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Opt 107: Area Action Plans

Policy approach

A) Preferred option: Continue to use 
the existing Area Action Plans as the 
basis for decisions on appropriate uses 
in those areas, rather than including 
detailed new site allocation policies.

B) Alternative Option: Include new 
site allocation policies for the Area 
Action Plan areas and any individual 
sites within them.

Consequences of approach/discussion

The Area Action Plans have considered these areas in detail and already contain 
policies to guide decision making. There is no clear need for the Local Plan to 
include new detailed policy allocations for these areas, other than to include a 
new policy to link to the Area Action Plans. In this approach, the adopted AAPs 
would remain part of the planning policy framework for the city and would be 
used in determining planning applications in those areas.

This approach would affect the West End in particular, as it is a large area of 
the city centre that is brownfi eld land, and where a large number of sites could 
potentially come forward individually. The West End Area Action Plan looked 
at the balance of uses necessary across the area, rather than individual site 
allocations, which seems more appropriate for a large brownfi eld area of the city 
centre than a series of individual site allocations within the Local Plan. In this 
approach, the AAPs would be superseded by the new policies of the Local Plan.

9. Sites

9.1 A site allocation is a planning policy that describes what type of land use, 
or mix of uses, would be acceptable on a specifi c site or whether the site 
is protected for certain types of development. The purpose of the site 
allocations is to allocate sites for built development or to maintain a type 
of built development on a site. Site allocations are important because they 
give guidance and certainty to developers and landowners and they help 
local people understand what may happen in their neighbourhood in the 
future. They are a positive policy towards redevelopment of the site and 
help ensure the right type of development happens in order to meet the 
Strategy of this Local Plan and the National Planning Policy Framework.

9.2 Similar current site allocations can be seen in the Sites and Housing Plan Part 
B. Some of these have become out of date or have been built so we now 
need to review them. They will be superseded once the Local Plan 2036 is 
adopted. We also need to determine which new sites should be allocated 
for development to meet the needs of Oxford whilst also protecting sites 
that are important facilities for residents and enable businesses to thrive in 
Oxford.

9.3 Oxford City Council has three Area Action Plans in place covering the West 
End, Barton and Northern Gateway. These contain detailed policies for 
future development of those areas. 

Compiling the initial list of sites

9.4 The full list of 516 sites was compiled from a wide range of sources. The 
City Council has taken an approach of ‘leaving no stone unturned’ to fi nd 
sites suitable for development to meet the needs of Oxford.

9.5 Potential sites were identifi ed from the following sources:

i. Core Strategy allocated sites

ii. Sites and Housing allocated sites

iii. West End AAP identifi ed sites

iv. Other sites from the previous 2014 Strategic Housing Land Availability 
Assessment
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v. Calls for sites inviting landowners to nominate their sites (2014, 2016, 
Local Plan)

vi. Protected Key Employment Sites 

vii. Other employment sites not protected (if greater than 0.25ha)

viii. Wildlife Corridor and Sites of Local Importance for Nature Conservation 
(SLINC) designations

ix. Protected Open Space designations (public open space, open air 
sports, allotments)

x. Sites previously rejected through the Sites and Housing Plan process

xi. Stakeholder consultation (Unlocking Oxford’s Development Potential 
[Cundell] Report)

xii. City Council department suggestions (Property/Leisure)

xiii. Commitments (sites with planning permission or Prior Approval for 
housing, student accommodation)

xiv. Sites refused planning permission or expired but suitable for housing/
student accommodation in principle

xv. Map survey (any other piece of land greater than 0.25ha)

Assessing the list of sites

9.6 A three stage process was followed to identify which of these potential 
sites should be included as proposed site allocation policies in the Local 
Plan. The three stages can be summarised as follows:

 Stage 1 Assessment: Exclude those sites with clear confl icts with national 
policy and/or insurmountable environmental or physical constraints

 Stage 2 Assessment: Assessment against the Sustainability Appraisal 
objectives

 Stage 3 Assessment: Assessment against the Local Plan Preferred Options 
strategy and deliverability considerations

9.7 Stage 1 Assessment
 All sites underwent a Stage 1 fi lter process; sites were rejected for allocation 

for development at Stage 1 only if they were:

i. a Special Area of Conservation (SAC) or Site of Special Scientifi c 
Interest;

ii. greenfi eld in fl ood zone 3b;

iii. less than 0.25 hectares in area;

iv. already at an advanced stage in the planning process (i.e. development 
has commenced).

