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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

0X1 1DS

Please give us your comments by
25th August 2017
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1. Introduction

The Oxford Local Plan 2036

1.1 Oxford City Council is producing a new Local Plan for Oxford. The Local
Plan is important because it will shape how Oxford develops. It will set
out how we want our City to look and feel; it will guide new developments
to the right locations whilst protecting and improving the environment
and people’s quality of life; it will deliver the new homes, businesses, jobs,
shops, and infrastructure needed to support the growth of Oxford over the
next 20 years to 2036. It will be used in determining planning applications
and to guide investment decisions across the City. We want make sure that
Oxford continues to be a successful and attractive city; the kind of place
people enjoy living in, working in and visiting.

Preferred Options Stage — How it works

1.2 This Preferred Options Document contains a series of proposed policy
approaches, or ‘options’ relating to various issues. All of the options
worthy of consideration at this stage have been included. Options are
either ‘preferred’, ‘alternative’ or ‘rejected’. A short commentary next to
each option describes the likely effects and positives and negatives of each
approach. This document does not contain draft policies, and options do
not contain all of the detail that will be included in a final policy — it is
intended as the means by which we move onto the final policy stage next
year. Not all sets of options are mutually exclusive, and the final policies
could be a combination of more than one option, or take elements from
individual options.

1.3 As well as containing options for policies relating to different topics, possible
sites for development are shown. Sites are shown in the document as well
as being summarised in the map in the Sites Section 9. Some sites identified
during the process have been rejected following detailed appraisal. These
are listed in the Sites Section 9. The methodology for identifying sites,
appraising their suitability for development and deciding on appropriate
uses is explained in the Sites Section 9.

We want to know what you think

1.4 We are seeking comments on this document for 8 weeks between
Friday 30th June and Friday 25th August 2017.

1.5 We are interested to know whether you agree with the Preferred Options
we have identified. We have created a questionnaire to help you respond.
We would also be pleased to hear any ideas you have for details to include
in policies when we come to draft them.
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What happens next?

1.6 This is the second of three scheduled stages of public consultation as we
develop a new local plan. The stages are as follows:

First Steps Consultation

June to
This stage was designed so people could have August After the first steps consultation ended
their say on the key issues that the Oxford Local 2016 we considered all the comments submitted to us, as
Plan 2036 should consider. well as other evidence and studies, and used them
to inform development of potential policy options.
WE ARE HERE
Preferred Options Consultation
(Regulation 18) June to
. . . . August When the options consultation ends we
We are sharing the policy options with you and 2017 will consider all the comments submitted to us, as

asking what you think. well as other evidence and studies, and will start to

write the draft Plan.

Final Consultation (Regulation 19)

June to
You will get to see the draft Plan and comment . .
Jul
on it before it is submitted to government for y Whgn the final consultation enc'ls e
) o 2018 consider the comments and may make minor
independent examination. i :
amendments. We will then submit the proposed
Plan to the government for examination. We will
send copies of all the comments made at the final
stage of consultation, as well as summaries of all
the comments received at the earlier stages.
D b Submission of Local Plan to
ecember the Secretary of State for
2018 independent Examination
Local Plan Examination
A government inspector will hold an Examination .
to help them assess whether the Oxford Local Spring
Plan 2036 sets an appropriate strategy for guiding 2019
Oxford's future growth. Hearings will be open to
the public.
Local Plan Adoption
) The Plan is adopted by the City Council. It then
Mid/late provides the strategy for the development of
2019 Oxford up to 2036 and will be used to determine

planning applications and investment decisions.

www.oxford.gov.uk/localplan



Sustainability Appraisal and Habitats Regulation
Assessment

1.7

1.8

1.9

A Sustainability Appraisal is an appraisal of the economic, environmental,
and social effects of a plan. The intention is that it is undertaken from
the start of the preparation of a plan to help ensure decisions lead to
sustainable development. In June 2016 we published a Sustainability
Appraisal Scoping Report. This identifies baseline information regarding,
economic, social and environmental issues within Oxford and identifies
other plans and guidance, to European level, that have a bearing on the
formulation of plans within Oxford.

A draft Sustainability Appraisal (SA) has been published alongside this
Preferred Options Document. The SA assesses the objectives of the Oxford
Local Plan 2036 (shown in the Strategy and Core Principles section below)
against the Sustainability Appraisal objectives (set out in the Scoping
Report) in order to confirm general consistencies between the two sets of
objectives.

As the Preferred Options for the Oxford Local Plan 2036 were developed,
the draft SA assessed these options against the SA objectives to predict
and evaluate their effects. The SA can also suggest how to make options
more sustainable. The SA process has ensured all aspects of sustainability
have been properly considered. The Preferred Options need not be the
most sustainable, but it will be made clear where other considerations
have led to selection of the option.

The Habitats Regulation Assessment requires an Appropriate Assessment
on any plan which could alone, or in combination, have a significant effect
on asite of international importance. We will undertake a screening process
to determine whether or not the Plan will have a significant effect on the
European designated Oxford Meadows Special Area of Conservation (Port
Meadow). This screening opinion will be submitted to Natural England. If
it is likely to have a significant effect, we will undertake an Appropriate
Assessment to inform the Draft Plan (Proposed Submission document).
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Strengths, challenges and vision for Oxford in 2036

Table 1: Oxford's strengths and role

Economy knowledge and research

Oxford is in a fortunate and positive position, having a broad, diverse and active economy. The city
has one the highest concentrations of knowledge intensive businesses in the UK. Oxford's role in
the regional and national economy is vital. It is the ‘service centre’ for the Oxfordshire economy,
having the fastest growing and best educated workforce, and also being the main centre of
research and spin-outs in the county. Positive indicators of the strength and success of Oxford's
economy include the very low levels of unemployment, the good rate of new companies being set
up, and that established employers are keen to move into the city.

Retail and tourism

Oxford’s high streets are full and active and the vacancy rates are low. The market is confident for
the future with significant investment planned and being delivered, such as the new Westgate.
Oxford is a major draw for visitors from overseas, domestic tourists and day visitors. It attracts
approximately 7 million visitors per year, generating £780 million of income for local Oxford
businesses.

Life, culture, health and well-being

Oxford offers the opportunity for a high quality of life for its residents. It is a desirable place to
live. The population is diverse and youthful giving the city life and vibrancy. The range of amenities,
facilities and services available in Oxford mean it punches well above its weight for a city of this
size. Oxford has excellent museums and cultural opportunities and hospitals offering cutting edge
research and treatments.

History and urban environment

The wealth of historic and architectural assets in Oxford is a significant draw for investors, visitors
and those looking to locate in the city. Beyond the world renowned historic core, Oxford is made up
of a series of communities with clear and distinct identities and character that bind those that live
there.

Natural environment

Oxford is a city with a rich natural environment; the two rivers and their valleys and areas of real
significance in terms of landscape and biodiversity are located in close proximity to large parts of
the community. Areas for informal and formal recreation are easily accessible, and are important
for people’s health and wellbeing. They provide a vital green lung to the compact city, and provide
space for formal and informal recreation.

Travel

Oxford is a compact city with a well-established pattern of sustainable travel. Cycling rates are high,
bus services are comprehensive and frequent, and rail services are expanding and being improved.
Consequently the population of the city is less reliant on the private car than in most other British
cities.

Environmental responsibility

The City Council has pledged to achieve net zero greenhouse gas emissions within the second half
of the century. It intends to maintain its position as a leading UK Local Authority in tackling climate
change and intends that by 2050 it will use only 100% renewable energy.

4 www.oxford.gov.uk/localplan



Issues and challenges

1.11  Oxford's success means that it is an attractive place to live, work and study.
This results in a high demand for land, with knock-on consequences for
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prices and infrastructure provision. The pressures of success can be seen
in the high house prices, congestion and poor air quality in certain areas.
These are issues that are significant and this Plan will seek to influence them
positively. At the time of writing the extent of the challenges associated
with Brexit are unknown. What is clear however is the UK is entering a

period of uncertainty.

Efficient use of Land

- With increasing pressure for growth and
development land scarce, efficient use of
land is increasingly important;

- Creates challenges in creating a high
quality environment;

- A significant amount of housing need will
need to be met elsewhere in Oxfordshire.

Educational attainment

- While 43% of Oxford's population was
qualified to degree level (2011 Census,
estimated risen to 60%), 22% of people
aged 16+ have fewer than 5 GCSEs at C
or above;
Education and skills deprivation
is particularly concentrated in the
communities to the east and south east
of oxford;
Creates a barrier to local people
accessing jobs in the knowledge-
intensive activities Oxford's economy is
built around.

Ensuring wide benefits of economic

growth

- Challenge to guide economic growth so
that its benefits are felt widely, in a way
that helps overcome social disparities.;
After housing costs, 1 in 4 children live
below the poverty line;

- Men in the most deprived areas live 9
years less on average than those in the
least deprived areas.

Cost and supply of housing

- Greatest affordability issue of any city in
the UK;

- Average house prices more than 16
times average wage;

- Major employers including NHS, BMW
and schools are reporting skills shortages
linked to high house prices, which are
affecting ability to attract firms;

- Universities concerned they will be
unable to attract top academics and
researchers;

- Oxfordshire Strategic Housing Market
Assessment (SHMA) identifies housing
need between 24,000 and 32,000
additional new homes 2011-2031.

Oxford'’s
Issues and
Challenges

Traffic congestion and air quality

- Medieval streets often narrow and
not well suited to motorised vehicles
so conflict for limited space between
different transport types;

- Areas of poor quality in the centre,
district centres and ring road junctions,
attributable to road traffic;

- In Oxford 5.6% of all mortality is
attributable to long-term exposure to fine
particulate matter (PM2.5);

- Low Emission Zone (LEZ) introduced
for the city centre in 2014 led to
improvements but levels of some
pollutants are still above target levels,
requiring us to take action now.

Preferred Options Document O

Heritage importance, including

historic skyline;

- Large parts at risk of flooding and
climate change will increase extent,
severity and frequency.

Constrained city

- Much undeveloped land in Green Belt;

- Areas of national and international
biodiversity interest.

Managing rapid growth

- Population increased by 12% in last
decade;

- Significant economic and population
growth expected to continue over the
Plan period;

- challenges include pressure on
infrastructure, declining affordability and
skills shortages;

- Must accommodate growth in a way
that builds on characteristics that make
Oxford special.

Need shift to sustainable travel

- With predicted growth, a continuation of
existing travel behaviour would threaten
to over-burden the transport network,
compromising the character of oxford,
quality of life and economic success;

- Challenge to shift more journeys on to
walking, cycling , public transport and
reduce need to travel;

- Ensure attractiveness of sustainable
modes of travel to areas outside centre,
to where travel by bus has remained
static over the last decade.

Local Plan 2036
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Vision - Oxford 2036

1.12

The Oxford Local Plan 2036 will look at least 20 years ahead and consider

how it can best address these pressures and challenges. Oxford will continue
to grow and develop. This growth will be associated with a liveable and
sustainable environment that balances economic, social and environmental
needs, ensuring that the city remains a highly desirable place to live, work
and visit. Oxford will continue to have a strong economy, contributing to
advancements in learning and innovation locally, nationally and globally. To
achieve this, Oxford will need to be considered as the heart of the city region.

Table 2: We want Oxford in 2036 to:

and innovation

A prosperous city
with opportunities
for all

An

enw_::og'men‘t'all
sustainable city

An enjoyable city
to live in and visit

A strong
community

A healthy place

Be at the forefront of research and innovation;
Be a global centre for research, education and
healthcare;

Be home to high-tech firms and start-ups;
Have a well-educated workforce;

Continue to have a diverse, globally competitive
economy led by innovation;
Have low unemployment;

© Have used training, skills, and apprenticeships to

address the divide between the prosperous and the
deprived parts of the city;

Be an exemplar of low carbon development;

Have made progress towards the Council’s
commitment to achieve net zero greenhouse gas
emissions in Oxford this century;

Have led the way in developing and adopting new
technologies to help create a clean and green
environment;

Benefit from high quality new architecture

which integrates well with the existing historic
environment, townscape and landscape character;
Access to high quality green spaces, cultural and
community facilities;

Have a network of open spaces rich in biodiversity
offering multiple benefits to health and wellbeing

© Have reduced inequalities;

Offer a range of housing types, sizes and tenures to
suit the varied needs of our population;

Provide a wide range of facilities and services
within easy access;

Offer the opportunity for healthy lifestyles;
Provide homes offer good living standards;
Offer access to excellent healthcare;

www.oxford.gov.uk/localplan

Have an appropriately skilled local workforce which
provides a pool of talent to support businesses and
institutions.

See the benefits of being a high-performing, smart
economy, such as a clean, well-designed city with
quality infrastructure.

Insist on high levels of energy efficiency;

Produce energy from local, renewable and low
carbon sources;

Be resilient to the impacts of climate change;

Have reduced private car travel and a good network
of safe and accessible cycling and walking routes;
Have greatly reduced vehicle emissions through the
use of zero emission vehicles, including buses;

through their social, environmental and recreational
value;

Accommodate its visitors successfully, particularly
in the city centre, having reduced conflicts between
different users;

Inspire people to find joy in their surroundings and
interaction from their environment.

Provide spaces and opportunities for social
interaction bringing people together;

Be made up of diverse yet cohesive communities;
Engender a sense of civic pride.

Support high participation in sport and recreation;
Provide healthy travel choices;
Benefit from significant improvements in air quality.



Local Plan objectives and strategy

Building on Oxford's economic strengths and
ensuring prosperity and opportunities for all

1.13

Objectives

* To build on Oxford’s economic strengths as a global centre for research,
learning and health care

* To remain at the heart of the Oxfordshire economy and an important
contributor to the national economy in its key strengths in the
knowledge intensive businesses (such as education, health, science and
technology, and as a leading environmentally sustainable city)

» To reduce inequalities across Oxford, particularly in employment, health
and education

* To provide a diverse range of employment opportunities to meet the
needs of the city’s businesses and residents, allowing Oxford to grow
and function sustainably, and with a skilled workforce ready to fill the
employment opportunities that arise

Local plan strategy to achieve these objectives:

1.14

Ensuring sufficient economic sites

To help support Oxford’s role as a fast-growing city, generating economic
growth for the local and national economy, it is vital that sufficient sites
are protected and allocated for economic use. 'Employment sites’ include
offices, research and development, manufacturing plants and warehouses.
The Oxford Employment Land Assessment 2016 found that demand for
employment land is in excess of current supply. Oxford has a number of
existing employment sites and one large new site allocated at Northern
Gateway. Even if a more conservative ‘mid-point’ estimate of growth is used
to predict demand, demand for B1 (office and research and development)
floorspace in particular is well in excess of existing supply.

Redevelopment and mix of uses on employment sites

In order to make the best use of sites and to accommodate some of
the demand for new floorspace that has been identified, the potential
for intensification and modernisation will be explored. Alongside B
office uses, B2 industrial uses also make an important contribution to
the economy of Oxford, ensuring a diverse employment base. These uses
should also be protected. B8 warehousing can use large amounts of land
while offering relatively few jobs. In a constrained city such as Oxford this
is not necessarily the most suitable use of land. The suitability of these sites
for other employment uses, or other uses altogether can be considered.

Location of employment sites

The analysis in the ELA showed that the best performing areas for office
uses were the city and district centres, together with Headington (at the
hospital sites) and the south east (the Oxford Business Park and Science
Park). The city and district centres are good locations for new employment
space, especially B1, as long as it does not harm the retail offer or
attractiveness of the centres for visitors.

Education and skills

The Plan will need to ensure land is safeguarded and protected to deliver
school places, through retaining space for existing schools to expand and if
possible new sites. The nature of most housing growth in Oxford is through
small scale sites, so there is rarely an opportunity for an entirely new school
to be provided. Most school provision will need to be made by growing
existing schools.
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Creating a pleasant place to live, delivering housing
with a mixed and balanced community

1.18

Objectives

e To deliver as much housing as possible whilst balancing other important
needs of the city’s residents and businesses

e To deliver affordable housing and ensure that it meets the requirements
of those in need

e To plan for an appropriate mix of housing sizes, types and tenures to
meet the needs of existing and future residents as far as possible

° To ensure new homes are adaptable to the changing needs of the
population and resulting from climate change, as well as being energy
efficient to help reduce further climate change

Local plan strategy to achieve these objectives:

1.19

1.20

1.21

1.22

Provision of new housing

Oxford’s very high need for new housing means that general market
house prices are expensive for both buying and renting. Home ownership
is unlikely to be a reality for most people wishing to live within Oxford.
Difficulties accessing housing can mean that employers can struggle to
find staff, affecting desirability of locating in Oxford and the running of
important services such as schools and hospitals.

Addressing the housing issue is the number one priority of the City Council.
The Council will make full use of the range of tools and mechanisms at its
disposal to ensure housing is delivered to meet the needs of the city. In the
Plan this will involve looking at the contribution that greenfield land, Green
Belt and land currently in other uses can make; as well as considering
densities, building heights and space standards for example.

There is not capacity within Oxford’s administrative boundary to meet
all housing need. As far as possible, need should be met within Oxford
or very close to its boundaries, as this will enable new development to
be connected to areas of employment and other facilities by sustainable
modes of transport. Discussions with the other Oxfordshire districts
regarding Oxford’s unmet housing need are progressing positively; three
of the neighbouring districts have agreed to accommodate an element of
this need and are progressing with their own Local Plan reviews to facilitate
this.

Mix of housing and affordable housing

It is important that new housing helps to meet the variety of needs as
well as possible. Providing a mixed and balanced range of housing
types is a priority. Innovative approaches to housing provision will be
required, to enable a broad range of supply. Affordable housing will
come in many forms. Housing that is affordable in perpetuity, that is
permanently affordable, is strongly supported. This can be positively linked
to employment opportunities, with costs linked to wages. Social rented
housing is vital to provide homes for those in particular housing need.
Private rented housing is likely to be the most realistic option for many.
Ways to deliver this affordably so that attractive housing can be found for
workers needed to support the functioning of the city’s economy, including
the Universities and hospitals, will be important. Shared housing, including
co-housing and HMOs will also be important ways to ensure delivery of
new housing.

www.oxford.gov.uk/localplan
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Making wise use of our resources and securing a
good quality local environment

1.23

Objectives

e To achieve improved air quality and high levels of energy efficiency,
renewable energy provision and water conservation, maximising
Oxford’s potential in low carbon technologies

* To ensure efficient use of land by seeking opportunities for facilities to
be multi-functional, and by maximising efficient use of scarce land

* To manage water flow and to help protect people and their property
from the impacts of flooding

e To achieve significant progress towards its net zero greenhouse gas
emissions aspiration across Oxford, with the City Council leading by
example by continuing to reduce its own emissions and increase its use
of renewable energy

Local plan strategy to achieve these objectives:

1.24

1.25

1.26

Previously developed land

The focus of new development will be on intensifying development on
previously developed land. This consolidating approach to developing the
city in future is not only best practice but essential in a constrained urban
environment like Oxford. The Plan will seek to identify sites that are under
used for example with low-rise buildings and unused spaces, or in a use
that does not make most efficient use of land, such as large surface-level
car parks. The redevelopment of such sites will help to accommodate the
development needs of the city in a sustainable and efficient way; locating
new development alongside existing uses, facilities and public transport
connections.

Greenfield sites

It will be important to protect the majority of green spaces because of
the variety of benefits they bring, which are particularly important in a
dense urban environment like Oxford, such as recreational and health,
biodiversity provision, adaptation to climate change, improvements in air
quality, benefits. Opportunities will be sought to improve the quality of
green spaces, with a focus on increasing the potential for them to form part
of a network and to offer a multi-functional role, for example increasing
biodiversity in parks. If it can lead to improvements in quality and public
access of other green spaces, consideration will be given to allocating green
spaces for development in order to help meet the development needs of
Oxford. This will only be where they are not well used and located, do
not offer a variety of functions and where they have little potential for
improvement, or where a limited amount of development could lead to
significant improvements of green space and public access on or very close
to the site, which it would not be possible to deliver otherwise.

Green Belt areas in Oxford will be appraised using the formal process and
tests set out by the government. Green Belt areas that do not have important
public access value, are not in flood plain or of biodiversity importance will
be considered for development, if development on those sites could take
place while the integrity and purpose of the wider Green Belt is maintained.
The City Council considers that exceptional circumstances exist to justify a
Green belt boundary review due to the need to support Oxford’s economic
success and its dependence on the delivery of additional housing to meet
housing need.
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1.27

1.28

1.29

1.30

Intensification, density and height

Land is a finite resource and Oxford is particularly constrained. To be
successful in its aims and objectives, the Plan must ensure that efficient
use is made of this land, so that growth can be accommodated and the city
can continue to flourish. Due to the limited amount of development space,
intensification of uses on sites will be an important way to accommodate
growth. This will need to be delivered to a high quality and include
consideration of density, indoor and outdoor space standards and heights.

Mixed use and design standards

When increasing heights and density, good design will be particularly
important to ensure development fits well with its surroundings and offers
good quality accommodation. The Plan will set the expectation for high
quality in new development, using urban design principles and where
necessary setting standards that will be required from proposals. Sites with
mixed uses are characteristic of the urban environment, adding vibrancy
and diversity to streets and neighbourhoods. A mix of uses and types of
development will often be most successful and will be sought on larger
sites.

Balance housing and other uses

The scale of housing need in Oxford is so large that even if every site
came forward for housing, we would still not meet the target. A similar
challenge exists for economic development. There are many and diverse
needs and pressures on the city. A strong and healthy city is characterised
by its ability to cater for the needs of its residents, workers and visitors.
Given this it is important to allocate or protect sites for employment, retail,
education, health, recreation and range of other uses alongside those for
housing. It is very important to get the balance right between providing
for these competing uses whilst making significant progress towards
accommodating more homes.

Improving air quality and reducing carbon emissions

Most air pollution in Oxford comes from diesel and petrol powered modes
of transport. In addition to contributing to air pollution, transport also
contributes to carbon emissions. The ability to reduce harmful emissions
will depend on a variety of measures. These include reducing the need to
travel, promoting development that can be accessed by sustainable modes
of travel such as walking and cycling, measures that discourage car use,
such as minimizing public and private parking and providing infrastructure
to support low emission vehicles and sustainable modes of travel, such
as bike parking and electric charging points. It is important in areas of
poor air quality, that development is located and designed to minimize the
potential negative impacts of air quality on its inhabitants in addition to
ensuring the development itself does not contribute to air pollution.

www.oxford.gov.uk/localplan
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Protecting and enhancing Oxford’s green setting,
open spaces and waterways

1.31

1.32

1.33

1.34

Objectives

* To protect and enhance a network of multi-functional green spaces and
ensure easy access to high quality green space

* Enhance green spaces so they deliver multiple benefits to health and
wellbeing, are rich in biodiversity, and help the city adapt to climate
change

Network of multi-functional green spaces

Green spaces are particularly valuable in a compact city such as Oxford, and
will be increasingly important with the population increasing. They bring a
multitude of benefits including environmental (biodiversity, water management
and air quality) to social (wellbeing, heritage and sense of place) and economic
(direct jobs, tourism and creating an attractive business environment). Many
are highly valued by residents and visitors. Opportunities will be sought to
improve the quality of green spaces, with a focus on increasing the potential
for them to form part of a network and to offer a multi-functional role, for
example increasing biodiversity in parks. The Plan will focus on ensuring that
green spaces are as high-quality and as multi-functional as possible, with
public access particularly valued, as well as ensuring a network of green spaces
connecting wildlife corridors and green accessible routes.

Biodiversity

Development provides an opportunity to build in biodiversity provision and
measures to improve biodiversity. Careful consideration of landscaping
schemes, green roofs and walls provide multiple benefits and are one way
in which biodiversity can be built into the scheme as an integrated part,
not an add-on.

Waterways

Oxford's waterways are a fundamental part of Oxford’s character, landscape
and setting. Spaces along waterways are attractive areas for recreation and
also popular routes for walking and cycling, as well as often having value
as flood plain and wildlife corridors. Along all of Oxford’s waterways, new
development that preserves these functions and in particular that enhances
the recreational value, transport value and setting of these areas is to be
encouraged. In and near to the city centre particularly, there is great potential
to enhance areas around the waterways in a way that boosts its attractiveness.

Enhancing Oxford'’s unique built environment and
heritage and creating quality new development

1.35

1.36

Objectives

° To preserve and enhance Oxford’s exceptional built form with its
legacy of archaeology and monuments, historic buildings, modern
architecture, important views and distinctive townscape characteristics

e Ensure that all new development delivers a high quality of urban design,
place making, architecture and public realm, integrating the historic
environment with modern needs

Historic environment and character

Oxford’s long history is reflected in outstanding buildings and features.
This vast number and wide range of historic assets is a real benefit and
advantage to the city. It is important to deliver new development in a way
that respects and compliments this rich history, the historic buildings, parks
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1.37

1.38

1.39

and gardens; conservation areas, archaeology and areas of distinct local
character and townscape. The emphasis of the plan will be on the positive
management of change, reflecting the city’s capacity to move forward
while preserving its irreplaceable heritage.

Views and setting of Oxford

There are important views of Oxford’s world famous and unique skyline
from within the city and the surrounding meadows and hillsides. The views
of the skyline of the historic centre are fundamentally important to Oxford
and must be protected. Development of new higher buildings will be an
important part of accommodating necessary growth but must take place
in the right locations. New interventions in the historic skyline must make a
positive contribution if they are to be supported alongside views of Oxford’s
‘dreaming spires’. Larger developments of a continuous height are unlikely
to achieve this. The impact of new developments on the historic skyline
must be objectively understood and explained.

High standards of design

As well as providing enjoyable places in which to spend time, good urban
design can also create safer environments and help to create a strong sense
of place and identity. New development in Oxford will be expected to be of a
high design quality that respects and enhances the character and appearance
of the area in which it is located. Developments should be easy to understand
and move through, be capable of adaptation for alternative uses, and help
create an attractive and expanded public realm. New development should be
of a quality that upholds the city’s international reputation and adds the next
layer of Oxford's future heritage. High environmental standards, for example
BREEAM or passivhaus standards will also help to ensure environmental
benefits and benefits for the development in terms of whole life costings.

