and
street sections, parking
standards.
See Appendices 8 and 9 of
the West End AAP.

None. The Draft SPD
consistent with existing
policies.
Draft SPD provides updated
information on funding
sources.

4.

Scoping

4.1

The SPD incorporates no additional requirements on top of the policies Core Strategy or West End
AAP. The SPD omits reference to a district heating scheme, does not provide the assessment for or
address flood risk or transport matters as set out in the AAP. Therefore in order for the SPD to comply
with the European Directive, when working out the scope and level of detail, the SEA must specifically
consider these omissions and changes in the light of the SEA Directive topics that they affect.
Additional information is also available with regard to the biodiversity of the site. This will be
examined as part of the SEA. An assessment by the City Council Heritage Team will also be included
which looks at the site in terms of its Cultural Heritage. The findings of this report will be included in
the final SEA Report.
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The review of the Sustainability Appraisal of the West End AAP (Table 3) and the assessment of the
changes contained within the SPD (Table 4) have identified five SEA Directive topics that the SPD may
have an effect upon: Biodiversity, flora and fauna; Water; Climatic Factors; Cultural Heritage; and
Inter‐Relationships (transport). An examination into the likely probability, duration, frequency and
reversibility of the effects is looked at in Table 5.

Table 5 – Topics screened into the SEA Assessment
Directive Topic

Probability, Duration, Frequency & Reversibility of the effects

Biodiversity/ Flora/
Fauna

An additional report which looks at on‐site biodiversity has been produced since the
publication of the AAP. The findings of the additional information found in this report
will be considered as part of the SEA process.
Different land uses are appropriate in different areas of flood risk. This is set out
nationally (in the NPPF and the associated technical guidance) and locally (in the Core
Strategy (Policy CS11) and the West End AAP (Policy WE14)). The Oxpens site contains
an area of flood storage (flood zone 3b). The SA and the AAP make a commitment to
undertake further investigations to inform the master‐planning of the Oxpens site. At
present information is not known about the probability, duration, frequency and
reversibility of the effects. As such it has not been possible to assess whether or not
there will be likely significant effects on the environment. Therefore an SEA is needed
with regard to this particular SEA Topic. It is worth noting that SEA is proportionate to
the level of detail that is required. This topic is therefore screened into the assessment.
The Oxpens site has been ear‐marked through the evidence base as a site which is
integral in delivering the West End Community Energy scheme. The City Council
invested in a series of reports to deliver a community energy scheme. The report
concludes that an area of 20m x 30m could serve the longer term energy needs of the
whole of the West End. As a site that is within the control of the city, siting an energy
centre on the Oxpens site would enable a significant benefit to the city. There is no
information about the probability duration, frequency and reversibility of the effects of
either including or not including the energy centre for the community energy scheme
on this site. As such this topic is screened into the assessment.
There are some uncertainties particularly around how the development will impact the
historic environment in particular townscape character, landscape and below‐ground
heritage. Oxford City Council’s Heritage Team has been consulted regarding the historic
environment and townscape character and their response will feed into the SEA Report.

Water

Climatic Factors

Cultural Heritage,
including
architectural and
archaeological
heritage
Inter‐relationships
(Transport)

There are some unresolved transport issues in relation to the Oxpens site. Despite being
in a highly sustainable location, the number or residential units proposed has increased
from the time of the assessment undertaken for the AAP. This new level of housing
proposed on the Oxpens site has not been assessed in terms of its potential additional
transport and traffic impacts. Issues such as the environmental impact of removing and
relocating visitor coaches off the site would need to be addressed. As there is no
additional information available other than that produced to support the AAP, transport
impacts are screened into the assessment.
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4.3

Table 5 concludes that at present, information is not known about the probability, duration, frequency
and reversibility of the effects. As such it has not been possible to assess whether or not there will be
likely significant effects on the environment. Therefore these topics are scoped into an SEA. It is worth
noting that SEA is proportionate to the level of detail that is required.

4.4

By not including a topic in Table 5 it does not preclude the inclusion of any other SEA Directive topic
from Table 3 from needing to be assessed in terms of any future potential Environmental Impact
Assessment that may be required or as part of any planning application that is submitted.

5.

Conclusions

5.1

The proposed SPD will supplement existing adopted policies as set out in Appendix 1. The SPD will
form part of the framework for the development for the Oxpens site. It will sit underneath the
“parent” document of the West End Area Action Plan (AAP) and will become a material consideration
when determining planning applications.

5.2

In order to supplement the policies in the AAP, the SPD must reflect and be based on the AAP policies.
Any significant changes or additions to the policies in the AAP must be the subject of a formal Strategic
Environmental Assessment as they would constitute a material departure from the development plan.
This ensures that the SPD will comply with the European Directive.

5.3

This SEA Combined Screening and Scoping assessment has not been able to rule out that the SPD
would give rise to any significant environmental effects. The SEA Combined Screening and Scoping
assessment has shown that a Strategic Environmental Assessment is required in relation to the
following SEA Topics: Biodiversity, Water, Climatic Factors, Cultural Heritage, and Transport (Inter‐
relationship between Air, Climatic Factors and Material Assets) See Table 5. Therefore it is considered
that a Strategic Environmental Assessment is required for the proposed Oxpens SPD that relates to
only these SEA topics. It is considered that the rest of the topics were considered sufficiently through
the Sustainability Appraisal (which includes SEA) of the West End Area Action Plan.