9.8 Stage 2 Assessment
 All sites that had passed the Stage 1 fi lter process were considered 

against the Sustainability Appraisal objectives. The physical criteria were 
assessed in terms of accessibility, fl ood risk, topography, contamination, 
air quality, neighbouring land uses, distance to primary school and GP 
surgery and location in deprived area. The environmental criteria were 
assessed in terms of land type, townscape/landscape character, heritage 
assets, biological/geological importance and green infrastructure. Sites 
were scored accordingly, however sites were only rejected for allocation 
for development at Stage 2 if they:

i. were considered to be part of Oxford’s Green Infrastructure network 
as determined in the Green Infrastructure Study;

ii. had no clear access.
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9.9 Stage 3 Assessment
 All sites that had passed the Stage 2 assessment were considered in terms 

of deliverability and against the Local Plan Preferred Options strategy. Sites 
were rejected for allocation for development at Stage 3 only if:

i. it is extremely unlikely to become available during the plan period (i.e. 
before 2036);

ii. the landowner has indicated that they have no intention to develop;

iii. there is serious confl ict with the NPPF/Oxford Local Plan Preferred 
Options strategy and no mitigation is possible

9.10 In total, 390 sites were rejected at stage 1, 2 or 3. The remaining 126 were 
then considered for a preferred option (in terms of use or protection) using 
the strategy of the Preferred Options Document.

How the site allocations will deliver the strategy

9.11 The earlier sections of the Preferred Options Document set out the strategy 
for this Local Plan. Many of the Preferred Options have spatial implications, 
which mean that they will direct certain types of development to certain 
locations, will favour certain types of development over others, and will 
protect certain types of existing uses. The site allocations therefore help to 
deliver the strategy of the Local Plan 2013.

9.12 The Local Plan Preferred Options strategy would lead to the following 
spatial approaches.

9.13 Allocating new built development and protecting certain built development 
(through Site Allocations):

i. Allocating as many sites as possible for housing where deliverable

ii. Protecting existing housing only allowing redevelopment in 
exceptional circumstances

iii. Allowing new purpose built HMOs in appropriate locations

iv. Allowing new student accommodation only on allocated sites, existing 
campuses, in district centres and the city centre

v. Supporting older persons accommodation

vi. Allocating Green Belt sites for housing (if suitable in other 
respects) and other important infrastructure that are rated as having 
a ‘moderate’ and ‘low’ (but not ‘high’) impact on the function of the 
Green Belt

vii. Protecting employment uses that are important to the knowledge 
economy or are important nationally and regionally (described as 
Category 1 sites in the Preferred Options)

viii. Allowing the loss of B8 sites to other B1, B2 and Sui Generis that 
support the local economy

ix. Ensuring that uses that attract a lot of people follow the 
hierarchy of centres: City centre; primary district centre (Cowley 
centre); district centres; local centres

x. Ensuring that proposals do not confl ict with the Primary and 
Secondary Shopping Frontages in city and district centres in line 
with Retail and Leisure Study

xi. Ensuring that proposals in the amended district centre 
boundaries are town centre compatible uses

xii. Resisting the expansion of private language schools

xiii. Protecting existing hospital sites for hospital related uses, allowing 
some diversifi cation
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xiv. Allowing new primary healthcare facilities in accessible locations

xv. Providing facilities just outside the city centre to the North/South for 
tourist coach drop off and pick up, with tourist coach parking provided 
at Park and Ride sites

xvi. Allowing water-compatible uses and essential infrastructure in 
fl ood zone 3b (the functional fl oodplain)

xvii. Allowing development on brownfi eld sites in fl ood zone 3b, 
with very high standards of fl ood mitigation measures and reduced 
run-off required.