Public realm

The public’s main experience of buildings is from streets and public spaces.
New development makes a vital contribution to the quality of the public
realm. New buildings should sit comfortably within their surroundings; the
best way to achieve this is through high-quality design that creates attractive
and pleasant spaces. The allocation of space within the public realm (for
example between pedestrians, cyclists and motorised traffic) and the design
and materials used, can combine to create spaces that are at best a pleasure
to be in, or at worst, spaces that people try to avoid. It will be important in
Oxford that the best use is made of every public space, particularly in the city
centre and in the district centres. Opportunities to increase the capacity and
use of public spaces and improve the public realm will be encourages.

Ensuring efficient movement into and around the city

1.40

1.42

Objectives

e To ensure growth in the proportion of people walking and cycling to
access jobs and facilities

* To provide enhanced facilities for walking and cycling, ensuring they are
the primary modes for travel around the city

e To ensure walking and cycling routes are complemented with well
managed and attractive public transport routes, and that car use is
minimised

Reducing the need to travel

The location of development and the pattern of land use determines
the need for travel, which influences transport related emissions. New
development should be close to established sustainable transport networks,
in particular walking and cycling networks or have the ability to connect to
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1.43

1.44

1.45

existing networks. New development that attracts large numbers of people
should be located in district centres and the city centre where possible and
employment development should be in well-connected locations, particularly
the city and district centres and existing areas of employment. This is to help
ensure these developments are easily reached by sustainable means of travel.

Promoting more sustainable travel modes with new and improved
routes

Over the Plan period there are likely to be improvements to Oxford Rail
Station, to the links with Oxford Parkway Station and the potential reopening
of the Cowley branch line for passenger trains. The branch line would be
extremely positive for sustainable travel in Oxford as it would serve areas with
alarge amount of housing and employment and offer a new travel option for
existing and new residents and workers. The land needed for new stations
at Oxford Business Park and Oxford Science Park should be safeguarded,
along with any land needed for improvements to the line. The majority of
public transport journeys in Oxford are made by bus, and so opportunities
to improve bus routes or facilitate rapid transit options will be identified and
explored particularly where they improve accessibility or have public realm
benefits. Where new routes are identified in the transport strategy as having
potential to improve the transport network, delivering more sustainable
movement patterns, and where these routes have a potential delivery
mechanism, they will be safeguarded. The Cambridge to Oxford expressway
could be delivered during the Plan period. A key component of all major
strategic transport infrastructure is consideration of “first mile/last mile travel,
and it will be particularly important in Oxford that there is infrastructure in
place to enable connections by walking, cycling and public transport.

Walking and cycling

Walking is an essential component of almost all journeys. It has many
advantages over other modes as it creates no emissions and does not
contribute to congestion or damage the environment and is good for
people’s health and wellbeing. More people walking in an area can help
deter crime and contribute to the building of social cohesion. Oxford’s
compact nature makes it a walkable city. The Plan will help encourage
walking through the location of development and co-location of facilities,
safeguarding of routes and connections through new developments and
positive design of the pedestrian environment.

The percentage of workers cycling to work in Oxford, at 17 %, is the second
highestin England and Wales. An established cycling culture, and the relatively
compact and flat urban area, contribute to this. There are many dedicated
cycle routes in Oxford as well as 20mph zones which are likely to encourage
cycling but there are opportunities to encourage more cycling. This can be
done by joining up ‘quiet routes’, segregating cycling infrastructure to create
attractive routes, providing sufficient cycle parking and integration with bus,
train and rapid transit. Many of the areas with low cycling rates to work
are those located around the ring road and the potential to improve cycling
routes to and from these areas will be important.

Ensuring Oxford is a vibrant and enjoyable city to live
in and visit and providing facilities and services

1.46

Objectives

e Promote district centres as the hubs for local community focus and
identity, with transport interchange and activity and provide a range
of social, leisure, sport and cultural facilities appropriate to Oxford’s
diverse communities alongside housing and employment opportunities
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1.47

1.48

1.49

1.50

e To ensure that development is supported by the appropriate
infrastructure and community facilities

* Maintain the regional role of Oxford city centre as a primary focus
for shopping, employment, leisure and cultural activities, with district
centres playing an increased but complementary role

* To ensure the potential local benefits of Oxford’s role as a major tourist
destination are utilised

Protecting facilities and supporting new facilities for a range of
activities

A wide range of community, leisure, sport, recreation and cultural facilities
appropriate to Oxford’s diverse communities are supported. Existing
facilities should be preserved, unless suitable and accessible alternatives
are proposed. New development that actively supports and sustains
community wellbeing is to be welcomed.

Multi-functional use of facilities

It is important that the best use of facilities is made to provide for varied
and changing demands and make efficient use of resources. Wherever
possible a range of services and mix of uses should be provided at all local
facilities. For example school halls often provide a useful resource for other
community uses after school hours; community centres can be used for a
wide range of activities and groups; and leisure centres can be used to host
other activities as well as their traditional sporting function. One of the
indicators of a strong and vibrant community is the number and range of
community groups and activities available to residents. Every opportunity
should be sought to accommodate such groups in existing community
facilities in the locality.

Locating facilities in accessible locations

New facilities should be in accessible locations or locations that can be
made accessible. A community facility in an easily accessible location at
the heart of community will be much more popular and have a more
sustainable future. Where possible they should be located in district
centres, helping to promote them as hubs for the local community, and
where there is transport interchange. Such locations make it possible for
visits to community facilities to be linked to trips for other purposes like
shopping trips, visits to the doctor or school drop-off for example.

Oxford city centre

The role of Oxford city centre as a primary focus for shopping, employment,
leisure and cultural activities as well as a major tourist destination is vitally
important to the overall success of Oxford. This varied role and mix of uses
mean that it draws people in from all over the city, the county, and much
further afield. It is performing very successfully against a range of measures,
the range of services and amenities it offers is high, retail vacancies are low
and visitor numbers are high. This success has however led to problems
with congestion, air quality and over-crowding of the pavements and public
realm. To address these problems and to accommodate some of the growth
predicted it will be important to manage the competing interests in city
centre. This may be possible through a review of the access and transport
arrangements (for example by removing unnecessary trips/miles journeyed);
providing opportunities to access “town centre uses” in alternative locations
(for example providing for more facilities in district or local centres); and
reviewing the role of specific streets/areas of the city centre to provide for
different needs (for example a restaurant district or tourist focused area)
and increasing the public realm and capacity of streets.

www.oxford.gov.uk/localplan
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2.1 Objectives
* To build on Oxford’s economic strengths as a global centre for research,
learning and health care
* To remain at the heart of the Oxfordshire economy and an important A prosperous cit
net contributor to the national economy in its key strengths in the ith opportunitie
knowledge intensive businesses (such as education, health, science and opal
technology, and as a leading environmentally sustainable city)
* To reduce inequalities across Oxford, particularly in employment, health
and education
* To provide a diverse range of employment opportunities to meet the
needs of the city’s businesses and residents, allowing Oxford to grow
and function sustainably, and with a skilled workforce ready to fill the A centre fo
employment opportunities that arise learning, knowledge

and innovatiol

National Planning Policy says:

2.2 The Government’s vision through the National Planning Policy Framework
(NPPF) is “to build a strong competitive economy” and that local planning
authorities “should plan proactively to meet the development needs of
business and support an economy fit for the 21st century”. It states that
the government is committed to ensuring that the planning system “does
everything it can to support sustainable economic growth” (paragraphs 18
and 19).

2.3 The NPPF sets out requirements for local plans in this regard, local plans
should:

° Set out a clear economic vision and strategy which proactively
encourages sustainable economic growth

o Set criteria, or identify sites for investment to match the strategy and
meet anticipated needs (for land or floorspace for all types of economic
activity)

» Support existing business sectors and plan for new or emerging sectors;
being flexible to meet needs not anticipated and allow rapid response
to changing circumstances

* Plan positively for clusters or networks of knowledge driven, creative or
high technology industries

e l|dentify priority areas for economic regeneration, infrastructure
provision and environmental enhancement

e Facilitate flexible working practices

* Avoid the long term protection of sites allocated for employment use
where there is no reasonable prospect of a site being used for that
purpose (paragraphs 21 and 22)

2.4 The Planning Practice Guidance (PPG) sets out more detail on how to assess
the economic development needs of an area.
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2.5

The Government recently published the Green Paper: Building Our Industrial
Strategy (January 2017). In it the Government sets out its objective to
improve living standards and economic growth by increasing productivity
and driving growth across the whole country. It identifies 10 pillars to drive
forward the country’s industrial strategy: science, research and innovation;
skills; infrastructure; business growth and investment; procurement; trade
and investment; affordable energy; sectoral policies; driving growth across
the whole country; and creating the right institutions.

The Oxford story — background evidence and the Sustainability Appraisal:

2.6

2.7

2.8

2.9

2.10

Oxford has a diverse economy being a focal point for education, research
and science. These 'knowledge intensive’ sectors represent 73% of total
employment in the city. It is of one of the top five technology clusters in the
world. As a globally known brand, Oxford has major assets which include
two leading universities, and cutting edge research in areas including bio-
tech, data science, quantum technology and robotics. The city is home to
diverse international enterprises including BMW Mini, Oxford University
Press, Sharp, Natural Motion, Unipart and Centrica among numerous
others. Oxford’s economy is broad-based and structurally resilient and
provides one third of the county’s jobs; home to around 4,600 businesses
providing 114,000 jobs. There is a high level of in - commuting with 46,000
people coming into the city to work on a daily basis.

Oxford has extremely high employment levels; the Job Seekers Allowance
claimant rate is low at 0.6% or 715 individuals (December 2015). Youth
claimant count is also low at 0.3% or 85 people. However, 21% of the
population is economically inactive (59% of economically inactive in Oxford
being students, 2011 Census), just above the 19.9% South East average.

Oxford’s importance as an employment location is further demonstrated
by its job density; the ratio of all jobs to residents aged 16-64. The ratio
is 1.08, well above that of the South East (0.83) and Great Britain (0.8).
Oxford was relatively resilient to the global recession in 2008/9 but it
highlighted the importance of Oxford and the UK economy. With the
uncertainty of Brexit it is even more important to strengthen the economy,
as set out in the ‘Building Our Industrial Strategy’ Green Paper.

The Oxfordshire Local Enterprise Partnership or OxLEP (of which the City
Council is a board member) has published the Oxfordshire Strategic
Economic Plan (refreshed March 2017). This sets out the long term vision
and ambitions for economic growth in the county. The overall vision for
the Oxfordshire Strategic Economic Plan is that by 2030 “Oxfordshire will
be recognised as a vibrant, sustainable, inclusive world leading economy,
driven by innovation, enterprise and research intelligence.”

The Strategic Economic Plan focuses on priority localities of the Oxfordshire
Knowledge Spine, which includes Bicester, Oxford and Science Vale. The
Plan recognises that Oxford’s world-class education research and innovation
underpins growth and that continued investment is needed to develop the
infrastructure necessary to realise its full potential. The plan states that
Oxford city accounts for just under a quarter of the county’s population but
around 30% of all its jobs.

The Oxtfordshire Economic Forecasting Report (2014) was produced by SQW
and Cambridge Econometrics to support the Strategic Housing Market
Assessment (SHMA) and to provide evidence to inform the Oxfordshire
Strategic Economic Plan (SEP). This included some planned economic
growth forecasts for the County and individual districts. The job forecasts
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2.12

2.13

2.14

2.15

2.16

showed an expected increase of 88,200 new jobs within the County as a
whole, to 2031, and of these 24,300 new jobs were forecast to take place
within Oxford. The Employment Land Assessment (detailed below) notes
that this Oxford projection has been significantly exceeded to date.

The Oxfordshire Innovation Engine (2013) report was commissioned by
the Oxford and Oxfordshire Local Enterprise Partnership together with
the University of Oxford. The report seeks to identify ways to realise the
growth potential of “Oxfordshire’s high tech cluster of businesses, research
establishments and support providers”. The report recognises that ‘Oxford
is the service centre for the wider economy, it has the fastest growing, best
educated workforce, and it is the main centre of research and spin outs in
the County’.

The Oxtford Economic Growth Strategy (Oxford Strategic Partnership 2013)
developed a clear vision for the future, which at its heart seeks to build on
Oxford’s strengths to ensure the city continues to make its contribution
to the national economy. The productivity and competitiveness of the city
is clearly expressed in its contribution to the national economy, Oxford
‘contributes £4.5bn to the UK economy, which is the fifth highest GVA
per capita of all UK cities. The strategy recognises that “growth needs
to be managed carefully to ensure it is sustainable and balanced;” but
highlights the opportunities for Oxford with its ‘unique combination of
factors for business growth’ that are not replicated elsewhere, which
comprise links and proximity to research excellence that are essential to
leading businesses.

The City Council's Corporate Plan recognises that Oxford is the economic
and cultural hub of Oxfordshire’s world-class knowledge economy and
that Oxford is a diverse economy: a global centre for education, health,
bioscience, digital and car manufacturing, a lead area for publishing and
creative industries and high performance engineering, and a growing high-
tech sector. The Corporate Plan also acknowledges the challenges faced by
Oxford including a lack of land, shortage and cost of housing a barrier to
recruitment and retention and labour shortages.

Oxford successfully implemented an Article 4 Direction which restricts
the loss of Key Protected Employment Sites in the Local Plan 2001-2016
through permitted development rights. This is to protect against changes
of use where planning permission is not required on sites that provide
an important contribution to Oxford’s economy. The Article 4 Direction
would continue to protect buildings on these sites from changes from
employment uses, although it would not protected against comprehensive
redevelopment. In directing that the Article 4 direction should come into
force, the government (through the Secretary of State) has recognised the
important role that employment sites make in sustaining the quality and
diversity of the economy in Oxford and has approved a distinct and locally-
specific approach to policy making for the city.

The Employment Land Assessment (2016) states that the total demand for
new B1 floorspace is forecast to be between 65,800m? and 105,000m?.
The demand for B2/B8 floorspace is between -0.1 ha and 21.9ha. The
report concludes that, the demand for B1 floorspace in particular but
also B2/B8 use, is well in excess of the current supply. This reflects the
findings from previous economic studies and the views of property agents
secured through the assessment. The Local Plan 2036 will therefore need
to explore how to support existing employment sites; re-evaluate the role
and designation of district centres/employment clusters; and encourage
the intensification and modernisation of sites.
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2.17

The SA identified potential positive effects of protecting and encouraging
the modernisation and intensification of category 1 and category 2
employment sites. In particular this approach would likely have positive
effects in terms of the economy and employment, transport and vibrant
communities objectives. The SA also highlighted potential positive impacts
on vibrant communities, poverty social exclusion and inequality and
education objectives as well as the economy and employment objective.

Responses to first steps consultation:

2.18

2.19

Some people thought that businesses should be encouraged to locate
and grow in the city, however many respondents raised concerns about
this. It was clear that most people felt there needed to be an appropriate
balance between employment and housing. A lot of people suggested
that Oxford’s housing crisis needed to be addressed before more jobs were
created. 65% of respondents to the leaflet questionnaire supported the
statement: “We build on Oxford’s economic strengths”.

The first steps consultation highlighted that there was a broad agreement
that employment sites should continue to be protected so that business
can grow. There were numerous suggestions relating to employment sites
with responses varying from protection to allowing their loss to other uses
including housing. There was recognition that some employment sites
were needed to support the economy. There was a strong desire to build
housing as it was felt by some that increasing employment opportunities
would only worsen the affordability issues for Oxford’s current and future
workforce.

Potential policy responses:

2.20

2.21

2.22

Protecting Category 1 and 2 employment sites

It is widely recognised that the shortage of housing in Oxford is a barrier
to economic growth. However, the Oxford Employment Land Assessment
(2016) also identifies the need to provide for additional employment
development to meet the forecast demand to 2036. Coupled with the
huge housing need, this presents a challenge for this Local Plan. Oxford
needs to find an approach so that the barriers to economic growth (e.g.
shortage of housing) and the drivers of economic growth (e.g. employment
growth) can both be addressed appropriately and without detriment to
one another.

The strategy proposes creating three categories of employment sites with
a different policy approach for each:

Category 1: those sites which are important nationally and regionally to

the knowledge economy or are significant employers or sectors in Oxford,

primarily B1 (office) and B2 (industrial) uses. Provisionally these would be:

e University/research sites: University of Oxford Science Area; Old Road
Campus; Radcliffe Observatory Quarter; Northern Gateway (when
developed)

e Hospital research sites: John Radcliffe Hospital; Nuffield Orthopaedic
Hospital; Churchill Hospital; Warneford Hospital

* Major publishing sites: Blackwells Publishing; Oxford University Press

e Major manufacturing /research sites: BMW (Mini); Unipart

* Major Science/Business Parks: Oxford Science Park; Oxford Business
Park

e larger knowledge — sector office uses: Oxford Centre for Innovation;
Nielsen’s

www.oxford.gov.uk/localplan
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Category 2: those sites that are important in providing local services

and a diverse employment base as identified in the Employment Land
Assessment. Provisionally these would be:

Clarendon House, Cornmarket Street
University Student Hub, Turl Street
Launchpad, Said Business School
Speedwell House, Speedwell Street
Oxford Business Centre, Oxpens site
Pembroke House, 36 Pembroke Street
Workshops at 15-17 Edith Road

King Charles House, Park End Street
Fire Station

Becket Street CarPark

Oxpens, Oxpens Road

Island Site, Park End Street
Telephone Exchange, St Aldate’s
Police Station

Clarendon Business Centre, Prama House, Banbury Rd
Osney Mead

Clarendon Business Centre, Belsyre Court, Woodstock Rd

Oxfam House, 274 Banbury Rd, Summertown
Garage Repair workshop, 2A off Hayfield Rd
Builders Yard Southmoor Road

Summertown Pavilion 16-24 Middle Way
Jordon Hill Business Park, Banbury Rd

Site at corner of Hayfield Rd & Avristotle Lane
Diamond Place and Ewart House

Elsfield Way, Elsfield Hall

Wolvercote Paper Mill

Quarry Motoring centre, Green Rd
Warehouses off Kiln Lane, Shelley Close
Blanchfords Builders Yard, Windmill Rd

Tyre and Exhaust centre, 72 London Rd
Former Pickfords, Sandy Lane W/Spring Lane
Telephone Exchange and offices, St. Luke's Rd/Between
Towns Rd

County Trading Estate Watlington Rd

Harrow Road Industrial Estate, Watlington Rd
Chiltern Business Centre, Garsington Rd
Nuffield Industrial Estate, Sandy Lane West
Fenchurch Court, Bobby Friar Close

Blackbird Leys Central Area

Cowley Centre, Templar's Square

Littlemore Park, Armstrong Way

Salter Brothers Ltd, Meadow Lane

Dairy Depot, Old Abingdon Rd

Car and Exhaust depot, 302 Abingdon Rd
The Old Music Hall, 106-108 Cowley Road
Cowley Marsh Depot

Enterprise Centre, Standingford House, Cave Street

2.24

Phoenix Autos, Jeune Street

Horspath Ind. Estate, Peterley Rd/Pony Rd
Printing works, Crescent Rd

J H Cox Ltd, Builders Yard, 108 Temple Rd
Green St. Bindery, 9 Green Street
Builders Yard, Travis Perkins, Cowley Rd
Bacordo Court, 79-83 Temple Road

The Tyre Depot, Marsh Rd

Magdalen Road and Newtec Place

One St. Aldates

North Bailey House, New Inn Hall Street
Thomas Hull House, New Inn Hall Street
St. Aldate's Chambers, 109-113 St. Aldate’s
Ramsay House, St. Ebbe’s Street

County Hall, New Road

1-16 King Edwards Street

0Old Rectory, Paradise Square

Greyfriars Court, Paradise Square

Unither House (Cooper Callas) 15 Paradise Street
58,59,60 St. Aldates

St. Aldates Courtyard

Royal Mail Depot, Kingsmead House

6-7 Worcester Street

Boswell House, 1-5 Broad Street

St. George's Mansions, George Street
Frewin Chambers Cornmarket Street

Blue Boar Court, Blue Boar Street

Park Central, 40-41 Park End Street
276-278 Banbury Rd, Summertown
Suffolk House, 263 Banbury Rd
Lambourne House, 311-321 Banbury Rd, Summertown
228-240 Banbury Rd

Offices above M & S, Banbury Road
Mayfield House, 256 Banbury Road, Summertown
264 Banbury Rd, Summertown

274 Banbury Rd, Summertown

Milford House, 1A Mayfield Road
267-269 Banbury Rd

285 Banbury Rd

Cranbrook House, 287 Banbury Rd
Twining House, 280 Banbury Road

BBC Radio Oxford, 265 Banbury Rd

Swan Motor Centre, Between Towns Rd
Crown House, 193 Cowley Rd

134A/B Cowley Road

Advice centre, 44B Princes Street

Lloyds Bank, London Rd, Headington

Category 2 employment sites provide local services and generally include

a mix of B1 and B2. These sites have been identified in the Employment
Land Assessment and been found to be well-performing. They provide a
valuable employment contribution and the supporting infrastructure for
the larger employment uses in Oxford. These businesses meet local needs
and are less likely to be found on Oxford’s large employment sites. They
may offer skilled manual work and lower skilled jobs which are important
to delivering a diverse range of employment opportunities in Oxford.

2.25

Retaining these employment sites for employment-generating uses serves

to reduce commuting to work, as well as improving access to local jobs for
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different sectors of the community. It is important to protect these sites to
encourage opportunities for a diverse range of different businesses and
employment but consideration should be given to opportunities to allow
some to be developed for housing where strict criteria are met.

Opt 1: Protecting Category 1 employment sites

Policy approach Consequences of approach/discussion

A) Preferred option: Protect This approach would provide the strongest policy protection for the highest

Category 1 sites, promoting tier of employment sites. It would ensure that important sites underpinning the

modernisation and intensification to knowledge economy and significant employers in Oxford are not lost.

allow growth of these businesses and

sectors on existing sites. As employment growth is allowed to continue through modernisation and
intensification of sites, other land in the city can be used to address barriers to

Allow no other uses on these sites, economic growth (e.g. lack of housing).

except when they are directly linked to

and are necessary to support the main A detailed assessment would be made to identify opportunities appropriate to

use and there is no loss of employment. the individual site strengths, constraints and land owner aspirations. This could
for example identify sites where an element of housing linked to the specific
Provide a site specific policy framework employer could be provided on the site.

for each site through an allocation in the

Local Plan. It is likely that any future review of the Article 4 direction would include all these
sites.

B) Alternative Option: Allow This option could erode Oxford's supply of employment land during the plan

residential and other uses to be period; the loss of floorspace is only one aspect of the need to support economic

introduced on Category 1 sites, as long success now and in future.

as no net loss of employment floor space

results. This option could potentially deliver more housing (albeit not necessarily

in the best locations for general housing), but it would significantly reduce
opportunities for economic growth of these key businesses and sectors.

Provision of staff accommodation on the sites for these key employers could
assist in recruitment and retention and be an appropriate ancillary activity where
it is clearly and formally linked to the employer.

C) Rejected option: Do not protect In this approach the market would control the future supply of land to meet
category 1 sites for employment uses but | Oxford’s employment demand. There would be no certainty about the city's
rely on national planning policy. ability to meet future demand and it would entail the risk that these vital sites

would be lost to non-employment uses through redevelopment.

Opt 2: Protecting Category 2 employment sites

Policy approach Consequences of approach/discussion

A) Preferred option: Protect This approach provides significant protection for the second tier employment
Category 2 employment sites from loss to | sites in recognition of the important role they play in Oxford's economy and in
other uses, promoting modernisation and | meeting future economic needs.

intensification.

These sites have been found to be well-performing in the ELA and to provide the
Allow other uses on site only where a diversity of employment opportunities that is one of Oxford's strengths.
set of strict criteria are met. For example,
where an employment use is retained Whilst the focus is on the encouragement of modernisation and intensification,
with the same or greater number this approach would allow diversification into other uses on the basis that the
of employees as the previous active level of employment is not diminished.

employment use. Other criteria could
include provision of marketing evidence Once lost, it is extremely unlikely Category 2 employment sites could be replaced
etc. elsewhere in Oxford hence the need to provide protection against their loss. It

is likely that any future review of the Article 4 direction would include all these
sites.
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B) Rejected Option: Do not
protect Category 2 sites and allow
redevelopment to other uses.

Lack of any protection for Category 2 employment sites would mean these sites
would be very vulnerable to changes of use/redevelopment to other higher value
land uses e.g. student accommodation, housing or retail. Once lost, it is unlikely
Category 2 employment sites would be replaced elsewhere in Oxford.

2.26

Making best use of Category 3 employment sites

Category 3 employment sites are those currently in employment use but
not identified in the Employment Land Assessment. They mainly comprise
smaller sites and may not all be performing as well as those in Category 2.
These sites may offer an opportunity to explore alternative uses in order to
help deliver the aims and strategy of the Local Plan.

Opt 3: Making best use of Category 3 employment sites

Policy approach

Consequences of approach/discussion

A) Preferred option: Allow the loss
of other employment sites to alternative
uses subject to some basic criteria.

This would apply to all employment sites
that are not identified under Category 1
or 2; or those that comprise low density
B8 use (see separate option below).

(Relates closely to options on low density
B8 uses below.)

B) Rejected Option: Protect all
Category 3 sites (i.e. all sites currently in
employment use excluding Category 1
and 2 sites) for their employment uses
on the same basis as described above for
Category 2 sites.

This approach would allow those sites not in Category 1 or 2 to come forward
for redevelopment for alternative uses. This would allow additional sites to come
forward for housing and other priority uses.

Many of these sites are relatively small and are located in areas that would
mean they could in principle be redeveloped for housing. Where such sites have
been identified they are proposed for further consideration as housing (or other
uses) sites in the sites section of the Preferred Options Document.

