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Response on behalf of Lothbury 1 

1.0 INTRODUCTION 

 
1.1 Carter Jonas is instructed by Lothbury Investment Management Limited (“Lothbury”) 

to respond to Oxford City Council’s (“the City Council”) Local Plan (“the Local Plan”) 
Main Modifications Consultation.  
 

1.2 Lothbury is the owner of the Clarendon Centre in Oxford city centre.  The current 
building configuration is that of a shopping centre on the ground and some upper floors 
with office uses above.  The changing face of Oxford city centre and indeed of high 
streets in general across the UK requires that the use of such buildings is considered 
in a more flexible way to ensure that the vibrancy of city centres is maintained and the 
viable use of such buildings is not lost.  There is an unfortunate absence of any clear 
strategy for the city centre in the Local Plan.  Instead, reliance is placed on a few short 
and relatively generic policies that rely on out of date evidence relating to historic 
shopping patterns.  These are concerns that Lothbury raised at the pre-submission 
stage and will not now repeat in detail, save to again note that the lack of a ‘positive 
strategy’ is likely to be contrary to the NPPF at paragraph 85(b).  
 

1.3 Lothbury’s vision for the Clarendon Centre is for an innovative and modern mixed use 
city centre redevelopment that can encompass a range of activities – retail, R&D, hotel 
and student accommodation – and considers that this should be reflected as a site 
allocation policy in the Local Plan.   
 

1.4 Lothbury has read the Main Modifications schedule, the “strike-through” version of the 
Local Plan, the various correspondence between the Inspectors and the Council and 
the supporting evidence and Sustainability Appraisal.  Hereunder, Lothbury comments 
on those policies that most closely effect its operations in the city centre.  

 
2.0 MM35 - POLICY V2: SHOPPING FRONTAGES IN THE CITY CENTRE 
 

Legally compliant  Yes Positively prepared No 

Sound No Justified Yes 

Compliant with the duty 
to cooperate  

Yes 
Effective  No 

Compliant with national policy  Yes 

 
2.1 Lothbury welcomes MM35 at paragraph 8.7 which is to introduce additional positive 

wording for potential town centre schemes:  
 

The vision for the city centre is for it to continue to be the primary location for 
retailing as well as other town centre uses. It is also encouraged that proposals 
add to the diversity and range of uses available to shoppers and visitors to the 
centre, enhancing their experience.  

      
2.2 Lothbury is also pleased to note that its suggestion for the Council to introduce support 

for sustainable locations for new homes in town / neighbourhood centres has been 
embraced and that the following paragraph has been included in the Local Plan:    

 
“Planning permission will be granted for development of upper storeys for 
housing, student accommodation and other uses appropriate to a town centre 
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as long as the functioning of the ground floor unit(s) in the shopping frontage is 
not undermined.”  

  
2.3 Lothbury remains, however, concerned that the effect of the Westgate Centre and 

need for appropriate diversification has not been fully engaged with in the Local Plan. 
Lothbury acknowledges that the Council has now published an updated (March 2019) 
survey of town centre “units,” but this appears to measure large departments stores in 
the same way as a single newsagent for example.  This is problematic given that the 
loss of significant department store floorspace is likely to be more challenging to 
replace in the town centre (given its scale and the limited number of operators).  This 
is an especially acute challenge where department stores in Oxford are facing tough 
trading conditions.  The impact of vacancy rates is somewhat underplayed in the 
survey too.  

 
2.4 There remains a disconnection between what the City Council’s evidence is saying 

about the future of activities and buildings in the city centre and the controlling policies 
proposed.  There is a lack of genuine positivity or flexibility in the city centre which will 
stifle growth and innovation, particularly at a time of great change in how city centres 
are being used.  Critically, and as cited at the pre-submission stage the Council’s 
evidence study recognised the following (also 6.72 – with our emphasis):  

 
…the new shopping offer at Westgate may also result in the relocation of some 
existing operators in the City and changes in the current pedestrian retail circuit. 
This could present challenges to some of the primary frontages, such as those 
at the Clarendon Centre particularly on Cornmarket Street. Hence, to stay 
vibrant it may be important for such areas to “re-invent” themselves to retain 
footfall, with potentially a change in focus from retail to leisure. Associated with 
this could be a need for new investment to enhance pedestrianisation across 
these areas to help improve the shopping environment and retain trips and 
footfall. 

 
2.5 The City Council’s ‘V’ policies might be reasonable to manage ‘ad-hoc’ or small-scale 

development applications and they could be capable of responding to change, but they 
lack the vision and scope to drive positive change.       

 
Necessary modification 

 
2.6 Lothbury is of the opinion that the negative wording and percentage thresholds within 

policy V2 should be removed and the focus of the policy should be more positive about 
what will be expected.  Additional site-specific policies, including that suggested below, 
should be included in the Local Plan to enable positive change in the city centre.  The 
City Council should also consider an Area Action Plan, or similar, to drive that much 
needed change. 