xviii. Safeguarding land that would be required to deliver the 
potential expansion of the Cowley branch line into a passenger 
railway line and the potential new stations

9.14 Protection of sites from development/redevelopment. Some of these sites 
will be protected by general policies relating to the use of the sites, for 
example pubs. Some of the larger and more signifi cant sites will also 
have a more typical site allocations policy relating specifi cally with that 
site, and dealing with issues such as potential for improved access and 
consolidated parking arrangements, shared open spaces and the potential 
for intensifi cation and diversifi cation to a wider range of uses (though 
overarching protection policies not typically Site Allocations):

xix. Protecting all other (non-Category 1) employment sites that 
provide important local services and maintain a diverse employment 
base (sites other than Category 1 sites that are identifi ed in the 
Employment Land Assessment)

xx. Protecting sites that are identifi ed as part of the Green 
Infrastructure Network through the Green Infrastructure Study

xxi. Protecting the Special Area of Conservation, Sites of Special 
Scientifi c Interest, Local Nature Reserve, Local Wildlife Sites, 
Wildlife Corridors and other sites with biodiversity interest (those 
with recorded protected species).
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xxii. Protecting playing pitches and allotments unless criteria are met 
such as replacement nearby or improvement to nearby facilities or 
demonstration they are surplus to requirements

xxiii. Protecting pubs, using a criteria based approach requiring evidence 
of diversifi cation to establish a wider customer base; lack of viability 
with marketing a key component

xxiv. Protecting community facilities, allowing loss under certain 
circumstances, such as replacement nearby; or improvement to nearby 
facilities; or demonstration they are surplus to requirements; or that 
opportunities have been explored for multi-use

xxv. Protecting existing state primary and secondary school sites 
and support extensions and more intensive uses on site.

9.15 It is important to note that should the general policy approach change from 
that set out in the Preferred Options (for example an alternative option is 
taken forward instead), this may well have a spatial implication and the 
appropriate use for a site might change.

9.16 At this Preferred Options stage we have also considered information 
obtained through our Calls for Sites where landowners and developers 
have promoted sites and provided their justifi cation for certain uses. This 
information has helped assess the sites against the Preferred Options 
spatial implications above. We may not have obtained information 
from some landowners/developers for some time so we will use 
this consultation to update our information on intentions for sites 
and to make factual updates. We will contact landowners again if we 
are still missing up-to-date information.

9.17 Table 4 and Table 5 show the outcomes of the sites assessment process. 
Table 4 shows the sites that were rejected, with the reason for rejection, 
and Table 5 shows the sites that are recommended for further investigation. 
It includes which uses, if any, the sites should be allocated for on the basis 
of the strategy, Preferred Options and landowner/developer information.

Next steps

9.18 The site allocations are being progressed alongside the overarching Local 
Plan strategy and the Preferred Options for delivering it. Depending on 
the outcome of consultation, and further evidence gathering, the refi ned 
policy approach might change from the Preferred Option which in turn 
might affect the appropriateness of the site allocations as listed in Table 
4 and Table 5. Further work to be undertaken which might affect the site 
allocations are:
• Detailed assessment of individual sites against the refi ned policy 

approach including Sustainability Appraisal of individual sites;
• Updated information on land ownership intentions and deliverability 

identifi ed through the consultation and make any further contact if 
required;

• Strategic Flood Risk Assessment and Sequential Test;
• Updated Housing and Employment Land Availability Assessment 

(HELAA) to assess capacities against refi ned policy approach to refl ect 
any changes in housing capacity fl owing from housing mix, densities, 
open space requirements etc.;

• Updated Strategic Housing Market assessment to identify Oxford’s 
housing need;

• Housing Viability Study to understand viability of developments.
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Building a world-class city for everyone

Local Plan 2036

An online questionnaire is available at
www.oxford.gov.uk/localplan 

If you have any questions please

email
planningpolicy@oxford.gov.uk

phone
01865 252847

or write to
Planning Policy Planning, Sustainable 
Development and Regulatory Services
Oxford City Council
St Aldate’s Chambers
109-113 St Aldate’s
Oxford
OX1 1DS

Please give us your comments 
by 25th August 2017