It would be necessary to draft a general policy to embed this approach in the
Local Plan. Such a policy would be likely include some basic criteria for assessing
compliance of schemes, but for Category 3 sites a lower standard of evidence
would be required to support change of use proposals.

This approach would mean that these sites would not be subject to an Article 4
Direction in any future review of that regime.

This approach would provide additional protection for all those sites currently
in employment use but not included in the high categories described above. It
would in effect be a blanket protection for all employment sites.

The benefit of this approach would be that there would be a better supply of
employment sites through the plan period, providing greater certainty that
the forecast employment needs could be accommodated and that the diverse
employment base is reinforced.

The disadvantage of this approach would be that some of these sites may be
less-well or underperforming in their current use and may offer alternative
opportunities to provide much needed housing for example. If all sites were
afforded the same protections as Category 2 sites this may sterilise sites and
result in missed opportunities to help meet housing (or other identified) needs.

The general thrust of government policy would not support a blanket protection
approach to all sites.

2.27

Controlling low density B8 uses

B8 warehousing uses can support local employers in sectors such as
manufacturing and help to secure a range of job opportunities accessible to
a wider range of skill-sets than just the knowledge economy. However they
typically have a low job density and high land take on site and do not make
efficient use of land which is particularly important given the shortage of
land in Oxford. Some B8 uses are essential/important for Oxford (either as
part of an existing economic activity by ensuring that important employers
are able to contribute to the economy through the jobs they provide e.g.
BMW-Mini/Unipart) or by providing essential local businesses in the city.
Where B8 is not essential/important for Oxford, this does not represent
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the most efficient use of land and could be encouraged to modernise into
other employment uses (B1, B2) which have a greater worker density. B8
uses should only be allowed in exceptional circumstances where there is a

particular identified need.

Opt 4: Controlling low density B8 uses

Policy approach

Consequences of approach/discussion

A) Preferred option: Allow the loss
of B8 to other B1, B2, Sui Generis
employment uses and other non-
residential uses that support the local
economy or are of benefit to the local
community. If there is no demand for
alternative employment or community
uses, consider loss to residential in
suitable locations.

Protect and allow new B8 uses only
where they relate directly to or support
existing or proposed Category 1 or 2
employment sites, e.g. warehousing
supporting BMW-Mini plant.

B) Alternative Option: Do not seek
to control the development or loss of B8
uses

This approach improves opportunities for more efficient use of land, higher
worker densities and the ability to better meet the employment need as
identified in the Employment Land Assessment.

It would ensure that those B8 uses that are essential for Oxford are protected
and encourages the development of employment sites important to Oxford's
economy.

This approach would mean that opportunities for making more efficient use
of sites and improving worker density are missed. It could also lead to further
development of inefficient B8 uses that are not essential to be located in Oxford

in lieu of other more pressing needs.

Oxford is a major centre for teaching hospitals and home to a cluster of
acute and specialist medical organisations which together employ around
14,400 people, or 13% of the total workforce, supporting a further 2,700
jobs. These assets link closely with healthcare research undertaken at the
universities. Oxford University's plans to expand medical and clinical research
will create more opportunity for discovery and growth. The health sector
in Oxford is a catalyst for the wider region’s biotechnology sector which
comprises 163 companies, of which 49 are based in Oxford. Oxford has
numerous strengths in particular biotechnology subsectors, including drug
discovery and development, diagnostics, medical technology and imaging.

Oxford is a world leader in medical research, in identifying causes of disease,
improving diagnosis and prevention, and developing effective treatments
and cures particularly cancer, stroke, malaria and HIV. Oxford is also an
important centre for research into heart disease and musculoskeletal

University of Oxford and Oxford Brookes University
The success of Oxford’s economy is shaped by the presence of its two
growing universities; University of Oxford and Oxford Brookes University.

The University of Oxford is world renowned and ranked first in the Times
Higher Education latest global league table. The University of Oxford
has around 12,000 full-time-equivalent employees (not including those
employed solely by the colleges or by Oxford University Press, or casual

2.28 Teaching and research

Hospitals and medical research
2.29

disorders and infectious diseases.
2.30
2.31

workers).
2.32

Oxford Brookes University is regularly ranked as the best new university in the
country, and has earned recognition for the quality of a number of its teaching
areas. Oxford Brookes employs just under 2,000 full-time-equivalent staff.

www.oxford.gov.uk/localplan




2.33

The two universities have a significant economic impact on the city as

employers, buyers of goods and services, host to over 30,000 students
and also in terms of the research and development opportunities that they
facilitate and inspire. The City Council is committed to supporting the
sustainable growth of the two universities and to maximising the related
economic, social and cultural benefits to the city.

Opt 5: Teaching and research

Policy approach

Consequences of approach/discussion

A) Preferred option: Hospitals:
Continue to protect existing hospital sites
for hospital related uses, allowing some
diversification.

B) Alternative Option: Hospitals:
Support hospital related uses in other
locations or consolidation of sites if
proposals meet certain criteria e.g. more
efficient use of land; provide for future
needs/modernisation; release land

for other uses; improved access and
transport links.

C) Preferred option: University of
Oxford: Continue to locate academic
core activities in central Oxford.

Allocate new sites for further academic
activities such as teaching research,
administration and ancillary activities

D) Preferred option: Oxford Brookes
University: Support the growth of
Oxford Brookes University through the
redevelopment and intensification of
academic and administrative floorspace
on their existing sites at Headington Hill
and Gipsy Lane.

E) Alternative Option: Universities
Do not have a specific policy for the
universities but rely on other policies
of the plan; for example on student
accommodation.

Deal with site-specific details through
site allocations

Oxford has a number of large, established regional hospitals which are major
teaching and research centres as well as being healthcare providers. A range
of general and specialist treatments are provided and some of these sites are
becoming hubs.

The established hospital sites are important to the city, and are an important
employer, that they should be protected, although it will be important that the
policy is flexible and allows the hospitals to diversify, make efficient use of their
land and respond to changing needs.

The presence of the hospitals benefits the people of Oxford because cutting
edge health care is available.

The Hospital Trusts may further develop their estate and service strategies later
in the plan period so the Local Plan should be flexible to allow changes that
would benefit the delivery of health care and medical research in Oxford. It will
be important to be flexible to future needs, but potential alternative sites have
not been suggested at this point, so sites cannot yet be identified for this use.

The City Council wants to support the sustainable growth of the University of
Oxford and its role in the city.

The academic, teaching and student accommodation functions of the University
of Oxford are currently focussed on a range of sites in and around the edge of
the city centre with some (including Old Road Campus) outside the city centre.

The University of Oxford is keen to develop the currently protected key employment
site at Osney Mead for a range of university related uses; a preferred option for
that site is set out in the Sites section of the Preferred Options Document.

The City Council wants to support the sustainable growth of Oxford Brookes
University and its role in the city.

Oxford Brookes have in recent years been investing heavily in redeveloping their
existing Gipsy Lane site and this is expected to continue on a phased basis.

Oxford Brookes have indicated that they are likely to vacate their Marston Road site
during the plan period so the preferred option does not include that campus, and it
is considered for allocation in the sites section of the Preferred Options Document.

It may not be necessary to include a specific policy (or policies) on the two
universities but to instead express support and rely on the application of the
general policies on any proposals they submit. Site allocations can be used to
make provision for their needs and to deal with site-specific matters of detail.
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2.34

Sites for small businesses and start-up spaces for other employment uses
(e.g. creative industries, virtual offices)

There are some 4,585 businesses in Oxford of which the largest proportion
are micro businesses with 9 employees or less. 85% of the businesses in
Oxford fall into this category. Small businesses (less than 100 employees)
make up 11.7% of the total. This is almost double the proportion in
Oxfordshire and the South East and highlights the importance of Oxford
as a location and centre of small businesses. We need to provide flexible
spaces for co-working in suitable locations so that both new and small
businesses have the opportunity to grow. It is also important to create a
‘pipeline’ for the additional supply of office space in the city if Oxford is to
play its role as a fast-growing city and generate more economic growth.
Demand is currently outstripping supply in terms of high quality offices in
the city, this is in part due to the lack of speculative office development
coming forward from the market.

Opt 6: Sites for small businesses and start-up spaces for other employment uses (e.g.
creative industries, virtual offices)

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination
of A + B): Support the development

of start-up and small businesses on all
Category 2 employment sites but not on
Category 1 sites.

B) Preferred option (Combination
of A + B): Support the development of
start-up and small businesses in city and
district centres.

C) Alternative Option: Support start-
up and small businesses in any location
if other policy requirements (e.g. access)
are met.

D) Alternative Option: Do not
specifically provide support for
these uses, treat the same as other
employment uses.

This would allow diversification of Category 2 sites to continue to provide for
local services and employment in preference to them being lost to other uses.
Would help to provide a range of premises to meet different requirements.

Protects those Category 1 sites important nationally and regionally to the
knowledge economy and important employers in Oxford.

Would provide new opportunities for start-up businesses. Would support the
enhanced role of city and district centres. Could bring opportunities for new
companies that would benefit from town centre locations.

Likely to add diversity and variety, and help retain vitality and viability of centres.
Would be most likely to support office-based businesses rather than B2/B8.

May increase competition for much-needed housing in sustainable locations.

May increase competition for much-needed housing. Flexibility of location may
help to meet a wider range of operation requirements beyond that of office
space.

A range of site sizes and locations is likely to help meet a variety of premises
requirements.

Locations may not be close to other employment uses or the right market to help
companies flourish.

Small businesses and start-ups may find it more difficult to succeed and
compete, which could have knock-on effects for other businesses and the wider
economy.

2.35

New academic or administrative floorspace for private colleges/language
schools

There are different types of private colleges in Oxford which teach a great
variety of subjects to different age groups. Private colleges may include
language schools, secretarial colleges and tutorial colleges. While these
institutions have an educational role to play, and make some contribution
to the local economy, the further expansion of this sector needs to be
balanced with other key academic and economic priorities in the city
particularly where expansion results in loss of other important land uses. In
particular given the pressure on Oxford’s housing stock, change of use from

www.oxford.gov.uk/localplan




offices, residential or student accommodation to teaching/administrative
and residential uses for private colleges should be resisted.

Opt 7: New academic floor space for Private Colleges/language schools

www.oxford.gov.uk

Policy approach

Consequences of approach/discussion

A) Preferred option: Restrict the
expansion of existing language schools,
summer schools and independent
colleges for over 165 by only permitting
further development up to a certain
percentage increase, and only subject
to clear demonstration of the positive
benefits to the local economy. Limit
such development to a point that it
discourages new entrants to the sector.

B) Alternative Option: Restrict
academic floorspace for private colleges
and language schools to upper floors

in the city and district centres provided
no loss of employment, residential or
student accommodation.

C) Rejected Option: Do not have a
policy controlling the development and
location of private colleges and language
school academic floor space.

It is difficult to view these uses as essential to the operation of the city when
they are considered against the key academic and economic priorities.

When viewed in the context of the need to find more sites for housing and
employment uses, it is difficult to justify loss of suitable sites to private college
and language school development. Whilst such colleges generate some
employment, these jobs are often not provided at the density of alternative
office-type uses and can be seasonal or short-term in nature.

A policy approach could provide the opportunity for expansion up to a certain
percentage increase on the basis that applicants demonstrate that there are
clear positive benefits to the local economy.

This option would provide an opportunity for such development, however only in
appropriate locations and where other important uses are not lost as a result.

It would ensure that opportunities for new academic floor space are in locations
that are well-served by sustainable modes of transport. However, it could also
mean that the potential is not realised for development in these locations of
more intensive uses such as quality office space.

This could result in new academic floor space being developed at the expense
of other more important uses (e.g. our key academic sectors, housing and
employment).
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2.36  Opportunities for local employment, training and businesses

Oxfordshire’s Strategic Economic Plan identifies that Community
Employment Plans (CEPs) have an important role in supporting people
to access job opportunities arising from new development. They include
employer-led initiatives relating to both the construction phase for all large
developments, and the end user phase of large commercial development,
and include measures such as apprenticeships and training schemes, local
procurement and links with schools and colleges. Other initiatives to help
ensure local residents can live free from poverty include the Oxford Living
Wage, which is a voluntary scheme whereby employers commit to pay a
minimum wage to all staff over 18. This is set higher than the Government’s

26

National Living Wage, to reflect the high cost of living in Oxford.

Opt 8: Opportunities for local employment, training and businesses

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination of A
+ B): Require larger construction projects
to ensure that opportunities are given to
local firms to realistically bid for work.

B) Preferred option (Combination of A
+ B): Require larger construction projects
to provide training and employment
opportunities for local people through a
Community Employment Plan.

C) Alternative Option: Do not place
requirements on developments to provide
training and employment opportunities
for local people.

This approach would require larger construction projects to formally consider the use
of local firms and sub-contractors when letting contracts. For example a requirement
could be made for the developer to set a benchmark measure (in co-ordination with
the City Council) for the local spend on a project by measuring the spend with each
sub-contractor based on their office location and the distance from the site.

This approach would require larger construction projects to enter into a
Community Employment Plan as part of legal agreement attached to a planning
permission. Such plans could include commitment to providing work experience
(with linked opportunities for job interviews), visits and workshops for those in
construction training and apprenticeships for example. It could require measures
of local employment such as a percentage of those construction employees
living within set distances of the site for example. This approach would enable
monitoring of the effectiveness of such plans.

There would be less opportunity and no certainty of achieving local business
support and investment in local skills by the development sector without such
requirements.

www.oxford.gov.uk/localplan
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3. Creating a pleasant place E ey
COUNCIL

to live, delivering housing
with a mixed and balanced
community

3.1 Objectives
* To deliver as much housing as possible whilst balancing other important
needs of the city’s residents and businesses A strong
* To deliver affordable housing and ensure that it meets the requirements community

of those in need

e To plan for an appropriate mix of housing sizes, types and tenures to
meet the needs of existing and future residents as far as possible

° To ensure new homes are adaptable to the changing needs of the
population and resulting from climate change, as well as being energy
efficient to help reduce further climate change

Creating a place to live, delivering more housing Ahealthy place
National Planning Policy says:

3.2 The National Planning Policy Framework (NPPF) requires Local Plans to
support delivery of market and affordable housing to meet the needs of
their area, unless this would compromise key sustainable development
principles. It sets out what the government expects in terms of the evidence
base requirements regarding housing need and supply; this includes a An enjoyable city
Strategic Housing Market Assessment (SHMA) to identify the Objectively o ATy LT T
Assessed Need; and a Strategic Housing Land Availability Assessment
(SHLAA) to identify a supply of deliverable and developable housing sites
(paragraph 47). The Planning Practice Guidance (PPG) supplements the
NPPF to give more detail about these requirements.

A prosperous city
with opportunities

3.3 The NPPF also requires Local Plans to set policies for meeting the affordable
housing need on site, unless off-site provision or a financial contribution
of broadly equivalent value can be robustly justified (paragraph 50). The

Housing & Planning Act 2016 placed significant emphasis on broadening for all
home ownership as a means to address the housing problems. Since B
then, the Housing White Paper 2017 has changed the emphasis slightly _--'
away from home ownership and towards a wider range of tenures. In lll

particular the White Paper proposes to update the government definition

of affordable housing to include the following categories (Box 4 of White

Paper):

e Social rent (guideline target rents determined by government rent
policy)

e Affordable rent (no more than 80% of local market rent)

e Starter homes (at 20% discount on market value, for max household
incomes of £80,000) and other discounted market sales housing

e Affordable private rent (at least 20% below local market rent)

Odtord
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3.4

3.5

The new definition therefore puts more emphasis than previous national
policy on being below market values to rent or buy; however the definition
does not link the proposals to people’s actual ability to pay those levels so
crucially it does not link affordability to local income levels, or explain how
homes are kept affordable in perpetuity.

The government has also introduced a range of incentives in recent years
to encourage delivery of more homes, which will also influence the delivery
of homes and affordable homes in Oxford, for example: New Homes
Bonus, changes to Permitted Development Rights (offices to residential),
exempting certain developments from developer contributions towards
affordable housing, Starter Homes and changes to Right to Buy.

The Oxford story — background evidence and the Sustainability Appraisal:

3.6

3.7

3.8

3.9

3.10

The huge and urgent need for more homes and the constrained supply in
Oxford is well documented and frequently features in the press and research
studies. The constrained housing supply and increasing unaffordability of
homes in Oxford have significant sustainability impacts for those living and
working in the City. Housing provision is a well-known key determinant
in attracting and retaining people to support continued economic growth
of the City, and therefore also impacts the wider region, as does the
congestion on roads around Oxford resulting from people living further
away from their jobs in the City.

The main evidence about housing need in Oxford is the Oxfordshire
Strategic Housing Market Assessment (SHMA) which was commissioned
by the six Oxfordshire local authorities. This partnership of the 5 District
Councils, and County Council now forms the Oxfordshire Growth Board.
The SHMA identifies the overall scale of housing need, as well as the mix
of housing and range of tenures which the local population is likely to
need in the 20 year period to 2031. It considers household and population
projections, taking account of migration and demographic change. It also
addresses the need for all types of housing, including affordable housing
needs, and the needs of different groups in the community.

It brings this information together to identify the ‘objectively assessed
need’ (OAN) for each district within the ‘housing market area’. For Oxford
the OAN is a range of between 24,000 to 32,000 additional new homes
required for the period 2011 to 2031 (or 1200 to 1600 per year). For the
purposes of the Local Plan the City Council is working to the mid-point
of this range (i.e. 28,000). This approach aligns with that taken by the
Oxfordshire Growth Board and by the other Oxfordshire Districts in their
Local Plans. During the Local Plan 2036 process, some further technical
work will be needed to roll forward the SHMA figures from 2031 to 2036,
and there are also indications that Government is looking to change the
methodology for calculating OAN (Housing White Paper 2017).

This identified need contrasts with the identified capacity for
accommodating new housing in Oxford during that time. The Oxford
Housing and Economic Land Availability Assessment (HELAA) assesses
the availability, suitability and likely economic viability of land to meet the
identified need for housing over the plan period. The HELAA estimates the
capacity to be 7,511 for the period 2016-2036. In the previous work, the
2014 Strategic Housing Land Availability Assessment (SHLAA), a capacity
for 10,212 dwellings for the period 2011-2031 was identified.

It has long been the case that Oxford does not have enough sites to meet
its housing needs in full; this has been recognised by Inspectors of the
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3.12

3.13

3.14

3.15

3.16

previous Oxford Local Plan 2001-2016, and the Oxford Core Strategy.
The “minimum figure” in the Oxford Core Strategy of 8,000 homes
between 2006-2026 (average of 400 per year) is a constraint and capacity-
based target. On average, and taking into account annual fluctuations
in completions rates, this target has been largely met with 3,843 (net)
cumulative completions in the 10 years since the start of the Core Strategy
period in 2006/7.

The gap between the housing need of Oxford and capacity within the city
boundary figures is ‘unmet need’. The City Council is working with the other
Oxfordshire districts to ensure the overall housing needs of the Oxfordshire
Housing Market Area are met in accordance with national policy. The City
Council is working with the districts through the Oxfordshire Growth Board
to help deliver 15,000 homes in the neighbouring districts by 2031. This
is an agreed unmet need allocation, used as a working basis for current
local plans in Oxfordshire which will be updated when the Oxford Local
Plan is completed. The Growth Board has agreed an apportionment split
of how much of the 15,000 is to be met in each district. The City Council
is working with the district councils to ensure the apportioned unmet need
is delivered through their local plans, and at appropriate locations. Those
authorities are at various stages of preparing, or partially reviewing, their
local plans to incorporate their allocated portion of the 15,000 homes.

This Preferred Options Document has not set out options for those
developments in other districts, because they will be considered through
their local plan processes. However it is proposed to set out in the Oxford
Local Plan some place-shaping principles for the integration of potential
future sustainable urban extensions to the city, located in adjacent local
authorities administrative areas. This would help ensure that the urban
extensions and their communities are as well integrated into Oxford as
they can be both in function and appearance. The City Council will seek
to ensure that the affordable housing element of these urban extensions
takes into account the needs of Oxford residents, including nomination
rights for the allocation of these affordable homes.

There is not only a shortage of homes in Oxford, but a shortage of homes
that are affordable to local people. Buying a home in Oxford costs 16 times
the average person’s salary, making it even less affordable to buy property
than in London. There is a large private rented sector in Oxford and rental
levels on the private market are also out of reach for many people so social
rented housing (usually at about 40% of market cost) has been playing an
important role in meeting needs in Oxford.

As set out in the SHMA, the estimated annual affordable housing need for
Oxford is 1,029 additional affordable homes per year. To meet that need of
1,029 would require a delivery rate of 2,058 homes per year, working on
an assumption that 50% of all of those homes are affordable.

There are currently 3,495 households on the Council’s Housing Register for
social housing. This is likely to increase during the plan period as the supply
of new affordable homes does not keep pace with the increase in need. Of
the 7,500 affordable homes in the current stock, only on average 500-600
properties become available to let each year and other properties are being
lost from the stock through Right to Buy.

Key employment sectors in Oxford are already facing significant challenges
in recruiting and retaining staff as a result of the lack of access to and
availability of affordable housing. Many of these groups of workers may
not qualify for social rent but would qualify for intermediate housing
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3.17

options (for rent or sale) such as shared ownership if there were properties
available. With such high house prices and private rents in Oxford, it
means that even government schemes designed to assist such households
with house buying such as the 20% first time buyer's discount and the
proposed ‘Starter Homes' initiative would still be far out of reach for many
key workers, and even further out of reach for those seeking to move on
from social rented tenures.

The Sustainability Appraisal highlights the potential positive impacts that
could result from meeting as much of the objectively assessed need as
possible by boosting housing supply (e.g. vibrant communities, housing,
poverty, social exclusion and inequality). It also notes that aiming to meet
the OAN in full by further prioritising housing over other policy aims would
likely have a significant negative impact on flooding, biodiversity, urban
design and heritage, climate change and economy. It will be important
to prioritise housing delivery whilst balancing it with other sustainability
considerations such as the need for jobs, so that housing should not be
prioritised to such an extent that other considerations are unacceptably
compromised. The SA further identified the potential positive impacts on
a range of the SA objectives that would result from a policy approach that
prioritises delivery of affordable housing.

Responses to first steps consultation:

3.17

3.18

3.19

3.20

Delivering housing, the right types, and total numbers, was a topic that
received many comments in the consultation from across a range of
stakeholders and interests. Comments highlighted that the lack of homes,
and unaffordability, are significant concerns to residents and to major
employers.

In terms of overall housing numbers, the responses suggest that providing
the right types of homes is as important as providing enough homes.
Primarily responses focused on the need for affordable housing, family-
sized housing, and key worker housing. There were also some more specific
comments about the validity of the Strategic Housing Market Assessment
and which point within the range of identified housing need (24-32,000
homes) or which growth scenario Oxford should be taking forwards in the
Plan.

Affordability (and unaffordability) of homes was a strong theme in
comments, both in relation to key workers (to rent or to buy) and also
affordable homes to rent (social rented and options for lower income
households).

Comments were divided on the topic of delivering affordable housing
through developer contributions (either on-site provision of homes, or
through financial contributions), in terms of what the site size threshold
should be, what the percentage requirement should be, and whether the
current policies were restricting the supply of new housing or a disincentive
to developers because of the potential impact on viability. Some people
also suggested that there should be exceptions or different rules for key
worker sites and for community-led sites. There was also divided opinion
about whom or which jobs should be eligible for key worker affordable
housing. There was support for the City Council’s new Housing Company
and comments identified the potential benefits it could bring in delivering
affordable housing.

www.oxford.gov.uk/localplan
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Potential policy responses:

National policy aims to meet objectively-assessed housing needs in full,
balanced with other sustainability considerations. The preferred option
must also be realistic and deliverable. Oxford's objectively assessed need
calculated in the SHMA to 2031 would require a delivery of 1600 homes
per year. To proceed with an option that sets a target for 1600 homes per
year would clearly be unrealistic within the environmental and physical
constraints of Oxford and not a sound policy approach because the
evidence indicates that there are not nearly enough sites or unconstrained
land opportunities (capacity) in Oxford to accommodate that level of

It is therefore proposed to continue with a capacity-based approach to
planning for homes in Oxford, which will set a target but which should
be seen as a minimum to plan for but that can be exceeded in the event
that windfall opportunities arise to deliver additional homes in Oxford, for
example if a major landowner changes their intentions for a site.

Present evidence indicates that the physical capacity of the city will be
for around 7-8,000 additional homes during the plan period, but further
testing of sites is needed to further refine this figure. The capacity will also
be influenced by the Preferred Options selected in other chapters of the
plan, for example on density, high buildings, Green Belt and protection of
green spaces. Adjusting any of those elements could potentially increase
the number of homes that could be delivered. There is therefore a balance
to be struck as to how far those other sustainability considerations can be
flexed to maximise housing delivery, without unacceptably compromising
on quality of life, ensuring communities are balanced, and delivering
development that is sustainable now and in the future. The capacity will
also be influenced by allocating additional sites for residential development
up to 2036, whereas currently there are only sites allocated up to 2026.

3.21  Overall housing target for the plan period
growth.

3.22

3.23

3.24

With this preferred approach, there is always going to be a proportion of
housing needs that cannot be met within Oxford. The City Council is already
working in partnership with the other Oxfordshire authorities through the
Oxfordshire Growth Board to address its unmet housing needs.

Opt 9: Overall housing target for the plan period
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Policy approach

Consequences of approach/discussion

A) Preferred option: Set a capacity-
based target aimed at meeting as
much of the OAN as possible by

Current evidence indicates a capacity of just under 8,000 homes in the 20 year
period to 2036 (HELAA). This already includes optimistic assumptions about
some sites. This needs further testing to consider the sites in more detail to

boosting housing supply balanced with
appropriate consideration of other policy
aims.

Continue to work with adjoining
authorities to deliver sustainable urban
extensions to meet housing need

that cannot be met within Oxford's
administrative boundary

ensure an appropriate housing land supply could be maintained through the
plan period.