5.4

As this report also represents the Scoping Report, the City Council is consulting with the three
statutory environmental bodies (English Heritage, the Environment Agency and Natural England) for 5
weeks in order to decide the level of detail of the information that must be included in the SEA Report.
As well as meeting the requirements of the Regulations, this Combined Screening and Scoping Report
will be made available alongside the draft SPD and Strategic Environmental Assessment for the Draft
SPD (programmed for June 2013).

5.5

The Oxpens SPD is likely to add an additional level of detail to that of the AAP. The SEA Guidance16
states that
“An SEA need not be done in any more detail, or using more resources, than is useful for its purpose.
The Directive requires consideration of the significant environmental effects of the plan or programme,

16

ODPM, (2005), A Practical Guide to the Strategic Environmental Assessment Directive
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and of reasonable alternatives that take into account the objectives and the geographical scope of the
plan or programme.”
As such the assessment should be proportional to the level of the plan that is being assessed.
5.6

17
18

Any assessment undertaken under the SEA Regulations17 does not rule out the need for further
assessment, should it be necessary, under the EIA Regulations.18

Environmental Assessment of plans and programmes Regulations 2004 SI No. 1633
Town and Country Planning (Environmental Impact Assessment) Regulations 2011 SI No. 1824
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Appendix 1 – List of policies directly relevant to the Oxpens SPD
Oxford Core Strategy 2026 Policies:

Policy CS5
West End
The West End is allocated as a strategic location which will deliver a mixed‐use development. Planning
permission will be granted for development that includes:
‐ Significant housing provision (approximately 700‐800 dwellings);
‐ Retail floorspace (at least 37,000m2);
‐ Office space (15,000m2 for the private sector and 20,000m2 for the public sector);
‐ New leisure and cultural attractions;
‐ A high quality network of streets and public spaces; and
‐ A new 1‐form entry Primary School to serve the area.

The supporting text of Policy CS9 – Energy and Natural Resources states at Paragraph 4.1.5 that
Developments at the strategic locations offer opportunities to incorporate large scale or area‐wide renewable
energy or low‐carbon technologies. For instance, a District Heating Scheme is being developed for the West
End… The appropriate technologies for each location will be investigated through the AAP/ SPD processes.

West End Area Action Plan policies
Policy WE1: Public realm
Policy WE2: New links
Policy WE3: Redesign of streets and junctions in the West End
Policy WE4: Public parking
Policy WE5: Public spaces
Policy WE7: Castle Mill Stream
Policy WE8: Oxpens field
Policy WE9: The Thames
Policy WE10: Historic environment
Policy WE11: Design code
Policy WE12: Design and construction
Policy WE13: Resource efficiency
Policy WE14: Flooding
Policy WE15: Housing mix
Policy WE16: Affordable housing
Policy WE17: Affordable housing from commercial development
Policy WE18: Student accommodation
Policy WE19: Amenities to support new housing
Policy WE20: Mixed uses
Policy WE21: Office accommodation
Policy WE22: Public sector offices
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Policy WE23: Retail
Policy WE24: Cultural activity
Policy WE25: Visitor Coaches
Policy WE26: Hotel Accommodation
Policy WE27: Conference facility
Policy WE28: Leisure
Policy WE29: Streamlined contributions
Policy WE30: Pooled contributions and forward funding
Policy WE31: Compulsory purchase powers.

99

October 2013

SEA of the Oxpens Supplementary Planning Document

Planning Policy

Appendix 3: Complete List of Sustainability Objectives
SO1: To reduce the risk of flooding and the resulting detriment to public well‐being, the economy and the
environment
SO2: To encourage urban renaissance by improving efficiency in land use, design and layout and to create and
sustain vibrant communities
SO3: To meet local housing needs by ensuring that everyone has the opportunity to live in a decent, affordable
home
SO4: To improve the health and well‐being of the population and reduce inequalities in health
SO5: To reduce poverty and social exclusion and to reduce the crime and fear of crime
SO6: To raise educational achievement levels and develop the opportunities for everyone to acquire the skills
needed to find and remain in work
SO7: To provide accessible essential services and facilities
SO8: To provide adequate green infrastructure, leisure and recreation opportunities and make these readily
accessible for all
SO9: To conserve and enhance Oxford’s biodiversity
SO10: Protect and enhance the historic environment and heritage assets
SO11: Reduce traffic congestion and associated air pollution by improving travel choice, shortening length and
duration of journeys and reducing the need to travel by car/ lorry
SO12: Maintain and improve soil and water quality and manage water resources
SO13: Increase energy and resource efficiency (including minimising waste) and renewable energy, with the
aim of mitigating climate change
SO14: Achieve sustainable economic growth (includes the development of a dynamic, diverse and knowledge‐
based economy
SO15: To stimulate economic revival in priority regeneration areas
SO16: To encourage the development of a buoyant, sustainable tourism sector
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