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Introduction 

CBRE Ltd is instructed by Nuffield College, Oxford to respond to Oxford City Council's ‘Oxford Local Plan 2036 
Main Modifications Consultation’.   

Nuffield College is a graduate college of the University of Oxford that specialises in the social sciences. The College 
both provides an outstanding environment for students and academic staff to study and to conduct research, and 
acts as a bridge between the academic and public worlds. 

Nuffield College is a charity, and it relies on its endowment to be able to operate. It has a diversified pool of 
endowment assets, including interests in several sites in the West End. Nuffield College was constructed in the 1950s 
and completed in 1958. The original designs included College buildings on what is now the Worcester Street Car 
Park, but it was not possible to implement these at the time.  

In 2015, the College acquired long leasehold interests in the Jam Factory Site and the Island Site. In 2016, the 
College entered into a joint venture with Oxford City Council (OxWED Ltd) for a major redevelopment in Oxpens. 
The College also has investment properties in George Street. 

Nuffield College is working to create a masterplan for the future long-term development of the Island Site, Worcester 
Street Car Park and Jam Factory Site, all in the West End of Oxford. To support its aspirations for future development 
on its West End sites, Nuffield College wish to make comment on Main Modification Reference MM45 (Page 11. 
Policy SP1) specifically. It considers that this modification, would benefit from further revision, for the policy to be 
considered sound. 

Main Modifications - Commentary 

At present, we consider MM45 to be unsound, because it is not in line with the following requirements set out in 
Paragraph 35 of the NPPF: 

• Justified – an appropriate strategy, considering the reasonable alternatives, and based on proportionate 
evidence; 

• Effective – the plan should be deliverable over its period and based on effective joint working on cross 
boundary strategic priorities; and 

• Consistent with National Policy – enabling the delivery of sustainable development in accordance with the 
policies in this Framework. 

Through MM45, Policy SP1 (Sites in the West End) has been revised to include for the delivery of a minimum number 
of homes on Nuffield’s Island Site and Worcester Street Car Park. The policy now reads as follows: 

“Planning permission will be granted for a number of mixed-use developments across the West End. Residential 
development and/or student accommodation across the West End should deliver a minimum of 734 homes on the 
following sites: 

Site Minimum Number: 

a. – b. [...] 

c. Worcester Street Car Park: 18 

d. Island Site: 40” 

Minor Modification Reference PMC64 states that sites allocated in this plan will be expected to deliver the minimum 
net number of homes shown in the site policies (where stated). The minimum number shall be exceeded where it is 
possible to do so consistent with the other policies in the plan. 

We understand that these minimum numbers have been included at the Inspectors request [Refer to Examination in 
to the Oxford Local Plan 2036 – IC9 Inspector’s Interim Conclusions]. The Inspector notes, that the Council need to 
maximise opportunities to deliver housing within the city and especially on brownfield land in accordance with the 
NPPF. During discussion at the hearings it proposed a main modification which would add minimum housing 
numbers to the site allocations. It was considered, that this would create certainty for all concerned and would give 
assurance that a certain minimum number of homes can be achieved, with the potential for higher levels of delivery 
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Main Modification Reference MM43 (Paragraph 9.2) states that, “Areas of Change are the areas of the city where 
significant change is expected or best directed. The impact of development of sites in these areas needs to be 
considered in terms of the wider context of the area and other potential developments, and this is to be achieved by 
the AOC policies”. 

Main Modification Reference MM43 (Paragraph 9.14 / Policy AOC1) states that, “Planning permission will be 
granted for new development within the area of change where it would take opportunities to deliver the following, 
where relevant [our emphasis]: 

- Create high density urban living that makes efficient use of land 

- [...] 

The inherent flexibility in this policy, provided by the term ‘where relevant’, is effectively contradicted by the 
modifications to Policy SP1, which dictates a minimum number for residential dwellings.  

Policy AOC1, also seeks to ensure that “development makes the best use of the site...and... will be developed as 
part of a comprehensive regeneration plan for the area”. This policy allows for a holistic design approach to be 
taken to the delivery of residential dwellings on the Island Site and Worcester Street Car Park. It also allows for 
residential development to come forward on other sites within the AOC1 defined area, which are not identified by 
SP1.  

The requirement for a ‘minimum’ dwelling number on these particular sites identified in SP1, does not provide 
sufficient flexibility for a comprehensive approach to a regeneration plan for the area.  

Delivery of housing will come forward in the West End, and it is likely that greater housing numbers on other strategic 
sites, such as Oxpens, may be welcomed. Furthermore, other sites within Nuffield’s portfolio, including the Jam 
Factory and Becket Street site, are not included within SP1, but could equally deliver or bring back into use previously 
substandard and currently uninhabitable residential accommodation to provide the high-density high-quality urban 
living which is encouraged by the broader policy for the West End, Policy AOC1, as part of wider redevelopment. 
Other sites in the wider West End AOC, not identified by SP1, will also inevitably come forward over the lifetime of 
the plan and could also deliver additional housing.  