It may be possible that the sites and capacity identified in the HELAA can be
further boosted through various policy adjustments, which are being explored
through the local plan review, such as increasing densities, and reviewing
Green Belt and the protection of open spaces. The target is therefore likely to be
adjusted and refined as further evidence emerges and to reflect policy decisions
in other elements of this emerging plan.

This option also takes into account the on-going work with adjoining authorities
within the strategic housing market area, to positively address needs that cannot
be met in Oxford. Currently this is based on a working assumption that around

15,000 homes need to be met outside of Oxford by 2031, agreed by Oxfordshire
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B) Alternative Option: Continue
current level of provision (400 per year,
8,000 total) (current Core Strategy
policy, and average annual provision)

C) Rejected Option: Aim to meet the
full Objectively Assessed Housing Need

for Oxford within Oxford by significantly
boosting housing supply and prioritising
housing over other policy aims.

Growth Board (September 2016). Further work will need to be undertaken to
understand what this need would look like through to 2036 (the timescale of
this plan). The more detailed assessment of sites and capacity through the local
plan process will help to refine what the true unmet need figure is that needs to
be met outside of Oxford.

This option is similar to the average level of completions in recent years,. The
latest evidence about capacity for the plan period (which does not yet take
into account all the possible policy revisions that might be taken forward in
this new plan) indicates that this level of provision is likely to be deliverable.
To be compliant with the objectives of national policy, all policy options should
be explored to see if housing land supply could be boosted further to meet

a greater proportion of Oxford's needs in a sustainable manner, for example
increasing density, release of greenfield sites, and Green Belt sites. Other policy
options in this Preferred Options Document address this point.

The evidence base, in particular the HELAA and before that the SHLAA, indicates
that this option would be undeliverable. This would involve setting a housing
target of around 1600 dwellings per year or 32,000 in total (as identified in

the SHMA) over the plan period. Such a target is highly unlikely to be realistic
or deliverable without allocating multiple major strategic scale housing sites,

of which there are very few if any in Oxford because of the tight city boundary
and environmental constraints. Housing completions over the last 10 years
have averaged just under 400dpa which reflects that the majority of housing in
Oxford is delivered on small brownfield sites of less than 10 units, and even at
the highest rates of delivery have only reached 821pa. Furthermore the capacity
calculations are nowhere near 32,000 homes, they are closer to 8,000 homes
for the plan period.

National policy aims to meet objectively-assessed housing needs in full;
however this is balanced with other sustainability considerations. To proceed
with an option for 1600 per year would be unrealistic within the environmental
constraints and physical capacity of Oxford.

Setting such a high target (even besides the fact that it couldn’t be achieved)

is also likely to result in a focus on the number of units rather than the quality
or whether the homes are meeting needs or for proper placemaking in the city
e.g. are they the right size or tenure for local people’s needs. Pursuing the full
total at all costs is likely to result in a disproportionate amount of 1-2 bed flats,
and fewer family homes. This would make it more difficult to deliver mixed and
balanced communities, or to meet the identified needs. It would also mean that
very few, or potentially no sites, would be available for other uses including
supporting uses that are needed alongside housing to create a sustainable city
such as employment, retail, community uses.

3.25 Affordable housing - proportion of total and provision of tenure types

3.26

3.27

These options consider two aspects of affordable housing provision: how
much affordable housing the plan is seeking to deliver as a proportion of
total homes secured from developer contributions; and also which type of
affordable housing is the priority i.e. whose housing needs are the focus of
the policy.

Given the assessed need for affordable housing, the City Council will
continue to seek to maximise delivery of affordable homes. Viability testing
will be required to help define and support the level of affordable housing
sought through the policies.

The preferred policy response seeks to continue to prioritise the housing
needs of those who are least able to access homes on the open market
and whose only option is social rent. However the current policy balance
of affordable housing (80% social rent to 20% intermediate housing) may

www.oxford.gov.uk/localplan



not be the appropriate balance to continue because of clear needs from
key workers and other sectors, and also wider changes in national policy
beyond our control which will affect the successful delivery (and retention)
of homes for social rent by the council or registered providers.

3.28

The need for affordable housing is so great, that delivering affordable

housing from developer contributions will not be sufficient alone, and
these policy approaches to deliver affordable housing from developer
contributions will need to work alongside other council-led initiatives (such
as the Housing Company), registered providers, and there will also be a role
for key employers to play in addressing needs for their staff for example
delivering affordable staff housing on development sites.

Opt 10: Determining the priority types of Affordable Housing

www.oxford.gov.uk

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination of
A + B): Continue to prioritise delivery
of social rented affordable housing, to
ensure that the needs of those who
can least afford housing in Oxford

are prioritised. For example continue
the current 80/20 split of affordable
housing.

B) Preferred option (Combination
of A + B): In certain circumstances
(when meeting employment sector
specific needs, delivering a affordable
housing in perpetuity and linked to
incomes) prioritise the total number of
affordable housing units by readdressing
the balance between social rent and
intermediate forms of affordable
housing (which might include affordable
homes to rent at no more than 80% of
market rates).

(This option relates directly to the
“Meeting intermediate housing or
employment sector specific needs based
on local affordability approaches”
option a below.)

Prioritising social rent over intermediate forms of affordable housing puts the
focus on the cheapest types of homes (in terms of rental cost to the resident),
as even other forms of affordable rent are likely to be well above the levels of
local housing authority rents. This will help to meet needs of people in the most
vulnerable categories of the housing register.

However this is likely to disadvantage other sectors of society, those who may
have a slightly higher household income but yet for whom market rates are still
out of reach particularly to buy in Oxford. This risks polarisation in the housing
market, leading to a position where only high income households, or those

in the greatest housing need, are able to live in Oxford and households in-
between get squeezed out. It may also reduce the opportunity for new emerging
tenures such as co-housing or land trust models that seek to ensure permanent
affordability through alternative models of delivery.

There are also implications in terms of development viability, because

schemes generate less viability from social rent units than they might do from
intermediate forms of affordable housing, such as shared ownership. Therefore
this option may result in sites being able to support a lower total number of
affordable housing units overall.

The success of this option will also be influenced by national policy changes
outside of the planning system, such as the changing policy on Right to Buy
which has resulted in losses of social rent units in Oxford in recent years, and
also welfare reform such as the caps on housing benefits imposed by national

policy.

It is likely to be possible to secure a greater number of affordable housing units
in total if the policy allows more flexibility in terms of tenure mix. In particular
a reduction in the level of social rented units required in favour of intermediate
tenures would likely have viability benefits and as such allow a greater total
number of affordable units.

This option may also help to improve viability of marginal profit schemes, which
overall may help to provide more affordable housing. However affordable
housing to purchase tends to be more difficult to retain in perpetuity so may not
be a long term solution. To mitigate this, the policy could prioritise those forms
of intermediate affordable housing which deliver permanent affordability, such
as a trust model.

Shifting the balance to put more emphasis on intermediate forms of affordable
housing (away from social rent) will help to address the needs of a wider

range of households and needs. This will help to deliver mixed and balanced
communities by having a wider range of tenures and forms of homes.

Although any move away from the focus on social rent will make it even harder
to meet the needs of those in the community that are in most housing need and
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it would take longer for those on the housing register to receive a home. 80% of
market rents will be unaffordable to many in Oxford.

The relationship between the tenure mix and overall percentage of affordable
housing will need to be carefully addressed.

Opt 11: Determining the approach to setting the level of the Affordable Housing requirement

Policy approach

Consequences of approach/discussion

A) Preferred option: Continue with
current approach to prioritise delivery
of affordable housing, requiring a
proportion of affordable housing. A
robust % target will be set, based

on viability testing. Currently, 50%
affordable housing is required.

B) Alternative Option: Consider a
reduced affordable housing percentage
requirement from developers on a site
by site basis if the affordable dwellings
were of a size in greatest need in Oxford
(i.e. 2+ bedrooms or 3/4 + bedspaces).

C) Rejected Option: Reduce the
overall proportion of affordable housing
required, do not seek to maximise
affordable housing, and instead focus
on delivering other public benefits
funded from developer contributions e.g.
infrastructure improvements.

With continuing affordability issues for residents seeking homes to rent or buy
on the open market in Oxford, then this option which seeks for the affordable
housing target to be as high as viability will allow, is likely to achieve the
greatest number of affordable homes and address the greatest needs.

There is no evidence that the current approach has negatively affected the
delivery of homes, or that sites are stalling as a result of viability, because the
policy already includes flexibility to negotiate if the developer has evidence that
the requirements would make the scheme unviable. Similar mechanisms would
need to apply if taking forwards this policy approach, so as to ensure that the
policy requirements do not have a negative effect on housing delivery in Oxford.
Equally there is no guarantee that a lesser contribution requirement would
deliver any greater number of homes or any faster, because the other constraints
remain including a lack of available sites. It is also of note that often when
planning applications are presented as unable to support the full contribution
of affordable housing, it is because too high a price has been paid for the land
or the land value has been over-inflated by 'hope value' rather than other cost
elements (such as materials or developer profit). It is not for the public purse

to subsidise such investment decisions, or to compromise those in need of
affordable housing for the benefit of individual landowners.

Further viability testing will be carried out as part of the Local Plan project
across a sample of sites to assess if 50% remains an appropriate target.

This option needs to be considered alongside the options for housing mix (or

balance of dwellings). It may be that on some specific proposals, it makes more
sense to seek fewer larger units if those would meet an identified need, rather
than end up with 1 or 2 bed units which may not meet need but meet targets.

This option would deliver less affordable housing. The level of affordable housing
need would progressively worsen as the rate of supply would slow whilst the
rate of demand would continue unchanged. This approach would likely store up
bigger affordability issues to be dealt with in future plans.

3.29

Meeting intermediate housing need to reflect local affordability

These options consider which forms of ‘intermediate’ affordable housing
are likely to be most effective in addressing needs in the Oxford context,
for those people that do not qualify for social rent but yet who struggle to
afford to rent or buy at market rates.

3.30

Evidence indicates that the relationship between sales values and average

salary in Oxford is now such that even with many of the government
initiatives that are designed to make homes more affordable, such as

www.oxford.gov.uk/localplan




3.31

3.32

3.33

3.34

shared ownership and starter homes, home ownership is still out of the
reach of many people in Oxford. Therefore these options consider which
intermediate tenures are most likely to be accessible to those who are
caught between not qualifying for social rent, but who cannot afford to
rent or buy at full market prices.

Government initiatives in recent years have generally prioritised home
ownership as an aspiration (although indications in the recent Housing
White Paper suggest that this long-held position is now shifting to recognise
that home ownership is so far beyond the reach of many people). The
extreme unaffordability in Oxford, and the relationship of average salary
to house prices mean that many of the purchase options for affordable
housing (such as shared ownership, equity loans, and starter homes) are
often still not affordable to many people in Oxford. The City Council will
carry out an assessment of the affordability of the range of tenures listed
in the Housing White Paper to inform the policy approach; this will help
ensure that affordable housing is accessible to a wide range of people in
need and that homes stay affordable in perpetuity for longer term benefits.

Historically the badge of ‘key worker’ has been used to cover many of the
people that might fall into this category, and as such the current policy
includes a definition of key worker which identifies certain professions
or key employers in Oxford, which make people eligible for certain
discounted-housing options to rent or buy. However this approach can
also exclude many people on lower incomes, and defining a ‘key worker’ is
very subjective. A fairer and clearer policy approach therefore is suggested,
to focus the provision of intermediate homes linking eligibility to local
incomes and local house prices, which will help to ensure that those homes
are targeted to those in greatest need. This is a change from current policy
approaches.

Alongside this another new policy response is suggested, which would
support an approach of employers in Oxford who are experiencing
recruitment and retention issues to help address the issue by directly
providing affordable homes for their staff in the form of staff accommodation
or employment-linked homes (occupancy to be secured to staff by legal
agreement). If necessary to make this viable, it may be that a reduced
requirement of other affordable housing is delivered as part of this, for
example if a proposal is providing greater than 50% affordable already.

This potentially leads to a dual approach position on affordable housing
contributions. The standard policy approach would seek the maximum
level affordable housing that would be viable (e.g. 50% subject to further
viability testing) with a focus on social rent. However, an alternative policy
would apply in those circumstances where developers are looking to
“over-provide” affordable housing (i.e. exceed the 50% requirement, even
going up to 100% affordable); in such circumstances it may be justified
to provide a reduced (or even zero) percentage of social rented housing.
This alternative policy would allow developers (such as those providing
housing for their own employees) to deliver a fully affordable scheme, but
with an affordable tenure mix that varies from the norm (e.g. significantly
less social rent and more intermediate) in order to support viability. The net
outcome for the city would be delivery of more affordable homes overall,
but fewer homes available for social rent.

Government

www.oxford.gov.uk

initiatives
in recent
years have
generally
prioritised
home
ownership
as an
aspiration...

\

A,

PN
OXFORD
CITY
COUNCIL

Odtord

Preferred Options Document (

Local Plan 2036

n



Opt 12: Meeting intermediate housing or employment sector specific needs based on local

affordability approaches

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination
of A + B + C): On specified sites,

allow schemes that are up to 100%
intermediate housing, with reduced

or no element of social rent housing
required. This could apply to University
and Hospital Trust sites to support key
staff; school campus sites, or other staff
accommodation schemes.

B) Preferred option (Combination of
A + B + Q): For intermediate forms of
affordable housing, prioritise homes for
rent, such as affordable rent.

C) Preferred option (Combination
of A+ B + C): Have a specific local
affordability policy pegged to local
incomes and house prices, rather than
occupations or employment sectors.

www.oxford.gov.uk/localplan

This option would support some of the major employers in Oxford who own
land to help them meet their own housing need and add to the overall supply of
housing in the city. This approach would encourage key employers to proactively
plan to help to address the housing needs of their own staff. This in turn is likely
to help recruitment and retention issues, if they are able to offer housing to their
staff.

The benefits of the policy are likely to be most positive for employers with land
holdings available for development, or who are able to incorporate housing in
mixed use development and the ability to finance and deliver employee related
housing. However, by exempting developments from provision of/contributing to
social rent or other affordable housing, it would exclude and disadvantage other
lower-paid workers in need of affordable housing in Oxford. To mitigate this, it
would be important that any such policy included mechanisms to ensure that
the housing provided would be available as affordable in perpetuity and that
the employer's accommodation allocation and rent policy is linked to income
levels and affordability across the range of employment roles that support that
economic sector, rather than just to a sector or organisation, to ensure that the
homes being provided are truly affordable. One way to ensure the homes are
and remain truly affordable linked to incomes, is for the employer to agree the
allocations priorities/criteria and rent formula with the local authority, and to
commit to provide reqular monitoring about the rental of the properties.

This option may be appropriate for certain sites where the development is
providing in excess of the usual affordable housing target e.g. if the scheme is
100% affordable homes with no market housing, then within that it may be
appropriate to reduce the usual social rent or other affordable element. The
proportion of social rented housing (that will be reduced from 40%) that will be
required will be determined following viability testing of the options.

There may be those with aspirations for home ownership who move out of
Oxford where market prices to buy are cheaper. Availability of shared ownership
is unlikely to change this phenomenon, Affordable homes for rent are more likely
(than sale units) to be kept affordable in perpetuity for the longer term benefit
to the community. Homes to rent are also more likely to be accessible to a wider
range of people (than home ownership) in Oxford due to high prices to buy and
the large deposits needed to buy somewhere. So this option is likely to meet a
wider range of needs.

This option ensures affordable homes remain so in perpetuity, and is also likely
to be affordable to a greater range of income levels. Prioritising housing for rent
only would also allow homes to potentially be tied to employment or restricted
occupancy, which helps to prioritise who the homes go to and helps to protect
future supply. There is also the option of tying the homes to income levels with
variable rents to reflect circumstances.

Emerging changes in national policy are seeking to give longer term security to
those renting, which would help make this option more successful in meeting
needs.

Linking eligibility to local incomes and local house prices, will be fairer and
clearer and will help to ensure that those homes are targeted to those in
greatest need, as well as focussing on forms of housing that are truly affordable
in the Oxford context. For example starter homes as defined in national
guidance, are unlikely to be accessible to those on average wages in Oxford, so
is not likely to be a truly affordable intermediate option. Other cities including
London and Manchester have been exploring this type of approach and the City
Council could look to develop this further for the Oxford context.




D) Alternative Option: Take a

policy approach that tries to balance
affordable homes for rent and affordable
homes for sale (such as starter homes, or
shared ownership) to give people more
choice about intermediate affordable
housing options.

E) Rejected Option: Continue to
support 'key worker" housing as specific
sub-category of intermediate housing,
defined based on identified sectors/
organisations/roles

A generally-accepted benchmark is that approximately 30% of household
income is spent on housing. This suggests that intermediate housing rent or
sales values should be aiming for the 1/3 mark.

This option helps to give people more choices to reflect different aspirations
relating to renting or buying homes, and changing personal circumstances.

There is already a higher than average proportion of renting in Oxford, and this
approach could help to address the current situation where people trying to get
onto the housing ladder for the first time are forced to move outside of Oxford
because of the lack of affordable options to purchase.

There is a practical query about how homes to buy would be retained as affordable
housing in perpetuity, which would need to be addressed through the policy.

This option helps to address the demand for so-called 'key worker" housing
alongside providing for people with other housing needs.

Current adopted policies support key worker housing contributing up to
20% of the affordable housing requirement, with the remainder to be social
rent. Viability and other evidence in the local plan may indicate that this split
should be revisited to shift the balance to deliver slightly more key worker
accommodation.

This option would involve developing an ‘Oxford" definition of key workers to
identify those who would qualify (and those who would not).

The traditional definition refers to professional roles such as teachers, nurses
and police, but the essential jobs that support those roles such as cleaners or
administrative staff or bus drivers to get those people to work, and who may
be even lower paid, may get overlooked in this approach. Alternatively if the
scope is broadened then there is a risk that this option would end up including
so many people within the definition that it makes it difficult to prioritise the
limited supply of homes.

3.35

Providing affordable housing from larger sites

These options consider which proposals and sites will be required to provide
on-site affordable housing as part of any scheme. A policy threshold will be
required (in terms of site size and number of proposed homes) over which
the policy will be triggered.

3.36

Provision of affordable housing on-site is important and preferred because

it helps to deliver mixed and balanced communities by delivering affordable
housing more widely distributed across the Oxford. Provision on-site by the
developer also helps to address the issue of the lack of sites available.

3.37

Further viability testing will be commissioned which will consider the

threshold, the percentage of affordable housing and the mix of affordable
housing to be delivered on sites. There may also a role for allowing a
combination of onsite and offsite contributions or for cross-site offsetting,
but this should only be on a case by case basis and the expectation should
still be to seek onsite provision; this will be the starting point in any such

negotiations.

Opt 13: Providing affordable housing from larger sites

Policy approach

Consequences of approach/discussion

A) Preferred option: Continue to
require provision of onsite affordable
housing for developments of 10 units or
more, or on sites of 0.25ha or greater.

This approach follows current policy and experience has demonstrated that
this option is likely most likely to be deliverable and to achieve sustainable
development. Further viability testing will be required to help establish the
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B) Alternative Option: Do not have

a fixed threshold for on-site provision,
have a sliding scale, which varies for
different site sizes or number of units, so
that smaller sites do not require the full
provision. For example sites 10-20 units
require a lower on-site % provision then
sites of 20+ units.

C) Alternative Option: Reduce the
threshold from 10 dwellings/0.25ha for
onsite provision of affordable housing

or more/0.2ha).

D) Rejected Option: Increase the
threshold from 10 dwellings/0.25ha for
onsite provision of affordable housing
(for example increase to developments
of 20 units or more)

offsite contributions. Consider cross-site
provision/offsets.

(for example for developments of 8 units

E) Alternative Option: Allow flexibility
to include an element of both onsite and

target level of provision. Provision of affordable housing on-site helps to deliver
mixed and balanced communities by delivering affordable housing more widely
distributed across the city, including in the higher value areas. Provision on-site
by the developer also helps to address the issue of the lack of sites available.

Further viability testing is needed to confirm if this is the most appropriate
threshold. A threshold of 11 units would be in line with national policy. If density
or other design policies such as heights change in the local plan, then the

site size of 0.25ha may need to be reduced because more units may then be
deliverable on smaller sites.

This option allows more flexibility, to achieve onsite provision, similar to the
current ‘cascade’ policy approach to delivering affordable housing on-site. It is
a less transparent process to follow and gives less certainty to developers or
communities.

This option may result in more sites being brought forward with on-site
affordable housing. However it may put off some developers from bringing
forward sites of 8-10 units. This requires further viability testing.

If the site size or number of units threshold was to increase, say to 20 units,
there would be a significantly fewer number of developments delivering
affordable housing on-site, and likely to result in far fewer affordable homes
being delivered. For example in the last five years, fewer than five sites per year
have been developments of 20+ units, and some years there have been no sites
at all of 20+ units.

There is a risk that this option would result in significantly less affordable
housing being provided in the high value, more affluent parts of Oxford.
Financially developers are likely to choose to off-set the affordable provision on
sites in less desirable lower land value areas, or to opt for off-site contributions
in order to maximise the sales values on the main site. This will not help to
deliver mixed and balanced communities, or to address inequalities across
Oxford.

It is also a less transparent process to follow and gives less certainty to
developers or communities.

However there may be a case for exceptions on a site by site basis, for example
where it would result in a better overall design, or for viability reasons, but the
starting point should be to look to on-site provision first. Exceptions justified
as material considerations can always be considered through the development
management process.

3.38

Affordable housing financial contributions from small sites

These options consider the site size or unit threshold which should be used
for requiring the financial contributions towards affordable housing from
small sites. There is no evidence that the existing policy has negatively
affected delivery of sites since it was introduced in 2013, and furthermore
small sites make up the large majority of housing applications each year
in Oxford and as such have potential to make a significant contribution
cumulatively to the aims of delivering affordable housing, alongside other
initiatives and policy approaches.

www.oxford.gov.uk/localplan




3.39

3.40

3.41

There has been substantial change and uncertainty in national policy
over recent years regarding affordable housing provision from small sites
(defined as 10 or fewer units or no more than 1000m? gross internal area).
The current position as set out in the Written Ministerial Statement (WMS,
2014) and subsequent changes to the PPG, is that affordable housing
contributions would normally not be sought from small sites. However
case law and guidance from the Planning Inspectorate has clarified that
this position does not automatically outweigh relevant development plan
policies (such as HP4). Rather, it is for the decision-maker to consider the
development plan and the local evidence of affordable housing need, and
to use their judgement as to where the balance should lie between local
circumstances and the WMS, in determining planning applications. It has
also been clarified that local circumstances and evidence may justify having
local plan policies with thresholds below those in national policy.

The City Council has therefore taken into account the WMS in options
for the future Local Plan policy approach, as well as the significant and
substantial weight to the evidence supporting the need for continuing to
seek an affordable housing contribution from small site developments. On
balance, the City Council position is that specific local circumstances exist
in Oxford related to the need for and provision of affordable housing in
Oxford, and exceptional levels of unaffordability, which justify continuing
to seek affordable housing contributions from sites of 10 or less dwellings
as an exception to national policy.

Subject to viability testing, it is suggested that the threshold be lowered
to two units (currently it is four units). Many of these smallest (2-4 units)
developments are exempt from CIL or other contributions, yet they make
up a significant proportion of housing delivery in Oxford. Cumulatively the
financial contributions that could be achieved could help to deliver new
affordable homes alongside other mechanisms for delivering affordable
homes. Viability testing will help to identify if this smallest category should
contribute at a reduced financial rate from the slightly larger small sites.
Also to be explored through further viability testing, is whether there is
a better way to calculate the contribution for each site. Currently the
calculation seeks 15% of final sales values (GDV) of the development,
but in some cases this leads to lengthy negotiations and viability appraisal
exercises if the applicant and council cannot reach an agreed position.
Alternative approaches could be a flat-rate tariff per unit, or to calculate
it by floorspace rather than sales value which would be less open to
interpretation and more easily measured similar to the affordable housing
contribution from student accommodation developments.

Opt 14: Affordable housing financial contributions from small sites

www.oxford.gov.uk

Policy approach Consequences of approach/discussion

A) Preferred option: Require an
off-site financial contribution towards
affordable housing from sites with a
capacity for 2-9 dwellings.

The current policy approach seeks contributions from small sites of 4-9
dwellings. There is no evidence that this has negatively affected the delivery of
homes or sites, since the policy was introduced in 2013. Viability evidence at
that time indicated that most sites of less than 10 homes could make a financial
contribution.

Many of the smallest developments (2-4 units) are now exempt from CIL or
other contributions, yet they make up a significant proportion of housing delivery
in Oxford so cumulatively the financial contributions that could be achieved
could help to deliver new affordable homes alongside other mechanisms for
delivering affordable homes. Viability testing will help to identify if this smallest
category should contribute at a reduced financial rate.
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B) Alternative Option: Continue to
require an off-site financial contribution
towards affordable housing from sites
with a capacity for 4-9 dwellings.

C) Preferred option: Adjust the
mechanism of calculating contribution
(currently calculated on number of
dwellings or site area).Alternatives
could be a flat rate tariff per unit, or

to calculate the contribution based on
floorspace of the development (similar
to CIL process).

D) Alternative Option: Increase the
financial contribution in light of the fact
that more small developments are now
CIL exempt (starter homes and prior
approvals) and so those developments
have lower development costs if they
are not paying CIL.

E) Rejected Option: Reduce the level
of the financial contribution from small
sites, which could include differential
levels of contribution depending on the
size of development.

F) Rejected Option: Do not require

a contribution for affordable housing
from sites of less than 10 dwellings, to
encourage small sites to come forward
and help small builders/local businesses

Requiring a contribution rather than onsite provision is often more practical in
terms of site design, and also from a management perspective for the Registered
Provider. The main limitation with this option is that an increasing proportion

of development proposals are exempt from making contributions as a result of
government changes, such as office to residential permitted development so

it may be limited how often contributions can be collected from these types of
developments.