 
3.0 MM38 - POLICY V5: SUSTAINABLE TOURISM 

 
Legally compliant  Yes Positively prepared No  

Sound No Justified Yes 

Compliant with the duty 
to cooperate  

Yes 
Effective  No 

Compliant with national policy  Yes 
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3.1 Lothbury remains supportive of policy V5 and its recognition of the value of tourist 

accommodation, particularly in the city centre.  Lothbury also welcomes the positive 
approach to locating tourist accommodation in sustainable and accessible locations. 
Where the Council is suggesting that it will be (where appropriate):  

 
“…permitting new sites in the city centre and on Oxford’s main arterial roads…”   

 
3.2 However, it is concerning that the evidence base supporting the plan still does not 

appear to include an assessment on the current provision of bed spaces and/or the 
need to plan for greater tourist accommodation capacity. 
 
Necessary modification 

 
3.4 Proposed Main Modification MM38 is insufficient.  Policy V5 is ineffective and lacks a 

clear and positive strategy.  An assessment of the current provision of tourist 
accommodation should be undertaken and positive site allocations made to meet any 
identified need.  Lothbury suggests that the Clarendon Centre is an ideal opportunity 
to diversify the city centre’s offering of activities which includes tourist accommodation.  
A site allocation policy, as detailed below, should be added to the Local Plan. 

 

 
4.0 MM39 - POLICY V6: CULTURAL AND SOCIAL ACTIVITIES 

  
Legally compliant  Yes Positively prepared Yes   

Sound Yes Justified Yes 

Compliant with the duty 
to cooperate  

Yes 
Effective  Yes 

Compliant with national policy  Yes 

 
4.1 Lothbury supports the City Council’s aspiration to encourage a range of new cultural 

and social uses in the city centre.  It is understood that it is difficult to measure cultural 
diversity and therefore additions to it, so proposed Main Modification is supported.   

 
4.2 It is considered that the new vision for the Clarendon Centre will provide an exciting 

opportunity for the realisation of the City Council’s ambitions.  A site allocation for the 
Clarendon Centre that allows for the positive provision of a mix of uses in the city centre 
would be an appropriate and positive addition to the Local Plan.  

 
 
5.0 MM43 - OXFORD CITY CENTRE   

  
Legally compliant  Yes Positively prepared No   

Sound No Justified Yes 

Compliant with the duty 
to cooperate  

Yes 
Effective  No 

Compliant with national policy  Yes 
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5.1 Lothbury notes the examination correspondence between the Inspectors and the 
Council (IC.4 and OCC. 4) regarding the City Centre.  The Inspectors’ comment that 
there “…may be wider issues in the City Centre than those covered by the bullets in 
paragraph 9.7.”  A point which the Council accepts and takes as direction to not include 
any site allocations in the City Centre, or to adopt a positive spatial strategy, beyond 
the generic and benign reactive proposed Main Modification 39: 

 
“Development would be supported that sufficiently meet [sic] the criteria of 
policies in the wider plan…” 

 
  5.2 Lothbury remains wholly unconvinced by the City Council’s lack of a specific policy for 

the City Centre.  It is also unusual and inappropriate that the City Council appears to 
be suggesting that Conservation Area appraisal is a tool for creating a vision and 
managing change at paragraph 9.7: 

 
The Central (City & University) Conservation Area Appraisal identifies 
opportunities to enhance the conservation in ways that would sustain the city’s 
cultural, economic and social prosperity. Planning permission will only be 
granted for new development… 
 

5.3 Lothbury suggests that there is an exceptional opportunity for the City Council to 
include a site allocation policy for the Clarendon Centre in the city centre.   Such an 
allocation will allow the City Council to engage with the opportunities and challenges 
identified across the retail, tourism and residential polices in the Local Plan and 
specifically the vision details which are stated in Local Plan paragraphs 9.4 t0 9.7.    
  
Necessary modification 

 
5.4 To ensure that the Local Plan is compliant with national policy, and includes a positive 

strategy for the city centre, and for it to effectively engage with the opportunities and 
challenges described in the Oxford City Centre area of change paragraphs, the 
following policy should be added to the plan:  

 
  Policy SP0: Clarendon Centre 
 

Planning Permission will be granted for a mixed use development that 
positively enhances the city centre.  
 
The development will comprise: retail; offices; R&D; leisure; a hotel; and, 
residential and/or student accommodation.  
 
Any scheme on the site should retain as much active frontage at ground floor 
level as is practicable and look for opportunities to create improved public open 
space. 
 
Proposals for development in the city centre must appreciate the special 
significance of Oxford’s heritage and should pay particular attention to the 
conclusions of the Central Area Conservation Area appraisal and the impact of 
building heights.   
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6.0 CONCLUSION 

 
6.1 Lothbury considers the Local Plan – as proposed to be modified – to be generally 

sound. There are, however, some detailed elements of the Plan – as explained through 
these detailed submissions – that Lothbury believes should be further modified.  Chief 
amongst these changes is the need for a positive city centre strategy and a site 
allocation for the Clarendon Centre.  This will ensure that the objectives of the Plan 
can be delivered in a comprehensive and effective way.     

 
6.2 Lothbury trusts that the comments are useful to the City Council and would welcome 

positive joint working on the vision for the Clarendon Centre, and a potential future 
planning application process. 

 
 