Our reading of the above, is that OCC are making it clear that, whilst high quality urban placemaking often requires 
densification and intensification of the existing context, the local context and character of the area must be valued 
as well. Stipulating a minimum density, therefore seems at odds with this approach, given it applies a basic numerical 
assessment of site area vs. typology, to what requires a comprehensive and through review of what is appropriate 
for these individual sites, on a case by case basis. An indicative residential density, as opposed to minimum, would 
therefore be more appropriate in our view, to allow this exercise to take place.  

A prescriptive minimum residential requirement seems not to consider existing development on the Island Site, nor 
the wider aspirations for the redevelopment of these West End sites supported by Policy AOC1. The Island Site and 
Worcester Street Car Park, by the nature of being brownfield sites, have several inherent constraints and 
considerations which will need to be carefully considered in their future regeneration. The vision for these sites should 
not be unnecessarily constrained given the unique opportunity for these to collectively deliver much needed 
regeneration to this key part of the City. By its nature, the use of indicative figures to identify a housing capacity for 
site allocations on individual sites, as provided by the HELAA, does not take the above into account.  This approach 
is arguably better suited to unconstrained or undeveloped sites. 

Nuffield College recognises the intention of Policy SP1, to deliver much needed new housing within Oxford and is 
supportive of the rationale for identifying broad housing numbers for each allocation, to allow the Council to plan 
for appropriate housing growth. However, we object to the modification in its current prescriptive form and the 
requirement for minimum dwelling numbers.  
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Proposed Modification 

Policy H1 sets out OCC’s proposals for a minimum provision of 10,884 new homes to be built in Oxford over the 
plan period 2016-2036. It states that this will be achieved through three criteria, including: a) Making site allocations 
in this plan.  

To ensure that Policy SP1 is effective, and consistent with national policy, yet delivers the ambitions of Policy H1, the 
requirement that Worcester Street Car Park and the Island Site should provide a ‘minimum’ number of homes, 
should be revised. Instead, we propose to say, ‘around’ a defined number of dwellings across the wider West End 
allocation for Policy AOC1, recognising the contribution the entire area would make to housing delivery, both 
specifically allocated and non-allocated sites, such that site by site flexibility can be accommodated. This is 
considered, in our view, to be a more appropriate solution to allow for the holistic and comprehensive regeneration 
plan to be developed. 

A number of sites have substandard, uninhabitable residential dwellings on site. Policy SP1 should also be explicit 
that the dwelling number, is expressed as a total number of dwellings, and is inclusive of existing residential dwelling 
numbers on the site which could be upgraded as part of any future comprehensive redevelopment.  

Summary 

Nuffield fully recognises and supports the importance of providing new housing to meet Oxford’s needs and the 
constraints on land supply in Oxford, as per the Joint Statement of Common Ground: University of Oxford and 
Oxford City Council. 

Nuffield also recognise that the West End is a very sustainable location for residential development, offering the 
opportunity for city centre living, to strengthen the existing community and help support more facilities that bring 
benefits to the community.  

Nuffield considers the Local Plan to be generally sound. However, there are specific elements of Policy SP1 that it is 
considered should be modified to ensure that the plan is: 

• Justified – the requirement for minimum numbers, is not, in our view, supported by enough evidence to 
justify this approach for the Island Site and Worcester Street Car Park; 

• Effective – the ability to deliver the minimum numbers on the Island Site and Worcester Street Car Park, will 
be dependent on a comprehensive review of the sites and wider area, considering all known development 
constraints. As this exercise has not yet been undertaken, we consider that there is no guarantee for OCC 
that all these houses can be delivered effectively between these two sites.  

• Consistent with National Policy – the NPPF requires that, “plans should positively seek opportunities to meet 
the development needs of their area and be sufficiently flexible to adapt to rapid change”. Policy AOC1 
embodies this, by seeking development which makes the best use of the sites within the West End. We 
consider that Policy SP1 currently contradicts this flexible and holistic approach to future development, by 
taking to narrow an approach to specific sites, excluding others, and prioritising one land use above all 
others, creating potentially unachievable targets on sites which stymie future consents and delivery.  

We trust that the above will be of assistance in finalising the Oxford Local Plan. Given the need to provide new 
housing in all its forms, and developments which make best use of sites, it is of great importance that the City 
Council progresses policies in the new Local Plan which embodies flexibility to avoid unduly restrictive requirements. 
Failure to do so may result in the avoidable unintended consequence of constraining sustainable development.  

 