If the contribution were to continue to be the final sales value, it is likely to
assist the cash flow (and thus viability) for smaller developments and make the
contribution less of a burden/more deliverable because it is not fixed at the start,
and also because it is not required until later on helping small businesses cash
flow. Further viability evidence would be needed to test whether 15% Gross
Development Value is still the appropriate target.

This option would have the same benefits as the preferred option; however

it would continue to apply only to schemes of 4-9 dwellings as at present.

A significant number of proposals come forward in Oxford on sites of 2 or 3
dwellings and under this approach those would continue to be exempt from
making contributions towards affordable housing. This would mean that (subject
to viability testing) potential additional contributions towards would be forgone.

This option would be simpler and more transparent for developers to apply,

and for the local authority to assess at the time of submission of planning
applications, in a similar approach to how CIL is currently applied. This could
help to reduce lengthy negotiations and give more certainty to developers when
analysing viability at the outset. This needs further viability testing to identify
which mechanisms and rates could be appropriate and effective for Oxford.

As above, except this option would need further viability evidence to see if the
market could deliver a higher contribution and what the likely impact would be
50 as not to present a disproportionate burden which could negatively impact on
the supply of homes from small sites, which make up an important element of
housing delivery in Oxford each year.

A graduated scale of contributions according to development size may help
smaller builders/local businesses to bring forward schemes. This could be
implemented in a number of ways — number of bedrooms, GDV, floorspace, or
site area. This would be a more flexible approach to reflect circumstances of
individual developments. Although there are also alternative ways of ensuring
the policy is flexible, such as continuing the current ‘cascade’ approach which
allows developers to present open-book viability information if they feel the
proposal cannot withstand to deliver the required contributions.

This option mirrors the general national policy however there is provision in the
national policy for a variation subject to local exceptional circumstances. The City
Council maintains that the significant and pressing need for affordable housing
in Oxford is justifiably an exception and so continues to apply local policy as an
exemption to the Ministerial Statement. Small sites form the majority of housing
sites that come forward in the constrained urban area of Oxford.

There would be a substantial negative impact on delivery of affordable housing
with this option. There is no clear evidence that it would result in increased
overall housing delivery rates.

www.oxford.gov.uk/localplan




3.42

Contributions towards affordable housing from other development

The affordable housing need in Oxford is so great that all options must be
explored for addressing it. As such, the preferred policy response is to seek
contributions not only from residential development but also from other
types of developments, subject to viability testing. The threshold for the
application of the policy and the level of the contribution would need to

be carefully considered.

Opt 15: Contributions towards affordable housing from other development

Policy approach

Consequences of approach/discussion

A) Preferred Option (Combination
of A+ C + E + G): Continue to
require financial contributions towards
affordable housing from student
accommodation developments.

B) Rejected Option: Do not require
financial contributions towards
affordable housing from student
accommodation developments.

C) Preferred Option (Combination
of A+ C + E + G): Continue to require
affordable housing contributions

from any self-contained units of
accommodation within C2 care home/

staff accommodation), (either financial
contributions or onsite affordable
housing provision where appropriate).

D) Rejected Option: Do not require
financial contributions towards
affordable housing from self-contained
units of accommodation within C2
developments.

E) Preferred Option (Combination
of A+ C + E + G): Continue to require
affordable housing contributions from
commercial developments (either
financial contributions or onsite
affordable housing provision where
appropriate).

residential institution developments (e.g.

This helps to ensure that student accommodation development is not at the
expense of tackling the affordable housing crisis, because often sites which
are developed for student accommodation would have also been suitable for
residential.

Note: this refers to non-self-contained student accommodation units. Self-
contained units are subject to the main affordable housing policies.

This option will help to increase the rate of delivery of affordable homes across
Oxford (as does current policy).

Evidence from recent planning applications indicates that student
accommodation generates more value than other land uses in Oxford even
including C3 residential. As such there is no indication that current levels

of contribution towards affordable housing from student accommodation is
negatively impacting on delivery of student accommodation. This is subject to
further viability testing.

This option would mean securing fewer contributions towards delivery of
affordable housing which is a key plank of the Local Plan. If such developments
were exempted from contributions then it could further incentivise this kind

of development rather than residential which is the highest priority housing
form in the city. This impact would be exacerbated as sites suitable for student
accommodation are likely to be also suitable for housing.

If there are self-contained units (C3) delivered as part of a C2 care home/
residential institution development then the usual residential policies should
apply (see options earlier in this chapter about onsite and offsite contributions).
This is subject to further viability testing.

It would not be equitable to exempt self-contained homes from making financial
contributions towards affordable housing simply because they form part of a
wider C2 development when they would otherwise be subject to the normal
affordable housing policies.

This option will help to address that new jobs are likely to generate need for
new homes by encouraging workers to move to Oxford. As such, it is reasonable
to expect such developments to contribute towards meeting the need for
affordable housing in Oxford.

Currently an indicative threshold of 2000m? is applied, with smaller
developments considered on a case by case basis. The calculation is based on
the likely number of net new jobs. This is subject to further viability testing.

www.oxford.gov.uk
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F) Rejected Option: Do not require
financial contributions towards
affordable housing from commercial
developments.

G) Preferred Option (Combination
of A+ C + E + G): Require affordable
housing contributions from purpose-
built HMO or non-self-contained

C4 developments (either financial
contributions or onsite affordable
housing provision where appropriate).
Would not apply to C3 to C4
conversions.

H) Rejected Option: Do not require
financial contributions towards
affordable housing from purpose-
built HMO or non-self-contained C4
developments.

This option would mean securing fewer contributions towards delivery of
affordable housing which is a key plank of the Local Plan. The link between
commercial development and demand for affordable housing provision is well
established.

This helps to ensure that HMO or other C4 development is not at the expense
of tackling the affordable housing crisis. Currently this is not a common form of
development in Oxford but it may become more popular during the plan period,
especially if employers are looking to develop staff accommodation. It is likely
that some sites which would have also been suitable for residential may be lost
to this purpose, so it is therefore appropriate to seek a contribution towards
affordable housing to ensure that such developments are not at the cost of
tackling affordable housing issues. Furthermore, if such developments were
exempted from contributions then it could skew the market by inadvertently
incentivising this kind of development rather than residential. This is subject to
further viability testing.

This option would mean securing fewer contributions towards delivery of
affordable housing which is a key plank of the Local Plan. If such developments
were exempted from contributions then it could further incentivise this kind of
development rather than residential which is the highest priority housing form
in the city. This impact would be exacerbated as sites suitable for purpose-built
HMO or non-self-contained C4 developments are likely to be also suitable for

housing.

Creating a mixed and balanced community

National Planning Policy says:

3.43

The NPPF requires local planning authorities to plan for a mix of housing
based on current and future demographic trends, market trends and the
needs of different groups in the community. It also compels authorities
to identify the size, type, tenure and range of housing that is required
to reflect local needs (paragraph 50). Overall the aim should be to create
mixed and balanced communities.

The Oxford story — background evidence and the Sustainability Appraisal:

3.44

3.45

3.46

Generally the mix of dwelling sizes in Oxford differs from the surrounding
more rural areas. The mix in Oxford tends to be higher density development
and typically smaller homes, with a higher than average proportion of 1
and 2 bed properties at 43%, compared to 34% across the Oxfordshire
Housing Market Area (HMA), or 38% across the South East. This reflects
the urban nature of Oxford.

A strong supply of smaller units was leading to a mismatch with the
housing needs of the city population, so the City Council adopted a policy
approach to steer the mix of house sizes in developments. The Balance
of Dwellings Supplementary Planning Document (SPD) was published in
2008. The SPD sets out a prescribed mix of dwelling sizes for developments
depending on their location and scale. The mix varies for different parts
of Oxford but generally the emphasis is towards 3 bed units, to address
the need for medium sized dwellings. Housing mix was also considered
in the Strategic Housing Market Assessment (SHMA Tables 65, 66) which
identified a mix not dissimilar from the ranges in the SPD and emphasises
the need for 3 bedroom dwellings particularly in market homes.

Despite the identified need for more medium sized homes, in recent years
there has generally been a trend towards provision of smaller houses and
flats, in response to market factors and high land values, which mean that

www.oxford.gov.uk/localplan




3.47

3.48

3.49

3.50

developers may seek to maximise the number of units on a site. Another
significant factor that influences the type and size of homes delivered is
that many developments in Oxford are small sites including conversions
and garden land developments which lend themselves towards smaller
sized residential units. In 2014/15 nearly 80% of new homes were 1 or
2 bedroom properties. Even with current policies that seek to steer the
housing mix in place, many developments either fall below the Balance
of Dwellings policy threshold (the policy only applies to developments
of 4 or more dwellings) or are exempt from the current policies because
they are developed under Permitted Development Rights or Prior Approval
applications. Larger sites, such as Barton Park, remain important in helping
to deliver significant numbers of larger properties for families. With very
few large sites to accommodate a mix of sizes, and future delivery likely to
be reliant substantially on small sites, urban renewal and brownfield infill
sites, this trend is likely to continue.

Oxford has a high percentage of Houses in Multiple Occupation (HMOs).
With an estimated 20% of Oxford’s population living in an HMO they play
an important role in meeting housing needs in Oxford. For many people,
they offer a more affordable solution than renting individually or buying a
property when prices are so high in Oxford.

In some areas of Oxford though, the high concentrations of HMOs are
resulting in changes to the character of the local area, and can contribute
to local parking problems, large numbers of transient households, and the
affordability of renting or buying homes in Oxford. This has led some people
to believe that their communities are becoming unbalanced because the
number of short-term tenants with less-established community ties has
increased.

The City Council through its licencing scheme has a very proactive
approach to ensuring that all HMOs are licensed and that these properties
are well managed both in terms of the tenants and the potential impacts
on surrounding communities. Loss of larger homes, usually to conversions
to flats or to HMOs, can help to meet housing needs but can also lead to
a shortage of accommodation for families. In 2014/15 applications were
approved for 30 new HMOs across Oxford. In the context of increasing
house prices, this trend is likely to continue to increase as more people turn
to this as a more affordable way to live in Oxford.

The SA identifies potential positive impacts from including a policy approach
that seeks to deliver a range and mix of housing types to reflect the varying
needs in the community. It notes the significant role of housing policies in
retaining mixed vibrant communities, and diversity, and addressing poverty,
social exclusion and inequalities that exist between parts of Oxford.

Responses to first steps consultation:

3.51

The majority of people who responded to the consultation (213) either
agreed or strongly agreed that a mix of home sizes (number of bedrooms)
should be required through the Local Plan; in comparison 9 people disagreed
or strongly disagreed. However a couple of respondents commented that
they considered that the current Balance of Dwellings approach is flawed.
A number of respondents commented that there should be more flats
although the reasons varied from being able to increase density to smaller
homes being more affordable and to make sure that larger units are left
available for larger families. There were few comments specifically on
Houses in Multiple Occupation and those views were mixed.

www.oxford.gov.uk
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Potential policy responses:

Opt 16: Mix of dwelling sizes to maintain and deliver balanced communities (‘balance of dwellings’)

Policy approach

Consequences of approach/discussion

A) Preferred option: Continue to
require the mix of dwelling sizes to meet
need and prioritise larger units (3+
beds) in key areas.

B) Alternative Option: Do not specify
a mix for market homes but specify a
mix for affordable homes/the affordable
element of mixed developments.

C) Rejected Option: Do not set a
required mix of dwelling sizes and allow
the market to dictate provision.

D) Rejected Option: Prioritise smaller
units (1-2 bed) homes to deliver a
higher number of homes towards
Oxford's Objectively Assessed Need /
urban intensification.

This option focuses more on delivering the right size or type of homes to meet
local needs. This might not result in the greatest number of units on a site,
but will be addressing specific local needs and will help to support mixed and
balanced communities that the market might not otherwise deliver without
such a policy. Evidence (SHMA and housing register) indicate that there is still
a significant need for family units, and that typically the market is choosing to
deliver much more 1-2 bed homes. 3 bed units may be unaffordable to many
people on the open market.

The required mix could be set in a Supplementary Planning Document (SPD) or
similar. Documents such as SPDs are more flexible to respond to changing needs
during the plan period, for example to changes in the housing register.

This option would leave it to the market to determine the mix for market units,
but specify a mix for affordable homes only. This is particularly important for
addressing the needs on the housing resister for social rent and intermediate
homes. Having a split approach on sites with market and affordable units will
make it more difficult to be tenure-blind for integrated communities.

This option is likely to result in housing mixes on sites which deliver the greatest
profit return for developers. It is the least likely option to meet local housing
needs and to deliver mixed and balanced communities. It is likely to exacerbate
the current mismatch between need and supply.

The impact of this is likely to vary across different types of sites and locations
in Oxford. In some areas it might result in a greater number of smaller units to
achieve maximum density. On other, high value, areas it might even result in a
reduced density if that makes a greater return (and may be used by developers
to by-pass affordable housing provision).

Provides the greatest flexibility for site design to respond to context.

On average there are already a large proportion of 1-2 bed developments
being brought forward by the market each year, because sites are typically

on very small infill sites or are conversions of existing dwellings, which only
lend themselves to smaller units. Over the last 10 years more than 60% of
completions each year tend to be 1-2 beds, even in the context of policies to
support the delivery of family-sized homes, so taking forward this policy would
further exacerbate these trends.

Whilst this might deliver more units towards meeting the Objectively Assessed
housing Need they would not meet the identified needs of either the housing
register or the wider community, and would not support mixed and balanced
communities as families would be increasingly pushed to move outside of
Oxford.

Opt 17: Thresholds for mix of dwelling sizes (‘balance of dwellings’)

Policy approach

Consequences of approach/discussion

A) Preferred option: Raise the
threshold at which the policy applies;
specifying a housing mix only for larger
strategic scale developments (e.g. 25+
units).

www.oxford.gov.uk/localplan

The current policy applies to sites of 10 units and above in the city and district
centres, and has two thresholds of 4-9 and 10-24 units in other areas. The
policy is only triggered for a very small number of planning applications per year
(usually no more than 10 sites), because so much development in Oxford is on
smaller sites, and also some developments are exempted from the policy under
permitted development changes introduced by government since the policy was
adopted (such as office to residential permitted developments).




B) Alternative Option: Retain the
existing thresholds for site sizes to which
the policy applies.

C) Rejected Option: Lower the
threshold at which a specified mix of
unit sizes is required.

It makes sense to focus the mix policy to influence the larger strategic scale sites
where there is more realistic opportunity to shape the dwelling mix towards
meeting identified needs, in particular to deliver family-sized homes. In this way,
whilst most smaller developments are likely to continue delivering smaller units,
the policy can help to ensure that larger sites meet the needs of a wider range
of households.

The existing policy applies to sites of 10 units as more in some locations and

on sites as low as 4 units in other areas of the city. Despite the relatively low
existing thresholds, the policy is only triggered for a very small number of
planning applications per year (usually no more than 10 sites). It can also be
difficult to achieve a specified mix, or indeed any mix in sizes of homes, on small,
constrained infill sites.

Currently the policy applies to sites of 10 units and above in the city and district
centres, and has two thresholds of 4-9 and 10-24 units in other areas, so many
sites in Oxford do not trigger the policy. However specifying a mix for sites any
smaller is likely to significantly constrain design options and may not result in
the best place making outcomes because most sites in Oxford are infill and
very constrained, or are conversions existing buildings which are even more
constrained.

Opt 18: Change of use from existing homes/loss of dwellings

Policy approach

Consequences of approach/discussion

A) Preferred option: Include a criteria
based policy that would be used in
determining whether development
proposals that would result in the

net loss of existing homes would be
acceptable.

B) Alternative Option: Include
a policy to prevent the loss of self-
contained homes to any other use
unless at least 75m? residential
accommodation remains.

C) Rejected Option: Allow the net loss
of self-contained homes to any other
use.

Given scale of the objectively assessed housing need in Oxford it will be
important to ensure that the existing stock of homes is protected. This policy
permits some flexibility to allow a loss where there are exceptional justifications;
for example loss of a dwelling to alternative residential uses such as a care
home or student accommodation. Community uses such as a conversion to

a children’s nursery or a small dentist practice, as well as small home-grown
enterprises, also has potential to be converted back to a dwelling again.

The priority for any loss of dwellings should be to replace with new residential
(for example improved quality of accommodation, or greater number of units),
followed by alternative residential uses, followed by community uses. Only if not
possible would other options be justifiable in the context of loss of homes.

Alongside trying to maximise delivery of new homes, it is also important to
protect the existing housing stock, if Oxford is to address its housing need.
Continuing this long-standing policy approach to resist the net loss of self-
contained homes in Oxford and will help to protect the existing stock.

This policy allows some flexibility to introduce small-scale community uses such
as childcare provision and small shops, as long as the remaining residential
accommodation is of a size which provides good quality residential amenity.

With such a high need for housing it is unlikely that any alternative use could
justify loss of homes unless the residential units were of substandard quality.
Even then the priority is likely to be to replace with new residential.

3.52

Houses in Multiple Occupation play an increasingly important role in

meeting housing needs for Oxford residents. Traditionally they have helped
to meet student housing needs, but increasingly they are being occupied
by young professionals for whom private rental of individual homes or
home ownership is unaffordable. If numbers are restricted then this cuts
off an important supply of accommodation options for people, and either
increases the number of people on the housing register or force more
people to move outside of Oxford to find more affordable housing options.
However, it is also important to consider how to manage the impact HMOs
might have on communities, and to ensure HMOs are decent places to live.

www.oxford.gov.uk
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Opt 19: Houses in Multiple Occupation (HMOs)

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination
of A + B): Allow new purpose-built
HMOs in appropriate locations,
including employer-provided or staff
accommodation.

B) Preferred option (Combination of
A + B): Control how and where new
HMOs are allowed by setting criteria
to control how they are provided and
managed and by restricting HMO
numbers where there is already a high
concentration of existing HMOs.

Purpose-built HMOs could help to reduce some of the potential management
issues or neighbourly conflicts, because issues like car and cycle parking and bin
storage would be fully addressed at the planning application stage and properly
integrated into the design rather than existing buildings having to be adapted or
retrofitted.

Purpose-built HMOs in appropriate locations could also help to provide staff
accommodation for key employers which have highlighted the issues with
recruitment and retention resulting from affordability issues, for example nursing
accommodation.

Previously the city council has not been supportive of purpose-build HMOs
favouring self-contained homes, however the unaffordability of homes in Oxford
is now at such a level where self-contained homes on the private market are
now out of reach of many people.

It is less likely that purpose-built HMOs could be converted to single dwelling
houses in the same way as traditional HMOs can be relatively easily.

This option would slow down the increase in current hotspot’ areas, such as

in East Oxford, and encourage development of new HMOs to be spread across
more areas of Oxford. This could take a very similar approach as the existing
policy of preventing further ‘over-concentration’ of HMOs in areas where there
are already significant numbers, which is usually based on no more than 20% of
buildings in HMO use within a 200m length of street. This is also likely to result
in continued conversion of family-sized homes to HMOs. Using tools other than

the planning system (e.g. City Council licensing for HMOs) to manage HMOs
would ensure they are safe and well managed. Planning policies can also ensure
that adequate provision is made to address refuse storage/collection, and cycle
and car parking, to avoid undue negative impacts on communities.

This option would potentially exacerbate the potential undesirable impacts on
neighbours of HMOs, such as parking. This is also likely to result in continued
conversion of larger family-sized homes to HMOs.

C) Rejected Option: Do not restrict
numbers of new HMOs or introduce
criteria to manage how they are
provided.

Providing accommodation for university students and
other specialist housing needs

National Planning Policy says:

3.53  The NPPF says that local authorities should consider development needs
other than simply housing and employment. It states that local planning
authorities should ‘plan for a mix of housing based on current and future
demographic trends, market trends and the needs of different groups in
the community’ (paragraph 50). The Planning Practice Guidance builds
on this stating that: ‘Local planning authorities should plan for sufficient
student accommodation whether it consists of communal halls of residence
or self-contained dwellings, and whether or not it is on campus... Plan
makers are encouraged to consider options which would support both
the needs of the student population as well as local residents before
imposing caps or restrictions on students living outside of university-
provided accommodation.” However, national planning policy does not say
that all students are required to be provided for in purpose-built student
accommodation.
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The Oxford story — background evidence and the Sustainability Appraisal:

3.54

3.55

3.56

3.57

3.58

3.59

The Cambridge Centre for Housing and Planning Research was
commissioned by the City Council to look at demand and supply of student
accommodation. The study includes a baseline analysis of the current
structure of the student population, its current accommodation, and the
future plans of the different educational institutions.

The study found that almost three quarters of University of Oxford students
(14371) and just over half of Oxford Brookes students (5131) live in
university/college maintained student accommodation or private halls. Just
under half of Oxford Brookes University’s students live in shared houses
(4055, 3532 of which are undergraduates). 29% (4333) of the University
of Oxford’s students live in shared houses, 1585 of these students are
undergraduates and 2748 are postgraduates.

The study looked at expected growth of the two universities, and this is
anticipated to be between 1% and 2% per annum at Oxford Brookes,
and at the University of Oxford: half to 1% per annum for undergrads
and 2% for postgrads. If all students at the two Universities to 2026
were to be accommodated in purpose built student accommodation, this
would require 13,467 student additional rooms. If no additional purpose
built student accommodation is available to meet future growth, then by
2026 it is estimated that 754 additional existing houses would have to be
converted into shared student accommodation to meet demand.

The study also found that 37% of all students in Oxford are at the various
non-university institutions. The institutions that responded to the survey
(55% of identified institutions) gave their maximum likely number of
students they have on courses at any one time. This added up to 20,892
students, although not all these students will be in the city at the same
time. It is estimated that around 11,500 students are on courses that last
at least one academic year. It is estimated that about 5,586 students of
other educational institutions require accommodation of some form. Of
the institutions that responded to the survey, 6 were found to own or long-
term lease purpose-built accommodation, with a total number of rooms
of 530. A further 1,504 rooms in purpose-built student accommodation
are short-leased to these institutions. This includes the use of University
accommodation for summer school students during the holidays. Several
institutions had plans to increase provision of purpose-built student
accommodation. While some of this is off-site accommodation, much of it
is within the institutions’ main academic sites.

Another form of specialist housing is older person’s accommodation. In
2016 the City Council undertook a review of older person’s accommodation
in Oxford. The review considered the current provision of sheltered and
other housing options for older people aged 55+ in Oxford, alongside the
competing needs. It found that there is a total of 1,483 units in the city;
this is made up of 382 units of Category 1 (age 55+) accommodation; 877
units of Category 2 (sheltered) accommodation and 224 units in Extra Care
schemes.

The review found that there is a range of sheltered and general needs
accommodation provided in the city. It found that the demand and take-up
appears to be relatively low, and the waiting list for extra care schemes is
relatively short. The review states: “it would appear that the current level
of supply in Oxford is generally meeting the current level of demand for
this type of accommodation (that is extra care).” One recommendation of
the review was that, given the rising life expectancy and quality of health
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3.60

3.61

in older age groups, that the City Council should focus on accommodating
provision of older people aged 75+ and those with significant health
needs. This may require the allocations scheme to give preference to those
over 75 instead of 55 or 60.

ORS were jointly commissioned to carry out the Cherwell, Oxford
City, South Oxfordshire and Vale of White Horse Gypsy, Traveller and
Travelling Showpeople Accommodation Assessment 2017. This assesses
current and future needs for Gypsy, Traveller and Travelling Showpeople
accommodation in Cherwell, South Oxfordshire, Vale of White Horse and
Oxford City. This used a combination of desk-based research, stakeholder
interviews and engagement with members of the travelling community.
Because Oxford has no existing sites, there are therefore no waiting lists
that can be used to demonstrate demand. Demand can also be measured
by assessing whether there are members of the travelling community living
in bricks and mortar. There was found to be one travelling household in
bricks and mortar in Oxford, but they were considered to be having their
needs met. The conclusion is that there is no current or forecast need for
sites in Oxford.

The SA identifies a range of potential positive benefits related to the policy
approaches on student accommodation and other specialist housing
needs. Making specific policy provision for such needs will help with the
sustainability objectives on vibrant communities, housing and education
in particular. Focussing the provision of student accommodation to those
on courses of a year or more would give access to Oxford’s limited student
housing supply to those receiving the greatest and longest term educational
benefit; and prioritising students of the two universities would assist with
the economic aims of the plan in supporting the universities.

Responses to first steps consultation:

3.62

3.64

Whilst it was broadly agreed that provision of new student halls can help
to reduce pressure on the housing market, many respondents considered
that there was already enough student accommodation and thought that
housing for the elderly and for hospital staff should be a greater priority.

There was strong support for prioritising new student accommodation
for the two Universities only, although also some objections. Top floors
of science parks and out-of-town campuses were mentioned as potential
locations for student accommodation.

Potential policy responses:

3.65

3.66

Student accommodation

Demand for student accommodation places pressure on the local housing
stock, both from students accommodated directly in private rented
housing, and also from student accommodation being developed on sites
that may equally be suitable for other types of housing. High proportions
of students may also result in perceived or actual harmful impacts on
communities accommodating those students. Furthermore, the large
numbers of foreign language students accommodated in the city during
the spring and summer can impact on public transport and the city centre
environment.

It seems appropriate that student accommodation should continue to be
provided. However, aiming to accommodate all students in purpose-built
student accommodation would conflict with the overall strategy and vision
for Oxford, which is to balance different needs and particularly to maximise
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provision of general and affordable housing. Student housing that is either
on an existing institution’s site or tied to a higher or further education
institution will help to support the Universities, while also balancing needs.

3.67

The accommodation needs of undergraduates, postgraduates and staff

and those on work placements are all different and should be addressed

individually.

Opt 20: Linking the delivery of new University academic facilities to the delivery of University

provided residential accommodation

www.oxford.gov.uk

Policy approach

Consequences of approach/discussion

A) Preferred option: Linking new

or redeveloped university academic
accommodation to the delivery of
associated residential accommodation
will support those institutions in
meeting their own accommodation
needs by demonstrating that they have
fewer than a set number of full-time
taught degree students living outside

of university provided accommodation
(excluding students studying and
working on placements, such as
teaching and nursing students and post-
graduates on research-based courses).
Set the threshold based on existing
numbers, potentially reducing across the
Plan period and varying between each
university.

B) Alternative Option: Continue to
restrict new or redeveloped university
academic accommodation unless the
university in question can demonstrate
that it has fewer than 3000 full-time
students living outside of University
provided accommodation.

C) Alternative Option: Continue with
the existing policy approach but increase
the threshold for Oxford Brookes for

a set period of time to reflect current
pressures. This approach would apply

to all full-time students living in Oxford,
so it would include teachers and nurses
(unlike option a).

The threshold would be set to reflect a 2016 base of existing numbers of the
types of students the policy would apply to who are living out currently, so
start at around 1500 University of Oxford full-time undergraduate and taught
course post-graduate degree students and 3500 Oxford Brookes full-time
undergraduate and taught course post-graduate degree students. The policy
would link to the provision of new University residential accommodation and
could include a threshold that reduces over the plan period.

Students on full-time taught courses at the two universities are likely to have
similar accommodation needs, and similar impacts on the general housing
market and on communities Part-time students, students who are also training
on work-placements such as teaching and nursing students, and students on
research-based post-graduate courses who are also teaching are often playing
a more active role in the city. They are also likely to have housing requirements
that often will not be met by traditional university-provided accommodation, for
example if they have a family or already live in the city. Amending the threshold,
and the types of students included in the threshold, and tying new academic
growth plan to the associated provision of University provided residential
accommodation (to meet University and college needs) will better reflect the
current needs of universities and students, and manage the impacts on the
housing market. It is not the intention of the policy to prevent growth of the two
universities, but to ensure it attempts to meet needs for student accommodation
that its proposals create. Therefore, a policy based on realistic targets is a
sensible approach.

The 3000 figure has been in policy for many years. The figure was designed to
be an achievable target based on numbers of students living out at the time of
the previous (2001-2016) Local Plan and Core Strategy. The number still broadly
reflects numbers of students living out, which perhaps suggests the policy

has been successful in ensuring stability. However, the policy does not reflect
changes that have happened at each of the universities over recent years. There
are now a broader range of students, with more part-time students, more post-
graduate students, many of whom are also paid for teaching or research, and
more students who spend time working out in hospitals for example. Many of
these students will have different accommodation needs to full-time students on
taught courses. Also, their impact on the community is different. Therefore, the
policy approach should be altered to better reflect this.

Oxford Brookes has recently increased its nursing students and has aspirations
to increase their numbers further. Option A would exclude them from this policy
restriction. This option would include them in the policy restriction, but the
threshold would be increased from the current 3000 level in order to reflect
Oxford Brookes's current position. It would then be lowered over time, to give
the University the opportunity to provide for these additional students. This
approach acknowledges that student nurses and teachers and others still have
an impact on the housing market in the city, and puts the onus on the University
to provide for them. It would reduce any current restrictions on them growing
and improving their academic facilities, which may have some benefits to the
economic and knowledge function of the city. However, this approach does not
reflect well the current needs of universities and the changing nature of students
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D) Alternative Option: Continue
with the existing approach but lower
the threshold, for example so that 2000
students can live outside of university
provided accommodation.

E) Alternative Option: Do not include
a policy restricting new or redeveloped
academic facilities if there are more
than a certain number of students

living outside of university provided
accommodation.

and their needs. It does not account for the fact that vocational students are
often playing a more active role in the city and also have housing requirements
that may not be met by traditional university-provided accommodation, for
example if they have a family, if they already live in the city and if they will be
spending time on placements.

Reducing the threshold in a sudden policy change could be difficult for both
universities to achieve, particularly Oxford Brookes. This would prevent Oxford
Brookes from undertaking its planned improvements to its academic facilities,
which are likely to be of benefit to the knowledge economy of the city. The
provision of significantly more student housing that would be required in the
short-term, before academic improvements could take place, would mean that
sites would need to be made available for student accommodation, rather than
for other uses such including general housing. The benefits in reducing students
living out are likely to be outweighed by the negatives. Furthermore, there is no
guarantee that there would be interest in a short-term growth in student halls
places from students. This approach also does not alter the types of students
included in the calculation, so does not reflect the changing needs of the
universities.

This option could allow expansion of the knowledge economy and provide more
graduates to contribute to Oxford's workforce. However, it is likely to lead to
more students living in private market dwellings, which will affect affordability
and availability of general housing, with knock-on effects for businesses. It could
also over-stretch transport provision and other services, as students will be less
concentrated in particular locations.

Opt 21: New student accommodation

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination
of A + E): Focus development of new
student accommodation only on
allocated sites, existing campuses, in
district centres and the city centre. (Sites
will only be allocated for this use if they
are considered to be in locations as
listed, or on radial routes).

B) Alternative Option: Continue with
existing policy to allow new student
accommodation only on allocated sites,
existing campuses, radial routes, in
district centres and the city centre.

C) Alternative Option: Relax
restrictions on the location of student
accommodation by allowing new
student accommodation in all locations.

D) Alternative Option: Do not allow
new student accommodation (purpose
built or conversions).

E) Preferred option (Combination
of A + E): Ensure new speculatively
built student accommodation is tied to

www.oxford.gov.uk/localplan

This would concentrate new purpose built student accommodation in specific
areas, outside of existing communities and close to the academic facilities the
students will need to access. Student accommodation is usually located on sites
that would otherwise be suitable for housing; given the need to find more sites
for housing in the city, limiting the sites for student accommodation would
enable more sites to come forward for housing. However, this option may limit
the potential for more students to be housed in purpose built accommodation.

This would ensure students are located near or in easy reach of facilities.

It focuses purpose-built student accommodation in certain areas, helping

to protect communities. This option reduces conflict between student
accommodation and general residential use on sites. However it would enable
more sites to come forward for student accommodation than the Preferred
Option.

This would mean student accommodation could be provided away from day-
to-day services students need, increasing pressure on the transport system. It
will also increase competition on sites between student accommodation and
general housing. While delivery of student accommodation can release rented
accommodation for housing, if it is allowed across the city it could affect delivery
of general housing, and affect the make-up of existing communities.

This option would mean students have to meet their housing needs in the
private market, which would increase competition and therefore affect
affordability. It would be likely to cause an intrusion of substantial numbers

of students into residential communities, which will compromise their
distinctiveness and promote animosity.

The University of Oxford and Oxford Brookes University are vital to the economic
success of the city and as such the Local Plan sets a clear policy priority on
supporting those two institutions. The student background study has shown that




students of the University of Oxford and
Oxford Brookes University only.

F) Alternative Option: Continue

with the existing policy approach to
restrict new purpose built student
accommodation to those on courses of a
year or more.

G) Rejected Option: Do not have
restrictions on the occupiers of new
student accommodation allowing
students of the universities as well
as language schools and university
preparation colleges to occupy the
accommodation.

there is already significant amount of purpose built student accommodation
occupied by students at educational institutions other than the universities. This
compromises the ability of the universities to house their students, and leads to
greater competition in the general housing market. This policy would be worded
to ensure that new student accommodation (including that built by private
speculative providers) would be limited in occupancy to one or both of the two
universities.

This option links directly to the option (in the economy chapter) to restrict the
expansion of existing private colleges and language schools. This does restrict
some institutions, but other forms of accommodation such as homestay or use of
university accommodation outside of term time will be available. Restriction of
institutions which are often less well-established in the city is not necessarily a
negative in a city with so many competing demands.

This option could be seen as more equitable than the preferred option, as it
allows greater access to purpose built student accommodation for students
from a wider range of academic institutions. However, in a city such as Oxford
where land is such a scarce resource with so many competing demands,
decisions must be made about how to balance and prioritise these competing
demands. The universities are essential to Oxford and to its economy. They do
have an impact on the housing market. Of the institutions that responded to
survey, 6 were found to own or long-term lease purpose-built accommodation,
with a total number of rooms of 530. A further 1,504 rooms in purpose-

built student accommodation are short-leased to these institutions. If their
academic expansion is to be restricted unless they can provide enough student
accommodation then it is sensible that new purpose-built accommodation is
available solely to the two universities. Other students will still be able to study
in Oxford, using homestays and existing accommodation and accommodation
on institutions’ existing sites, but their competition with other demands on land
and housing will be minimised.

This policy could support a wide range of institutions in Oxford. However, it
would lead to very significant competition for speculatively built new student
accommodation. It would severely limit the potential for the universities to
house more students in this kind of accommodation. In a city such as Oxford
where land is such a limited resource this will have negative impacts on
availability and affordability of housing for the general population. Because
of their economic importance to Oxford and the value of their human capital
to Oxford, and because of the other potential ways to house students at
other educational establishments (in the family home, in homestays, in
accommodation on institutions’ own sites etc.) the needs of the two universities
should be prioritised over other educational establishments in this plan.

3.68

Other specialist housing needs

Travelling communities, older people and boat dwellers may all have
particular accommodation needs and should be considered. Options
for providing for these groups are explored in this section. Options for
accessible and adaptable homes may also be relevant to these groups and
these are explored in the section below: Ensuring a Good Quality Living

Environment.

Opt 22: Older persons accommodation

Policy approach

Consequences of approach/discussion

A) Preferred option: Include a policy
that is generally supportive of older
persons accommodation integrated as
part of developing mixed and balanced
communities.

Although Oxford has generally a younger than average population, there is still
expected to be a growth in the elderly population, with the largest growth in
the 75+ age range. Oxford is already well provided for in terms of extra-care
housing, and it is not anticipated there will be an additional need for sites.
However, there are many types of older persons accommodation. Providing
suitable facilities that could encourage people to downsize, as part of mixed
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B) Alternative Option: Require older
persons accommodation on particular
sites if need has been identified for
provision on that site.

C) Rejected Option: Require

a proportion of older persons
accommodation on all sites over a
certain size.

D) Rejected Option: Do not include a
policy on older persons accommodation.

and balanced communities could be of benefit to the housing market overall.
The risk would be if elderly persons accommodation was to be provided to an
extent it is completely at the exclusion of general market housing. Older persons
accommodation would be required to comply with the affordable housing
policies in the Plan.

At present no site in Oxford has been suggested as having a need for older
persons accommodation that would require a specific site allocation policy.

Given the lack of current and projected need in Oxford, especially if measures
are taken to manage demand such as changing the allocations policy to give
preference to those over 75 instead of 55, this approach seems unnecessarily
onerous and of limited benefit and could sterilise a part of a site.

Older persons accommodation is expected to become increasingly important
with the growth in numbers of older people expected in Oxford, especially those
75+ (even if the proportion is not expected to grow as much as most other
areas). There is therefore likely to be demand for older persons accommodation,
even if it is private provision, rather than sheltered and extra care facilities. This
accommodation could bring potential benefits to people’s health and wellbeing,
as well as freeing up other housing stock. Therefore, it seems sensible to include
a policy relating to this issue.

Opt 23: Accommodation for travelling communities

Policy approach

Consequences of approach/discussion

A) Preferred option: Seek to meet
identified need by working with
adjoining areas. Allocate any suitable
sites identified and set out criteria of
suitability.

B) Alternative Option: Do not include
a policy on travelling communities.

This approach is NPPF compliant and attempts to identify needs, address

any needs in the most appropriate way and also to ensure any proposals are
assessed for suitability. A joint study with other Oxfordshire districts has been
undertaken, and this has suggested no needs for any sites in Oxford. However,
it is considered that criteria for assessing suitability of sites for travelling
communities could usefully be included in the Local Plan, in case any sites are
proposed during the Plan period.

This means that needs might not be addressed, and also increases the risk of
unallocated sites coming forward in unsuitable locations.

Opt 24: Homes for Boat Dwellers

Policy approach

Consequences of approach/discussion

A) Preferred option: Assess need for
residential boat moorings and include

a criteria based policy for determining
planning applications for residential
moorings, covering access for emergency
services and an assessment of the
availability and distance between
facilities.

B) Alternative Option: Seek to
meet need for residential moorings by
allocating sites.

www.oxford.gov.uk/localplan

The Gypsy, Traveller and Travelling Showpeople Accommodation Assessment
2017 will be updated to assess the need for residential moorings. However, it
is not expected that, if a need is identified, it will be possible to fully meet that
need because of limited capacity. The proposed approach ensures that where
proposals come forward they can be properly assessed. Other issues that will
need to be considered in addition to the need for moorings are an assessment
of the availability and distance between facilities such as water taps, rubbish
disposal, chemical toilet disposal and fuel pumps; and access to ‘off-side’
moorings — i.e. those not on a tow path.

Further clarity is expected from the Government on the definition of ‘boat
dwellers” and "houseboats’ that should be included in any assessment of gypsy
and traveller needs; until that is released, boat dwellers are not included in the
assessment. If need is assessed once there is clarity on the definition, it still
cannot be assumed that all need can be met through the provision of permanent
moorings as many boat dwellers do not seek permanent moorings and navigate
waterways on a permanent basis. Furthermore, most areas in Oxford with
potential for residential moorings already have moorings, so the potential for
further sites is limited.
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would result in a lack of clarity and consistency of approach. E COUNCIL
Ensuring a good quality living environment
National Planning Policy says:
3.69 The NPPF is clear that local planning authorities should promote and
demand high quality and inclusive design in all developments, including New homes
individual buildings and public and private space (paragraph 58). Planning
policies and decisions should aim to ensure that developments will add should be of
to the overall quality of the area, not just for the short term but over the an adequate
lifetime of the development. Policies should optimise the potential of the .
site to accommodate development, create and sustain an appropriate mix size and
of uses (including incorporation of green and other public space as part of Iayout SO
developments) (paragraph 58). Older people and people with disabilities
are also identified as some of the groups that have specific housing needs that they are
that should be planned for (paragraph 50). high quality,
3.70 The government introduced a new set of optional technical housing functional
standards in March 2015, which can be adopted as policy within the local
plan. These include standards for indoor space, and for accessibility and and meet the
The Oxford story — background evidence and the Sustainability Appraisal: wide range
3.71  Oxford has a huge housing need, and a shortage of available land on of people'"

which to build new homes. New homes should be of an adequate size
and layout so that they are high quality, functional and meet the needs of
a wide range of people, and take in to account how those needs might
change over time. This should apply to development at all scales, from
large strategic sites down to infill development, which represents an
important contribution to meeting Oxford’s housing need. On any scale of
development, ensuring housing is built with adequate privacy, daylight and
space (internal and external) helps to ensure the wellbeing of residents.

3.72 ltisimportant to consider the demands and requirements people will have
from their homes, and how these will change over the plan period. In
particular, addressing how homes can be made adaptable to the changing
needs of their inhabitants will be an important consideration. These
changes include adaptations in the size and composition of households,
the potential for adult children and older parents moving back in to the
family home, and an ageing population.

3.73 In 2013, the City Council adopted the Sites and Housing Plan. This
included policy HP12 — Indoor Space, which set minimum standards for
the internal space required in new flats and houses. With the introduction
of the new optional technical standards in March 2015, where a Local Plan
already included internal space standards, these were to be interpreted
by reference to the equivalent new national technical standard; local
authorities could only require compliance with the new standard where
there was an existing space standard policy. The new nationally described
space standard was adopted and guidance for applying them was set out
in Planning Technical Advice Note: 1A — Space Standards for Residential
Development (2016).

Odtord

53
Local Plan 2036

Preferred Options Document




54

3.74

3.75

Oxford City Council's Review of Older Persons Accommodation (2016)
identifies that there is good range of sheltered and designated 55+
accommodation in Oxford, and even potentially an over-provision.
However, there is a recognised demand for housing that enables older
people to maintain their independence for longer, so building homes that
have the potential to be adapted into accessible homes will help to meet
this demand. In addition, there are around 18,000 people (12.4% of the
population) in Oxford with long a term health problem or disability. Some
of those will need specialist adaptations to their homes, so providing
housing that is adaptable will play an important role in ensuring that these
people have an adequate choice of homes available to them.

The SA highlighted how including a suite of policies on living standards
(including space standards, privacy and accessibility for example) would
have significant positive impacts on a number of sustainability objectives
including housing, vibrant communities, Human health and poverty, social
exclusion and inequality. The SA identified potential risks that could result
from relying on national policies alone and on not embedding the optional
national housing standards in the Local Plan.

Responses to first steps consultation:

3.76

Concerns that emerged from the first steps consultation refer to the
importance of properly considered waste management; the importance
of the size and type of amenity space provided in new developments; and
the standards of size and layout for housing. There were comments on the
importance, particularly to families, of green spaces within developments,
and that the functionality of amenity space is an essential consideration.
Whilst some respondents remarked that houses were being built too
small, others commented that design and space standards should be more
flexible and a number suggested innovative housing options should be
considered, including ‘capsule’ apartment blocks or dormitories for young
professionals and short-term visitors, shared building and smaller units.

Potential policy responses:

3.77

Standards for housing and amenity space — quality living accommodation
Quantity must be balanced with quality, and the need to deliver homes
must not result in poor quality homes that do not provide adequate living
conditions. Indeed the pressure to delivery more homes in a way that makes
efficient use of land, means that policy standards to ensure decent living
spaces will be particularly important. In order for the delivery of homes to
meet the national aim of sustainable development, these homes must be
built and designed in such a way that they remain useful for a significant
period of time; they must be adaptable to the changing requirements
and demographic of residents, and not become obsolete. Policies need to
ensure that these high standards of living environment and adaptability are
delivered, whilst also providing scope for innovative design and solutions.

Opt 25: Privacy and daylight

Quantity must
be balanced
with quality,

and the need
to deliver
homes must
not result in
poor quality
homes...

Policy approach Consequences of approach/discussion

A) Preferred option: Continue with
current policy to ensure new residential
development provides good privacy and
daylight for the occupants of existing
and new homes, setting out the factors
that will be considered and including the

www.oxford.gov.uk/localplan

This would ensure new development provides adequate daylight and privacy,
and does not reduce privacy and daylight in existing development to an
unacceptable level. Including the 45 degree guidelines give developers a clear
method of assessing this, and set out a transparent approach, but will also leave
scope for developers to use other methods to demonstrate that dwellings will
receive adequate daylight. The policy could address privacy issues that might

45 degree guidelines. emerge in the context of mixed use development.




B) Alternative Option: Continue to
require reasonable privacy and daylight,
but do not include the 45 degree
guidelines or list other details in the
criteria.

C) Rejected Option: Do not include a
policy on privacy and daylight.

This could ensure that new development provides adequate daylight and
privacy, and does not reduce daylight and privacy in existing development to
an unacceptable level. The 45 degree guidelines are well-established; removing
them would reduce transparency, and would remove a tool that is useful in
assessing daylight.

Having no policy means there is more flexibility for design to reflect location
and other factors, but this could lead to new development that does not have
sufficient daylight or privacy for its occupants, or reduces daylight or privacy to
surrounding houses to an unacceptable level.

Opt 26: Housing internal space standards

Policy approach

Consequences of approach/discussion

A) Preferred option: Use the
nationally described space standards as
the basis for a policy.

B) Alternative Option: Do not include
a policy on internal space standards.

The government introduced a nationally described space standard in March
2015. The nationally described space standard replaces existing spaces
standards used by local authorities; local authorities now have the option to
adopt the nationally described space standards, or have no space standard at
all. The space standard can only be applied where there is a local plan policy
based on evidenced local need and where the viability of development is not
compromised.

In summary, the minimum standards include (among others):

e 1 bedroom flat: 39m? (single bedspace/person) and 50m? for a 2
bedspace,one bedroom home

e 2 bedroom (2 storey) home: 58m? (70m? (3 bed spaces) and 79m? (4 bed
spaces)

e 3 bedroom flat: 74m? (4 bed spaces) and 95m? (6 bed spaces).

This should ensure that new developments are designed and built to provide
adequate space for occupants. It will be important to ensure that designs
maximise the useable space within housing, through functional layout, and
provide scope to adapt and modify housing to meet future requirements. The
demand for housing in Oxford means that a proportion of larger and family
homes will be provided in the form of flats or apartments; ensuring adequate
space and quality environments will play a crucial role in changing the
perception of apartments and their suitability as family homes.

England currently builds the smallest houses in Europe, on average. Existing
policies in Oxford are on the whole less generous than the new national
standards (however the Oxford standards are more simple than the new national
standards). The increasing pressure to deliver homes, especially in Oxford, where
there is a great deal of pressure on a small amount of available land may be
justification to consider properties that are less generous than the national
space standards. However this could result in housing that is unacceptable in
terms of internal space and doesn't offer occupiers the appropriate level of
space.

Opt 27: Outdoor space standards

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination of
A + B): Require a certain size of outdoor
amenity space, and specify requirements
for quality in new developments.

This would ensure that outdoor amenity space provided as part of new
development was useable and pleasant for the residents. It would be

an enhancement to the development, and to the area surrounding the
development. It would provide benefit to health and wellbeing of residents.
Specifying quality requirements could deliver the greatest resilience to climate
change, and minimise flood risk through increased surface water run-off,

if requirements specify permeable surfaces and resilient species of tree, for
example. This could have benefit to biodiversity. The quality requirements could
be specified in the ‘Landscape associated with building" policy in ‘Creating
quality new development'.
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B) Preferred option (Combination This could enable more useable outdoor amenity space to be delivered. A larger,

of A + B): Allow part of the required shared outdoor space with high quality landscaping, and which receives direct
outdoor amenity space in new sunlight, may be more useful and beneficial than a small, private balcony, for
developments to be met through example. A possible approach could be for this to be combined with option a:
provision of shared amenity space. shared space could meet the requirement for smaller dwellings, while private

outdoor amenity space could be a requirement for dwellings over a certain size.
Providing private outdoor space may be more important for larger family units,
whilst shared space may by suitable for 1-bed units.
C) Rejected Option: Do not include a This could result in new development being delivered which does not contain
policy requiring outdoor amenity space any outdoor amenity space, which would have a negative impact on flooding,
in new developments. biodiversity and the health and wellbeing of residents.

Opt 28: Accessible and adaptable homes

Policy approach Consequences of approach/discussion

A) Preferred option: Have a policy The government introduced an optional Building Regulation requirement in

to implement the “optional technical ‘Approved Document M: access to and use of buildings’ in March. Previously,
standards” on accessible homes the Lifetime Homes Standard could be adopted into policy through Local Plans.
available through Building Control. This standard has now been replaced by the optional building regulation; local

authorities can adopt a policy to provide enhanced accessibility or adaptability
through Requirement M4 (2) Accessible and adaptable dwellings and/or M4 (3)
Wheelchair user dwellings. The optional requlations can only be applied where
there is a local plan policy based on evidenced local need and where the viability
of development is not compromised.

In summary the M4 (2) Accessible and adaptable dwellings requirements
includes the following:

e Level access (including to outdoor space)

e Ground floor WC (with potential for shower)

* Features for future adaptation

* Wall mounted sockets and switches at above a specified height

¢ Doorways and corridors of a specified width to accommodate wheelchairs

The M4 (3) Wheelchair user dwellings requirements includes the following:

o Level access (including to outdoor space)

* Ground floor WC

» Doorways and corridors of a specified width to accommodate wheelchairs

o Wheelchair storage and transfer space

e Lift (or space allocated for potential for lift)

¢ Kitchen layout to accommodate wheelchair user

o At least 1 double bedroom on ground floor close to WC, with turning space,
ceiling height to accommodate potential hoist

o Accessible bathroom

e Wall mounted sockets and switches at above a specified height

While the Scoping Report suggests there is good provision of sheltered
accommodation for older people, there is not a great deal of choice or flexibility
for residents who require accessible housing but who live independently,
particularly in the private market. Ensuring that new housing is designed in such
a way that it can be adapted to be made accessible will help to provide this
choice and flexibility. It will also address the changing requirements of residents
over the plan period, as it is projected that Oxford will have a greater proportion
of older residents making up its population, and providing opportunities for
residents to maintain their independence is very important and can considerably
alleviate pressure on health and social care. Ensuring all new homes are
adaptable is also a more efficient use of resources, and more sustainable, as a
home that is adaptable will have a longer functional life.

B) Alternative Option: Do not include | This could result in homes being built that are not sufficiently adaptable to the

a policy on accessible and adaptable changing requirements of residents. This would be an unsustainable approach

homes. to building new homes, as they would not be suitable for their residents as their
needs change.
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environment
4.1 Objectives
e To achieve improved air quality and high levels of energy efficiency,
renewable energy provision and Water. conservation, maximising - * -
Oxford’s potential in low carbon technologies

* To ensure efficient use of land by seeking opportunities for facilities to
be multi-functional, and by maximising efficient use of scarce land

* To manage water flow and to help protect people and their property
from the impacts of flooding

* To achieve significant progress towards its net zero greenhouse gas
emissions aspiration across Oxford, with the City Council leading by
example by continuing to reduce its own emissions and increase its use

of renewable energy A strong
community

Making wise use of our resources to meet Oxford's 20,
development needs in the most appropriate way

National Planning Policy says:

4.2 The National Planning Policy Framework (NPPF) states that planning should
encourage the effective use of land by re using land that has been previously A healthy place
developed (brownfield land), provided that it is not of high environmental
value. The NPPF also states that LPAs can consider whether to set a locally
appropriate target for the use of PDL and also that they should set out their
own approach to housing density to reflect local circumstances (paragraph
111).

4.3 The NPPF states that government attaches great importance to Green
Belts; it also states that “local planning authorities should plan positively A centre fo!
to enhance the beneficial use of the Green Belt, such as looking for |i
opportunities to provide access; to provide opportunities for outdoor sport godlnnovatio
and recreation; to retain and enhance landscapes, visual amenity and
biodiversity; or to improve damaged and derelict land” (paragraph 81).

Green Belt boundaries should only be altered in exceptional circumstances,
through the preparation or review of the Local Plan (paragraph 83).

4.4 Local authorities must prepare local policies designed to secure that
the development and use of land in the local planning authority’s area
contribute to the mitigation of, and adaptation to climate change (Section
19 of the Planning and Compulsory Purchase Act 2004). The NPPF
expands on this duty, stating that: “local planning authorities should adopt
proactive strategies to mitigate and adapt to climate change (In line with
the objectives and provisions of the Climate Change Act 2008) (paragraph
94)." The Planning Practice Guidance (PPG) gives examples of policies for
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4.5

mitigating climate change, they include reducing the need to travel and
sustainable travel; providing opportunities for renewable and low carbon
energy technologies; providing opportunities for decentralised energy and
heating; and promoting low carbon building design approaches.

The NPPF encourages the use of renewable and low carbon energy and

sets out the following in terms of what LPAs should do:

* Have a positive energy strategy to promote energy from renewable and
low carbon sources;

e Design their policies to maximise renewable and low carbon energy
development, while ensuring that adverse impacts are addressed
satisfactorily, including cumulative landscape and visual impacts;

e Consider identifying suitable areas for renewable and low carbon
energy sources, and supporting infrastructure, where this would help
secure the development of such sources;

e Support community led initiatives for renewable and low carbon
energy, including developments outside such areas being taken forward
through neighbourhood planning; and:

e |dentify opportunities where development can draw its energy supply
from decentralised, renewable or low carbon supply systems and from
co locating potential heat customers and suppliers (paragraph 97).

The Oxford story — background evidence and the Sustainability Appraisal:

4.6

4.7

4.8

4.9

Efficient use of land to meet Oxford’s needs

Using scarce resources efficiently is vital to ensuring Oxford’s sustainable
growth and development. Oxford is a small city with a tightly drawn
administrative boundary and a growing population. It has a total area of
about 46km?, with parts of the urban area very densely developed. The
river corridors of the Thames and Cherwell penetrate as extensive green
and blue wedges into the heart of the city. These corridors together with
their flood plains form much of the city’s 1287m? of Green Belt land.

Oxford has a good record for re-using previously developed land efficiently.
Some parts of the city, including town and district centres, are densely
populated but nonetheless have capacity to accommodate further
residential development sensitively. This approach should as it promotes
more sustainable and cohesive communities, and also has a number of
positive environmental and economic effects. However, given that previously
developed land can only meet a limited supply of Oxford’s economic and
housing needs, there is a need to look at a range of additional greenfield
sites to see if any are suitable to help meet needs.

Climate Change

The Local Plan should ensure that our fossil fuel derived energy use and CO,
emissions per capita continue to reduce. Oxford’s Sustainability Strategy,
Low Emission Strategy and forthcoming Sustainable Energy Action Plan
(SEAP) set the ambition to reduce GHG emissions across the city. Oxford’s
per capita CO, emissions were 5.9 tonnes in 2013 and are projected to
continue falling and the target to reduce the city's emissions by 40% by
2020 compared to a 2005 baseline is likely to be achieved. The Local Plan
should support actions that will support further reductions in CO, emissions
in order to achieve the 4.8 tonnes per capita emissions target required in
2030 to limit global warming to 1.5°C.

The Oxford Sustainability Index Report 2016' highlights that Oxford,
compared to other similar urban areas, performs less well in terms of locally
generated renewable energy. Of the approximately 5,500 MWh of locally
sourced renewable electricity generated each year, approximately 77%

www.oxford.gov.uk/localplan

" Oxford Sustainability Index
2016 is available at www.
oxford.gov.uk/info/20062/
carbon_reduction_and_
energy_saving/1094/oxford_
sustainability_index_2016



4.10

412

comes from photovoltaics. There remains provision within the Planning
and Energy Act 2008 for councils to continue to apply on-site renewable
energy policies within Local Plans.

In 2015 the Government introduced significant changes to energy and
sustainability standards in spatial planning. The new national technical
housing standards were introduced on 1 October 2015 through Building
Regulations. This new system will comprise additional optional Building
Regulations on water use and access. The Government's intention is that
local planning authorities should not set energy efficiency standards for
residential properties. However, renewable energy targets can still be
set. Also, the Climate Change Act is referenced in the NPPF as a relevant
consideration in decision making, meaning that planning authorities have
a duty to shape policy that reduces carbon dioxide emissions.

In 2016 a heat network feasibility study? was jointly been commissioned by
Oxford City Council and the University of Oxford with additional funding
provided by the Heat Network Delivery Unit at the Department of Energy
and Climate Change (now BEIS). The study investigated a number of heat
network options for Oxford city centre (including the science area and
wider) and the Headington area, connecting a wide range of potential
heat and power consumers and a range of baseload supply technologies.

The SA highlighted how a Green Belt review and release of some Green
Belt sites would have a potentially positive impact on several sustainability
objectives (notably housing, essential services and facilities and economy
and employment) and a potentially negative impact on others (in particular
green spaces and water and soil quality). Clearly a measured and balanced
approach will need to be taken in drafting these policies. The SA also
identified the potential positive benefits of including a suite of policies
in the Local Plan on sustainable design, carbon reduction and other
sustainable buildings issues. In contrast the SA identified potential risks
that could result from relying on national policies alone.

Responses to first steps consultation:

413

414

4.15

Use of land

It is clear from the consultation responses received that views were
mixed on the idea of a Green Belt review with the possibility of urban
extensions. The majority of respondents (282) supported the idea of urban
extensions close to Oxford. However, a significant minority of people (111
respondents) were against any development on Green Belt land. Many
respondents suggested the City Council should explore a variety of options
for increasing housing supply within the city, including removing land from
the Green Belt within Oxford, developing taller buildings in some areas,
promoting development on previously developed land and considering
developing parts of recreational areas that are of poor quality or under-
used.

The issue about allowing some poor quality/under-used green spaces to
be partly developed for housing generated a high level of responses with
views quite evenly split between those who agreed with this approach
(196 respondents) and those who were against it (168).

Climate change

Regarding on-site renewable energy generation, the majority of
respondents agreed that new developments should be required to include
renewable installations (181 out of 245 on-line responses). In addition
to generally supportive comments, there were some respondents who

Preferred Options Document O
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considered that on-site renewable energy generation can be ineffective
and the focus should be on large scale projects. A number of respondents
suggested that the focus should be on energy efficiency of new buildings,
and that any new policy requirements should take account of the energy
hierarchy (the most practical and cost effective methods to achieve low
carbon development). Thames Water recommended a policy requiring new
dwellings to incorporate water efficiency measures and a policy which
specifically addresses the need for all development to incorporate SuDS.

Potential policy responses:

4.16

Efficient use of land to meet Oxford’s needs

Because of the shortage of developable land in Oxford, it is important that
options consider the best way to use that land. Focusing development on
previously developed land can ensure efficient use of land and tends to
concentrate development in areas where it will support facilities and services
such as bus routes. Greenfield sites deliver many functions and benefits
and are highly valuable, so will generally be protected. However, policy
approaches should consider how to identify the greenfield sites with less
value that could be suitable for development. This will include Green Belt
sites. Sites in Green Belt have been identified that are of low recreational,
biodiversity and flood storage value and which have landowner interest
in developing the site. An Oxford Green Belt Study has been prepared
by Land Use Consultants, which assesses the impact that development
on these identified Green Belt sites would have on the integrity of the

remaining Green Belt.

Opt 29: Making use of previously developed land

Policy approach

Consequences of approach/discussion

A) Preferred option: Restrict
development to previously developed
land (with a special focus on developing
higher density schemes around transport
hubs such as the district centres and the
railway station) and specific greenfield
sites that have been identified as
suitable for allocation.

B) Rejected Option: Focus all

new development just on previously
developed land.

C) Rejected Option: Allow new
development on any greenfield land not
protected by other designations such as
flood plain.

This approach would deliver more residential and key essential services sites
than the other policy options. It would support resisting a piecemeal and ad hoc
approach to development. Depending on its implementation this approach may
have a number of positive effects, including social and environmental (e.g. it
should be easier for larger sites to deliver net biodiversity gain).

This approach encourages the redevelopment of underused and vacant sites.

This policy approach would significantly restrict the amount of land for
residential and other key essential services. This approach is also likely to restrict
opportunities to expand existing educational and other essential services and
facilities or to develop new ones. This approach would have a positive impact on
biodiversity and green spaces and recreational land.

This approach prioritises the delivery of new development sites for housing

and other key essential services over the reuse and intensification of existing
sites and the protection of green spaces. This approach would have negative
impacts on a number of areas, including biodiversity, climate change,
recreational opportunities and historic environment that are critical to the
sustainable development within the city. This blanket approach to allowing new
development on greenfield land would not be in compliance with the NPPF.

Opt 30: Density and efficient use of land

Policy approach

Consequences of approach/discussion

A) Preferred option: Have a policy
requiring that development proposals
make the best use of site capacity, in a
way that is compatible with both the

www.oxford.gov.uk/localplan

This option will require developers to show that opportunities for maximising
the development opportunities of the site have been explored. It would enable
applications to be refused if they do not make efficient use of land. However, it
also acknowledges that proposals should make an individual design response to




site itself and the surrounding area,
with building heights and massing at
least equivalent to the surrounding area,
and bearing in mind that larger-scale
proposals will be suitable in many
situations.

B) Alternative Option: Have minimum
housing density requirements in all
locations.

C) Rejected Option: Do not include
a policy on density and efficient use of
land but rely on national planning policy.

site specific circumstances and surroundings, and that capacity will be guided by
the appropriate use for the site.

Generally a greater intensity of development will be expected on sites with good
local facilities and public transport accessibility. This will include the district and
city centres, and also will include the main arterial routes in the city and areas
around the station, and potentially the new Cowley Branchline stops.

This option relates to the design options in the chapter on “Built environment,
heritage and creating quality new development”.

This would ensure efficient use is made of land, and maximise the potential

of new development to meet needs. However, it does not allow an individual
response to surroundings, which should be encouraged to ensure good urban
design. The suitable minimum density would be too variable depending on the
part of the city. In many cases, a density well above that set as a minimum may
be suitable, but this may not be explored if policy suggests a suitable density. In
other cases, a low density development on a small site may be the best response
to surroundings.

This option relates to the design options in the chapter on “Built environment,
heritage and creating quality new development”.

This will mean that developments of a low density could come forward which
to not take account of the scarcity of land in Oxford and the need to ensure
maximum use is made of that land.

Opt 31: Green Belt

Policy approach

Consequences of approach/discussion

A) Preferred option: Review

the Green Belt boundaries and be
predisposed to allocate Green Belt sites
within the city for housing (taking into
account other relevant considerations)
that are rated as having a ‘moderate’
and ‘low’ impact on the Green Belt, as
determined by the Green Belt Study
2016, undertaken by LUC. Do not review
the Green Belt boundary or allocate sites
where the impact would be ‘high’.

B) Alternative Option: Review

the Green Belt boundaries and be
predisposed to allocate Green Belt sites
for housing (taking into account other
relevant considerations) that are rated
as having a 'low’ impact on the Green
Belt, as determined by the Green Belt
Study.

C) Rejected Option: Review the Green
Belt boundaries and be predisposed to
allocate Green Belt sites for housing
(taking into account other relevant
considerations) that are rated as having
a 'high’, 'moderate’ and ‘low" impact

on the Green Belt, as determined by the
Green Belt Study.

This approach will mean allocating 8 sites of about 18 hectares in total where
development would have a moderate impact on the integrity of the Green Belt.
(To put this in context, there is of a total of 1,287 hectares of Green Belt within
the city. The city is 4,559.58 hectares in total). It will avoid allocating any sites
for development where the impact on the integrity of the Green Belt would

be high. It strikes a balance between protecting the integrity of the Green belt
and ensuring sites come forward to meet development needs in the city in
sustainable locations. As well as the Green belt assessment, all sites would be
appraised to ensure they are good locations for development, although generally
any site in Oxford is likely to be a sustainable location for new development. This
approach would require Green Belt boundaries to be reviewed and amended.
Site allocations policies should also mention any other potentially mitigating
measures that could minimise any harmful impact on the Green belt.

This approach will ensure very little harm to the overall integrity of the Green
Belt. However, given the need for new housing in Oxford, particularly to support
the economy and the functioning of the city, further consideration than this
should be given to potential development on sites in the Green Belt.

This approach is likely to have a significant harm to the overall integrity of the
Green Belt in Oxford. The important functions, and ultimate aim of the Green
Belt to protect Oxford's setting would be significantly harmed.
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D) Rejected Option: Do not allocate This would have no negative impact on the overall function of the Green Belt.
Green Belt sites for housing. However, it would also mean that sites where there would be only a moderate
or low impact on Green Belt, and which otherwise have minimal recreational,
biodiversity and flood storage value, would not come forward to help meet
Oxford’s significant development needs. This would mean more development
would need to be outside of the Green Belt, which could be in less sustainable
locations. Many Green Belt locations are in all other ways very sustainable
locations for new development as they are in well-connected locations on
sustainable transport networks and close to existing facilities. This approach
would not be consistent with the approach neighbouring Oxfordshire authorities
are taking to Oxford's Green Belt in their own Local Plans.

4.17 The Green Belt sites considered in the Green Belt Study that are
recommended for further consideration as development sites are shown
below (note that the Green Belt Study assesses another site, 112b-4, as
having potentially moderate impact, but that site is not recommended for
further consideration as the landowner has stated they have no intention
to develop):

o | ) pac.
fwoopeaTN colies et Map 1

© Crown Copyright and database right 2017. Ordnance Survey 100019348
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4.18

Climate change adaptation and mitigation

Given the nature of Oxford, renewable energy cannot be derived from large
installations of wind turbines or solar panels. Therefore, it is particularly
important that each development over a certain size makes a contribution.
Energy efficiency and provision of energy from on-site renewable energy
can also help to reduce fuel poverty and therefore could help address some
of the inequality seen in Oxford.

Opt 32: Energy efficient design and construction

Policy approach

Consequences of approach/discussion

A) Preferred option: Include a policy
that has specific requirements for design
and construction, including energy
performance or carbon emission target
standards that exceed current Building
Regulations. This policy would set out a
number of design principles that would
have to be considered by applicants.

B) Alternative Option: Include a
generally supportive policy on energy
efficient design and construction.

C) Rejected Option: Do not include
a policy on energy efficient design and
construction.

As a result of the Housing Standards Review and subsequent changes to the
PPG (2015) Local Authorities are no longer able to include in planning policies
local building standards relating to energy efficiency, water efficiency or
building materials. Instead, the new optional Building Regulations standards (on
accessibility, water, waste, and security) can be adopted by a Local Authority via
its Local Plan. New Local Plans can set and apply energy performance standards
for new homes that exceed current Building Regulations (2013) providing

LPAs can evidence need and viability. But Local Authorities are ‘not expected’

to require energy performance above that required by Code for Sustainable
Homes Level 4 (19% above Building Regulations 2013). If the changes to the
Planning and Energy Act are brought into effect in future, this ability may be
removed (although potentially it is more likely that targets for carbon reduction
can continue to be set through Local Plans).This policy approach would help to
respond positively to the issues of climate change, but may have some minor
adverse impacts on development viability and housing affordability.

This policy approach is likely to add weight to the overall policy direction of

the Local Plan aiming to adapt and mitigate to the impacts of climate change.
However, this policy would not respond as strongly as the previous option to
issues of climate change. This option should not have any unreasonable adverse
impacts on development viability.

The NPPF and PPG do not require Local Planning Authorities to include such
policies in their Local Plans. This policy approach would not have any adverse
impacts on development viability, but could possibly have implications on health
and wellbeing of future occupants. Absence of a specific policy would weaken
the overall policy response to climate change adaptation and mitigation.

Opt 33: Carbon reduction in non-re

sidential development (demonstrated through BREEAM)

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination
of A + B): Require non-residential
development of 1000m? or more to
demonstrate carbon reduction by
meeting BREEAM outstanding or
excellent.

B) Preferred option (Combination
of A + B): Require non-residential

This approach would introduce a simple and effective means of ensuring that
most applicable non-residential developments respond positively to climate
change. BREEAM is a widely recognised, accredited, independent method for
assessing environmental performance of non-residential buildings. The BREEAM
standard incorporates a number of climate adaptation measures helping to
ensure that new buildings are more resilient to extreme weather conditions. This
policy approach would help to contribute to a low carbon economy resulting in
new developments being more competitive and responding better to changing
economic circumstances.

BREEAM will ensure the best approach to energy efficiency and carbon
reduction, which will require attention to the energy efficiency of the materials
and construction, and at the higher levels will also require energy provision
from low-carbon sources such as on-site renewable energy generation. The
policy approach will choose a BREEAM rating to reflect this, taking into account
viability testing and other priorities.

This approach will require smaller non-residential developments than currently
to submit information relating to carbon reduction. Because of the nature of
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development of 500-1000m? to
demonstrate carbon reduction by
meeting BREEAM excellent or very good.

C) Alternative Option: Continue with
the existing approach to require 20%
of total energy demands expected from
a development to be met by renewable
energy generation.

D) Rejected Option: Do not include a
policy on BREEAM but rely on building
regulations.

development sites in Oxford, there are few larger developments, so reducing the
threshold will have a more beneficial effect. Because smaller developments will
have less scope to introduce measures to reduce carbon, the BREEAM target
suggested, and that is likely to be viable, is lower than for larger schemes. The
option will need to be subject to viability testing in conjunction with viability
testing of other policy options, before it is drafted into a policy.

This policy approach has led to on-site renewable energy installations in many
new developments. This is beneficial for carbon reduction and also reduces bills
for occupants. However, the ultimate aim of the policy approach is to reduce
carbon emissions, rather than to only achieve on-site renewable energy, so a
policy that takes a more rounded approach, rather than narrowly focusing on
renewable energy, is likely to be beneficial.

This approach would rely on the national standards and would not help in
creating a proactive strategy to mitigate and adapt to climate change. This
approach would not have any implications on financial feasibility of the schemes.

Opt 34: Carbon reduction from resi

dential development (not mutually exclusive)

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination
of A + B): Include a policy requiring

a percentage carbon reduction from
on-site renewable energy systems and
low carbon technologies from residential
development.

B) Preferred option (Combination

of A + B): Reduce the policy threshold
down from the current level of 10
dwellings for developments that will be
required to meet the carbon reduction
target, to apply to all new dwellings.
C) Alternative Option: Continue with
the existing approach to require 20%
of total energy demands expected from
a development to be met by renewable
energy generation.

D) Rejected Option: Increase the
policy threshold from 10 to 20 dwellings
for developments that will be required
to provide a percentage of renewable
energy.

www.oxford.gov.uk/localplan

This approach would help to deliver more locally deployed renewable energy
and low carbon technology, addressing the need to reduce CO, emissions and
improve air quality in Oxford. The inclusion of a minimum % target for the
reduction of carbon emissions in the Local Plan would add clarity for developers
and residents. Importantly, it could contribute to reducing poverty, as it would
reduce the cost of energy bills for residents, or allow heating to a level required
for health and wellbeing.

Currently in Oxford policy requires a 20% of total energy needs to be met by
on-site renewable energy generation. However, the ultimate aim of the policies
is to reduce carbon, so it is clearest and will have the best outcomes if the policy
requires it to be demonstrated that a percentage reduction in carbon emissions
will be achieved, rather than focusing on energy generation.

The expected carbon reduction could be stated either in policy, or in a
Supplementary Planning Document. The carbon reduction target will be set a
level that will require energy generation from low-carbon sources, such as on-
site renewables.

Most developments in Oxford are smaller developments of under 10 dwellings.
This means that few developments are required to incorporate on-site renewable
energy technologies. If the threshold were to be reduced this would have a very
positive impact on aims to reduce carbon emissions. Reducing the threshold may
have an impact on the viability of schemes; it will need to be tested for viability,
in particular to ensure it would not have a negative impact on housing delivery.
This policy approach has led to on-site renewable energy installations in many
new developments. This is beneficial for carbon reduction and also reduces bills
for occupants. However, the ultimate aim of the policy approach is to reduce
carbon emissions, rather than to only achieve on-site renewable energy, so a
policy that takes a more rounded approach, rather than narrowly focusing on
renewable energy, is likely to be beneficial.

This option will lead to fewer new residential developments being built with
renewable energy installations. It is likely that a significant proportion of housing
completions in Oxford will continue to be from smaller sites and therefore this
option could have significant implications on the overall delivery of renewable
energy capacity in the city.




E) Rejected Option: Do not include a
policy on carbon reduction or renewable
energy requirements from residential
development.

This option would rely on developers providing on-site renewable energy on a
voluntary basis rather than being required by the Local Plan standards to do so.
This approach would result in uncertainty in terms of increasing the proportion
of local energy generated from renewable and low carbon sources. The option
could contribute to increasing poverty as the cost of energy from non-renewable
sources is expected to continue to rise.

Under this option new dwellings would likely to produce more carbon emissions
and this could have a negative impact on air quality and biodiversity.

Opt 35: Sustainable Retrofitting of

Existing Buildings

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination
of A + B): Include a policy supporting
appropriate measures to sustainably
retrofit existing homes and non-
residential buildings. This could include
energy efficiency measures, such as
internal/external roof, wall or floor
insulation.

B) Preferred option (Combination of
A + B): Include a policy expecting

a) proposals for new residential
development (10 dwellings or more)
involving the refurbishment or change of
use of an existing building to achieve a
minimum ‘very good'/'excellent’ rating
of the BREEAM Domestic Refurbishment
scheme, or an equivalent rating of a
similar performance scheme;

b) proposals for new major
(1000m?/2,000m? or greater) non-
residential development, including
refurbishment and change of use will

be expected to achieve a minimum

‘very good'/‘excellent’ rating of the
BREEAM Non-Domestic Refurbishment
and Fit-Out scheme, once adopted,

or an equivalent rating of a similar
performance scheme.

In addition, a policy would encourage
whole building/deep energy retrofitting
schemes, especially at an area-wide scale.
C) Rejected Option: Include a policy
requiring proposals involving residential
and non-residential extensions to apply
energy efficient retrofitting measures to
the existing property, where practical
and feasible, having regard to other
policy requirements relevant to the
extensions.

This option would support renovation/retrofitting of the city's existing housing
stock leading to improvements in its energy efficiency and reductions in CO,
emissions.

For the most vulnerable groups, including those living in fuel poverty, the low-
energy refurbishment of homes could help significantly reducing hardship and
health problems. In addition, sustainable retrofit investment would be beneficial
to the local economy as it generates many types of jobs from high-tech to
manual.

This option would make it mandatory for any major schemes involving the
refurbishment or change of use of an existing building to achieve environmental
improvements as required by BREEAM schemes.

This policy approach would lead to more retrofitting projects across the city.
However, it should be recognised that the overwhelming proportion of CO,
emissions in the residential sector is produced by the existing housing stock,
which is both large (approx. 55,000 homes) and often relatively energy
inefficient; however continuing to reuse existing housing stock is more efficient
use of resources than it would be to replace it, even if the replacement were to
very high energy efficient standards.

This policy approach will need to be tested for viability to ensure that it did not
conflict with delivery of other aspirations.

This approach would seek to secure energy efficiency improvements to existing
buildings where an extension is proposed. Whilst this approach may seem to
offer an opportunity to secure improvements to existing buildings, there are
likely to be significant issues. This approach would involve the imposition of a
planning condition. However, it is likely that any such condition would be legally
invalid as it would not relate to the development being permitted. It would not
be possible to enforce any such condition — this would fail one of the tests for
conditions set out in Circular 11/95. The option of including a policy requiring
proposals for residential and non-residential extensions to apply energy
efficiency retrofitting measures to the existing property has therefore been
rejected.

www.oxford.gov.uk

7Ty

PN
OXFORD
CITY
COUNCIL

Preferred Options Document

Odtord

Local Plan 2036

65



D) Rejected Option: Do not include
a policy on retrofitting of existing
buildings but rely on national planning
policy and other regulatory regimes.

The absence of any specific policy on retrofitting in the Local Plan would not
prevent the Council from playing an important role in supporting low carbon
initiatives and retrofitting projects in the city. There are a number of existing
carbon reduction projects led by the Low Carbon Oxford and the OxFutures
which are, and would continue to be supported by Oxford City Council. However,
without the local plan policy explicitly supporting retrofitting of the existing
building stock there is a risk that fewer opportunities emerge for positive
synergistic effects of different carbon reduction initiatives and programmes.

Opt 36: Water efficiency (residential)

Policy approach

Consequences of approach/discussion

A) Preferred option: Introduce a
policy requiring proposals for new
residential development to meet the
Building Regulations higher optional
water efficiency requirement of 110
litres per person per day.

B) Alternative Option: Require
proposals to incorporate some water
efficiency measures, such as water-

saving devices, rainwater harvesting etc.

C) Rejected Option: Do not include a
policy on water efficiency.

In 2015, following the Housing Standards Review the Government introduced
an optional water efficiency standard of 110 litres per person per day in the
Building Regulations. This higher optional standard for water efficiency can be
applied where there is an evidence based need and local policy to support that
need.

The area of South East England in which Thames Water operates has been
classified by the Environment Agency (EA) as being under serious water stress.

The requirements can be applied through planning policy by way of condition
attached to planning consents which can be enforced through building
regulations.

This policy option apart from resulting in better water efficiency would have a
number of environmental, social and economic benefits.

From October 2015 local planning authorities are no longer able to include
technical standards in their local plans other than optional standards included
in Building Regulations or other national technical standards. National planning
practice guidance encourages local planning authorities to consider whether a
tighter water efficiency requirement for new homes is justified to help manage
demand.

This policy option apart from resulting in better water efficiency would have a
number of environmental, social and economic benefits.

This option offers no benefits to local residents and the city’s environment that
are associated with better water efficiency.

Opt 37: Community energy scheme

s, heat networks and Combined Heat and Power (CHP)

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination
of A + B): Include a policy supporting
community/local energy schemes,

heat networks and CHP (or CCHP i.e.
Combined Cooling Heat & Power) and
explaining how they could contribute to
any carbon reduction targets.

www.oxford.gov.uk/localplan

CHP is an integrated energy system that provides both electricity and heat.
Energy is generally generated from fossil fuels, particularly natural gas, but
increasingly renewable energy generation is used. CHP captures heat that

is normally wasted. Less fuel is burned to produce each unit of energy and
transmission losses are avoided. It therefore reduces emissions of carbon

and other air pollutants. This option would have a number of positive social
and environmental effects, including providing housing that is sustainably
constructed with the reduced cost of energy helping to tackle fuel poverty. This
option would contribute to improving air quality in Oxford, by reducing the use
of energy generated from non-renewable sources.

Also, the NPPF encourages local planning authorities to support opportunities
where development can draw its energy supply from decentralised, renewable or
low carbon energy supply systems and for co-locating potential heat customers
and suppliers. Any CHP used in development should comply with the Good
Quality CHP standard (CHPQA).
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The Council is working with the University of Oxford, Oxford Brookes University g CITY
and a number of industrial partners to look into heat networks and local energy =
generation across the city. The Council is currently investigating the feasibility of = | COUNCIL

distributed heat networks around the city centre University science area, Cowley
(around the MINI Plant) and the Headington hospital area.

This option responds positively to the NPPF that expects local planning
authorities to set out in their Local Plan strategic policies to deliver the provision
of energy (including heat).

The development of decentralised energy, and particularly (C)CHP distribution
networks, is strongly supported by the NPPF.

B) Preferred option (Combination of Heat networks (also known as district heating) supply heat from a central source

A + B): Require new development to to consumers, via a network of underground pipes carrying hot water. Heat
connect to a heat network if there is one | networks can cover a large area or be fairly local supplying a small cluster of
in proximity. buildings. They can be used to supply new buildings and existing buildings; a

wide mix of building types is generally desirable as this provides a diversity of
heat demands at different times of the day and year. This is likely to be attractive
to developers as it would count towards any carbon reduction target included in
policy. This option will help to support the implementation of heat networks and
ensure that their potential to lead to carbon reduction is maximised.

C) Alternative Option: Attempt The preferred option is to be generally supportive of these types of infrastructure.
to identify locations suitable for This option would mean allocating/protecting sites for the provision of these
community/local energy generation schemes. Although the Council is working with the University of Oxford, Oxford
and heat networks and require it from Brookes University and a number of industrial partners to look into heat
development on that site/in that area. networks across the city, this is work in progress and suitable locations will vary

depending on the nature of schemes proposed and also the changing nature of
the infrastructure. Therefore, this option could result in sites being proposed that
later turn out to be unfeasible, and other sites may come forward that are not
allocated anyway.

D) Rejected Option: Do not include This option would not contribute to increasing the % of energy generated from
a policy on community/local energy or renewable resources and improving air quality in Oxford. Indirectly, it is also not
CHP. contributing positively to biodiversity.
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Securing a good quality local environment

National Planning Policy says:

419

4.20

4.21

4.22

4.23

Flooding and drainage

The NPPF suggests that Local Planning Authorities should adopt proactive
strategies to mitigate and adapt to climate change, taking account of flood
risk and water supply considerations. NPPF flooding policy seeks to direct
development away from areas at highest risk, and where development
is necessary, to make it safe without increasing flooding elsewhere
(sequential and exception tests). The NPPF requires that Local Plans should
be supported by a Strategic Flood Risk Assessment and include policies to
manage flood risk from all sources (not just flooding from rivers but also
including groundwater flooding for example), taking account of advice
from the Environment Agency and other relevant flood risk management
bodies, such as Lead Local Flood Authorities (in Oxford’s case: Oxfordshire
County Council). The NPPF requires Local Planning Authorities to have
appropriate policies in place to support use of sustainable drainage systems
(paragraphs 100-103).

Health

The NPPF states that “the planning system can play an important role in
facilitating social interaction and creating health, inclusive communities”
(paragraph 69). The PPG states that: “Local planning authorities should
ensure that health and wellbeing, and health infrastructure are considered
in local plans and in planning decision making.” There is an established link
between planning and health as both the built and natural environments
are major determinants of health and wellbeing. The PPG is clear that
a wide range of planning policies have a positive impact on health and
mitigate the negative health impacts of proposed developments. Such
policy approaches include providing for healthy lifestyles, dealing with
environmental hazards and providing health infrastructure.

Air quality

Action to manage and improve air quality is largely driven by national
legislative context. The 2008 Ambient Air Quality Directive sets legally
binding limits for concentrations in outdoor air of major air pollutants that
impact public health such as particulate matter and nitrogen dioxide. The
NPPF requires that Local Plans include policies to assist in compliance with
these limits (paragraph 124). The PPG recognises that Local Plans can affect
air quality in a number of ways, including through what development is
proposed where, and the encouragement given to sustainable transport.
The PPG states that Local Plans must take into account designated air
quality management areas and their associated air quality action plans.

Noise, light pollution and nuisance

The NPPF (paragraph 123) and PPG state that planning policies should
avoid noise giving rise to significant adverse impacts on health and quality
of life as a result of new development; not place unreasonable conditions
on existing businesses because of changes in nearby land uses since they
were established; identify and protect areas of tranquillity. In terms of
lighting, the NPPG states that encouraging good design should limit the
impact of light pollution on local amenity, intrinsically dark landscapes and
nature conservation

Land contamination
The NPPF (paragraph 120) and PPG establish that Local Plans have a
role in considering contamination in several ways: that land affected by

www.oxford.gov.uk/localplan

Action to
manage and
improve air
quality is
largely driven
by national
legislative
context.



contamination should only be allocated for appropriate development;
they should have regard to possible impact of land contamination on
neighbouring areas; and be clear on the role of developers.

The Oxford story — background evidence and the Sustainability Appraisal:

4.24

4.25

4.26

4.27

4.28

Flooding and drainage

Significant areas of Oxford are at risk of flooding. Large parts of the built-
up areas in South Oxford, West Oxford and Lower Wolvercote currently
have a 1% or greater annual risk of flooding (Zone 3). In addition, large
parts of the undeveloped flood plains of the Thames and Cherwell regularly
flood. The principal source of flood risk in Oxford is from our rivers. The
most recent flood events in Oxford were in January 2014, November 2012
and July 2007 and they resulted in significant disruption. Climate change is
likely to increase the areas at risk of flooding, as well as the frequency and
severity of floods. New development has the potential to interfere with
existing drainage systems, decrease floodplain storage, reduce permeable
surface areas and increase the volume and speed of runoff through a
catchment, ultimately leading to significant changes to river catchment
characteristics and subsequently increase food risk.

A new Strategic Flood Risk Assessment Level One (December 2016)
has been carried out for Oxford as part of the Local Plan project and is
published alongside this document. The SFRA Level 1 concludes that a
considerable proportion of Oxford is at some risk from flooding; this is
predominantly fluvial flooding from the rivers but there is also some flood
risk to properties from other sources including surface water, sewer and
groundwater flooding. The SFRA suggests policies on the requirement of
Flood Risk Assessments for development proposals and in relation to the
NPPF's sequential approach. The Oxford flood alleviation scheme is going
through initial planning stages. The SFRA Level 1 notes that the Oxford
Flood Alleviation scheme will help convey water away from development
infrastructure and will reduce flooding in the areas of greatest flood risk.
The Local Plan can introduce a number of other measures that could play
an important role in reducing the risk of flooding.

Sustainable urban drainage systems (SuDS) can be used to manage surface
water flows and are an important tool in minimising flood risk. SuDS
can fulfil various other green infrastructure functions such as improving
filtration and habitat creation, helping control pollution and enhancing
biodiversity.

Air Quality

An Air Quality Management Area (AQMA) is designated where defined
air quality standards and objectives are not being met. The City Council
declared an AQMA for central Oxford in 2003. This was expanded in 2005
and following further detailed assessments of air quality, a city-wide AQMA
was declared in September 2010. The City Council produced an Air Quality
Action Plan (AQAP)’ to address the issues of the AQMA. This proposes
a range of measures that will be required to reduce emissions across
Oxford. The AQAP addresses the integrated approach to air quality and
carbon emissions by setting reduction targets for air pollution and carbon
emissions from road transport. A low emission zone was introduced in the
city centre in 2014 to encourage use of cleaner, greener vehicles.

Noise, Pollution & Nuisance

One of the key objectives of sustainable development is to minimise
pollution. This refers to minimising the harm to human health and the
environment from noise, light, vibration, effluent, fumes or odour and
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4.29

4.30

other types of pollution. The City Council will need to be satisfied that
proposals for development will not have unacceptable environmental
impacts.

Land Contamination

In 2014, the City Council produced a Land Quality Strategy“. This Strategy
seeks to ensure that Oxford’s residents and natural environment are not
exposed to unacceptable risks from land contamination and to improve
our environment for a sustainable future. It recommends that land
contamination is taken into account when developing planning policy
documents.

Oxford’s industrial history has resulted in a substantial amount of land
affected by contamination. Almost all of the major former industrial sites
have been remediated and redeveloped, such as Lucy’s in Jericho and the
former British Leyland car factory site in Cowley. However, there remain
a significant number of smaller sites that may still have the potential to
be affected by contamination. Other sources of contamination in Oxford
include former landfill sites and areas near a water source that have been
raised (potentially with contaminated materials) to avoid flooding, and
made ground. Made ground is ground made up of artificial fill. Large areas
of Oxford contain made ground at varying depths. The source of the made
ground is generally unknown and often contains contaminants of concern.

Responses to first steps consultation:

4.31

4.32

The majority of respondents on flooding commented that the Local Plan
should restrict development on floodplain and consider how development
of green spaces will affect flood risk. Some respondents suggested that
homes on stilts could be allowed on the floodplain.

Traffic pollution was viewed as the major issue affecting human health and
quality of life. The majority of respondents (162 out of 249) to the online
guestionnaire supported the idea of more restrictive emissions zones in
Oxford. Some respondents pointed out that air pollution needs to be
minimised to encourage cycling. Some commenters supported the idea of
a congestion charge. Natural England said that the Plan should address the
traffic impacts associated with new development, particularly where this
impacts on European sites and SSSls. Oxfordshire County Council endorsed
the implementation of a city centre Zero Emission Zone as a further
solution to reduce air pollution. Some stakeholders (Oxford Civic Society,
Oxford Friends of the Earth and University of Oxford) suggested that more
restrictive emissions zones should be introduced progressively. Oxford’s
two major bus operators said that the greatest short-term improvements
in air quality would be achievable through addressing tailpipe emissions
from taxis and private hire vehicles, and goods vehicles.

Potential policy responses:

4.33

Flood risk and drainage

Oxford’s location at the confluence of two rivers means that flood risk
is a significant issue. National policy requires that Strategic Flood Risk
Assessments are undertaken in order to identify the parts of Flood Zone 3
(at 1/100 risk of flooding or greater) which are functional flood plain (Flood
Zone 3b). The Local Plan should set policies relating to these Flood Risk
Zones. The need for development and the fact that Oxford is an accessible
and sustainable location means that consideration should be given to how
policies could mitigate potentially negative effects of developing in areas
at risk of flooding.

www.oxford.gov.uk/localplan

4 Land Quality Strategy is
available at /www.oxford.
gov.uk/download/downloads/
id/581/land_quality_strategy.

pdf

Traffic
pollution was
viewed as the

major issue
affecting
human health
and quality of
life.



Opt 38: Flood risk zones

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination
of A + B): Include a policy that allows
only water-compatible uses and
essential infrastructure in undeveloped
parts of flood zone 3b (the functional
floodplain), and applies the sequential
test for developments in other flood
zones (in-line with NPPF guidance).
Include a requirement to reduce or not
increase run-off.

B) Preferred option (Combination of
A + B): Allow some development on
brownfield, previously developed land
in flood zone 3b, either small-scale
household extensions or redevelopment
of sites that does not increase the
footprint of built development. Very high
standards of flood mitigation measures
and reduced run-off will be required to
ensure it will not reduce flood storage
or lead to increased risk of flooding
elsewhere and to ensure its occupants
are not put at risk.

C) Alternative Option: Prevent
development on greenfield sites in flood
zone 3a (with a 1/100 risk of flooding or
greater) with specified exceptions, e.g.
car parks, or exceptions for allocated
sites.

D) Alternative Option: Do not include
a policy on flood risk zones but rely on
national planning policy.

This approach is designed to reduce the risk of flooding and its impacts on
people, the economy and environment. Allowing water-compatible and essential
infrastructure development on undeveloped 3b sites should not increase the risk
of flooding elsewhere or result in net loss of floodplain storage.

Using the sequential test for other sites (also in line with NPPF guidance)
would ensure that development is directed towards land in flood zone 1 where
possible. It would also enable development to come forward on flood zone 3a
sites where the sequential test has been passed because of the huge need for
development in Oxford and the lack of availability of sites in other locations.

This option would allow development on brownfield sites in floodplains where
evidence shows this development would have a neutral or positive effect

on water retention and storage. Existing developments e.g. buildings may
contribute to surface-level run-off. Some brownfield sites, particularly areas of
hardstanding, can have a function in flood storage and decreasing flood flow to
other areas. Therefore, in most cases the overall footprint of development should
not be substantially increased. It will be vital that it is clearly demonstrated that
new development would not impede the flow of water, reduce the capacity

of the floodplain to store water, create or increase any risk for occupants, or
increase the risk of flooding elsewhere.

This option encourages efficient use of land and may also allow development
close to where people live, helping to sustain vibrant communities. It could
enable the delivery of more housing, education or health facilities on sites that
are already well served by essential services and facilities.

Greater use of brownfield sites for new development is likely to reduce the need
to use greenfield sites and this should help to maintain and where possible
improve water quality.

This option would have some additional positive effects on minimising risk of
flooding as it would be expected that greenfield sites in flood zone 3a act as
flood storage areas. Preventing development in these areas will help to ensure
they maintain their full function as flood storage areas, which will ensure no
increase in flood risk elsewhere.

The option adds to protection of greenfield sites and there may be an additional
benefit in terms of water quality. However, it could also prevent some sites
coming forward that might be used for housing, education or health facilities,

in situations which would be fully compliant with the NPPF. In a city such

as Oxford, where all development is well located for accessing facilities and
sustainable travel modes, and where there is such demand for scarce land,
opportunities to find suitable development sites should be maximised.

The guidance in the NPPF steers development to flood zone 1, and then
follows the sequential and exception tests. This option aims to reduce the risk
of flooding in all flood zones. Without robust policy on mitigation measures
and reduced run-off, this could lead to the delivery of development that is not
sustainably constructed, and that is not adaptable to the changing climate.

Opt 39: Flood risk assessment

Policy approach

Consequences of approach/discussion

A) Preferred option: Include a policy
setting out when a FRA is required, i.e.
for all development in Flood Zone 2 or
3, for all development over 1 ha, for all
development, including change of use
in to a more vulnerable class where it

This option would ensure a flood risk assessment is carried out for all
developments that are likely to have an impact on or be impacted upon by
flooding. The assessment would set out how flood risk would be avoided,
managed and mitigated. The application of this option could restrict the level of
development, if sites are deemed to be at too great a risk from flooding, but it
also would ensure that development is designed sustainably, is resilient to the
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other than rivers, e.g. surface water
drains. Set out in the policy that the
broad approach of assessing, avoiding,
managing and mitigating flood risk
should be followed.

B) Rejected Option: Do not include a
policy on flood risk assessment but rely
on national planning policy.

would be affected by sources of flooding

changing climate and would not put people at additional risk from flooding.

This option is likely to ensure a flood risk assessment is carried out for all
developments that are likely to have an impact on or be impacted on by
flooding. However it would not make it explicit when FRA is required, and does
not factor in flood risk from sources than rivers, including surface water and
groundwater.

Table 40: Sustainable drainage

Policy approach

Consequences of approach/discussion

A) Preferred option: Include a policy
to give guidance on the implementation
of SuDS and also when SuDS will

be required, which would be for all
developments unless shown not to be
feasible.

B) Alternative Option: Do not include
a policy on sustainable drainage but rely
on national planning policy and other
regulatory regimes.

This would provide certainty over when SuDS is required, and enable more
specific requirements for Oxford in the context of the local flood risk. The policy
could include reference to the emerging Design and Evaluation Guide to SuDS
being produced by the City and County Council. Reference to the design guide
would enable other important SuDS issues to be highlighted, such as biodiversity
and the ability to additionally use SuDS as green infrastructure and open

space. Well-designed (and not hard engineered) SuDS can offer a wide range
of ancillary benefits including improved water quality, increased tolerance of
droughts and enhanced amenity and habitat features.

Relying on national guidance and non-statutory standards would underplay the
significance of flood risk in the city and the important role that SuDS play in
the mitigation of that risk. In this context it is important that a locally specific
approach to SuDs is brought forward into policy.

In addition the national standards so not include consideration of the water
quality benefits of SuDS and so this element would be missed.

Opt 41: Surface and groundwater flow and groundwater recharge

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination of
A + B + C): Include a policy that only
permits development where there is no
adverse impact on groundwater flow.

B) Preferred option (Combination
of A + B + Q): Include a policy that
requires SUDS and an assessment

to demonstrate there will be no
adverse impact upon the surface and
groundwater flow to the Lye Valley SSSI.

C) Preferred option (Combination
of A+ B + Q): Include a policy that
requires SuDS and a hydrological survey
assessing the impact of development
proposals on groundwater flows to the
SAC.

D) Alternative Option: Do not have a
policy on groundwater or surface water

flow but rely on national planning policy
and other regulatory regimes.

Development involving underground structures may adversely affect
groundwater flow to springs, rivers or both, which can adversely impact wildlife
habitats and cause local flooding. This policy option will seek to ensure that
groundwater flow is not adversely impacted by development proposals. It would
help to ensure that effective preventative measures are taken to ensure that
groundwater flow is not obstructed through underground structures.

The Lye Valley SSSl'is a rare habitat that is sensitive to both groundwater and
surface water flow. The policy could apply to a defined area, but this could be
difficult because of a lack of detailed information on the hydrology of the area,
or it could be applied to allocated sites within the area that is likely to impact on
the hydrology of the SSSI.

The Oxford Meadows Special Area of Conservation (SAC - of European
importance) is sensitive to groundwater recharge through the north Oxford
gravel terrace. To ensure the quality of the SAC is maintained, it is important that
effects of developments in the surrounding area are understood and managed.
This policy could apply to all developments on or near to the north Oxford gravel
terrace, or to allocated sites in the area

This option would not offer any additional protection against the risk of flooding
e.g. as a result of basement development.

www.oxford.gov.uk/localplan



4.34

4.35

Health and Pollution

The environment is a major determinant of the health and wellbeing of
the population and therefore the planning system has an important role
to play. To achieve the vision of a healthy and sustainable city the Local
Plan should include policies to help improve the health of residents and to
minimise pollution and its effects.

National Planning Guidance directs Local Authorities to address health
and a range of environmental hazards in Local Plans including air quality,
land contamination, light pollution and noise. Noise can significantly affect
the environment, health and quality of life enjoyed by individuals and
communities. In some circumstances noise can have an adverse impact on
local wildlife.

Opt 42: Health Impact Assessment

www.oxford.gov.uk

Policy approach

Consequences of approach/discussion

A) Preferred option: Include a policy
that requires all developments over a
certain size (e.g. major developments) to
submit a Health Impact Assessment as
part of an application

B) Alternative Option: Do not include
a policy on Health Impact Assessment
but rely on the use of other planning
policies in determining the proposals’
impact on health (e.g. open space,
sustainable travel, housing standards, air
quality etc.)

One of the themes of the Local Plan is a healthy city. A development that is good
for health will be a better development and will be more attractive and pleasant
for people who live, work or visit it.

The NPPG notes that a “health impact assessment may be a useful tool to use
where there are expected to be significant impacts.” HIAs offer a mechanism
for to understanding the potential health risks and benefits of any proposed
development in a rigorous fashion. They can identify potential impacts and
quantify or describe positive and negative health impacts on different groups.

As with other assessment tools HIAs can be a short simple exercise for smaller,
less complex developments and more extensive and detailed for larger complex
developments. A HIA can be a freestanding document or incorporated into

an environmental impact assessment or other form of assessment. A policy
requirement would need to be clear about the thresholds for requiring HIAs and
the level of detail sought.

One of the themes of the Local Plan is to help create a healthy city. As such
there are a range of policy approaches included in this document which will
collectively ensure that development help address health impacts.

Policies on open space and sports provision, sustainable travel and promotion
of walking and cycling, housing standards and a range of environmental issues
including air quality all seek to ensure that the health impact of development is
positive and that negative impacts are mitigated.

In this context it may be unnecessary to require an additional, specific
assessment when in practice all the measures that would be documented in a
HIA would already need to be evidenced for policy compliance.

4.36  Air quality

4.37

It is clear from the consultation responses and background data that air
pollution is of particular concern in Oxford. The primary source of air
pollution is Oxford is from motorised transport. The whole of Oxford is an
Air Quality Management Area and while there has been an improvement
in air quality in the city in recent years there is still a need for more action
as air pollution, monitored at 75 locations across Oxford, is still breaching
targets set by the European Union in 32 per cent of the locations. A study
that investigates options for introducing a Zero Emission Zone in Oxford
from 2020 will be completed shortly.

Options can consider various ways to ensure that the air quality does not
worsen because of the introduction of a development, and also to manage
the impact of air pollution on new occupants. It is also possible to look at
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ways to minimise potential negative impacts of poor air quality. The NPPF
(paragraph 120) says: “To prevent unacceptable risks from pollution and
land instability, planning policies and decisions should ensure that new
development is appropriate to its location. The effects (including cumulative
effects) of pollution on health, the natural environment or general amenity,
and the potential sensitivity of the area or proposed development to
adverse effects from pollution, should be taken into account.”

" e

Opt 43: Air quality assessments

It is clear
from the
consultation
responses and
background
data that air
pollution is
of particular
concern in
Oxford.

Policy approach

Consequences of approach/discussion

A) Preferred option: Air Quality
Assessment will be required for all major
developments, or any other development
considered to have a potentially
significant impact on air quality. Any
resultant significant impacts on air
quality in an air quality management
area must be mitigated. The Air Quality
Assessment should consider sources

of air pollution including transport
generated and from combustion
systems.

www.oxford.gov.uk/localplan

The Planning Practice Guidance (PPG) sets out the information that may be
required in an air quality assessment, making clear that “Assessments should be
proportional to the nature and scale of development proposed

and the level of concern about air quality”.

Many Air Quality Assessments currently tend to neglect the contributions of
the emissions from energy centres/combustion systems, and focus mainly on
emissions resultant from traffic. The introduction of this policy re-enforces the
importance of assessing the emissions of this significant source of air pollution.
According to the latest figures (Air Quality Action Plan for Oxford — AQAP),
commercial, institutional and residential combustion processes are responsible
for 17% of the total NOx emissions of the city.

If the Air Quality Assessment shows a negative impact on air quality then the
appropriate cost and level of mitigation should be calculated. This can be done
through an air quality damage cost calculation. Damage costs are a simple way
to value changes in air pollution. They estimate the cost to society of a change in
emissions of different pollutants. Damage costs are provided by pollutant, source
and location. This is appropriate for small air quality impacts (below £50 million)
provided the proposal does not affect areas likely to breach legally binding air
quality limits. A full list of damage costs is available (www.gov.uk/guidance/air-
quality-economic-analysis).




B) Rejected Option: Do not include
a policy on air quality assessments, but
rely on other regulatory regimes.

A mitigation approach implemented in London requires development to be
‘air quality neutral’, meaning the building and transport emissions must be
calculated and compared with a benchmark for development. The calculations
cover the emissions of nitrogen oxides and PM10. The guidance also sets
emission limits for boilers and centralised energy plant. This approach can be
used as an alternative to damage costs and could be clearer and easier to
calculate.

This option is not considered to be reasonable due to the current position with
the city’s air quality breaching EU/UK legal targets.

Opt 44: Air Quality Management Area

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination
of A + C): Include a policy which
ensures that future development does
not conflict with the Oxford Air Quality
Action Plan, and that development does
not have a net adverse impact on the air
quality in the Air Quality Management
Area, or in other areas where air quality
objectives are unlikely to be met.

B) Rejected Option: Do not include an
air quality policy that contributes to the
prevention of any potential degradation
of air quality inside an AQMA, but rely
on other regulatory regimes.

C) Preferred option (Combination
of A + C): Planning Permission will not
be granted for any development that
introduces new occupants in areas
where air quality objectives are not
being met, without making provisions
to address local problems of air quality
[particularly within AQMASs], such as by
design solutions, buffer zones or steps
to promote greater use of sustainable
transport modes through travel plans.
Particular attention should be paid to
development proposals such as housing,
homes for elderly people, schools and
nurseries in those locations.

D) Rejected Option: Do not include
an air quality policy that could protect
the introduction of new occupants in
areas of already existing poor air quality.

The entire city of Oxford has been designated an Air Quality Management Area
(AQMA) in 2010 due to the constant breach of NO, annual mean limit values.
As such, an action plan has been put in place by Oxford City Council with
measures to tackle this issue. The evaluation of air quality impacts caused by the
introduction of any new development, taking into account both construction and
operational phases, is therefore essential for the maintenance/reduction of the
pollution levels in the city.

This will ensure that measures to improve air quality are not impacted by poorly
designed developments. This policy will allow us to ensure that developers

are constantly aligned with the plans we have for the reduction of air quality
concentrations up to safe levels in the city.

The NPPF (paragraph 124) supports this approach clearly:” (...)Planning
decisions should ensure that any new development in AQMA's is consistent with
the local air quality action plan.”

This option is not considered to be viable due to current breaches of air quality
EU/UK legal targets. This approach is also not supported by the NPPF.

Poor air quality is the largest environmental risk to public health in the UK. It is
known to have most severe effects on vulnerable groups, for example the elderly,
children and people already suffering from pre-existing health conditions such as
respiratory and cardiovascular conditions (WHO, 2013). This approach will make
sure that we protect people from breathing very poor air, with all the known
health impacts that could have. The impacts of poor air quality on people’s
health need to be addressed, even if there is no expected increase in emissions.

The links between poor air pollution and health are clear, and over the last few
years have been confirmed by many reports. In 2014 Public Health England
estimated the mortality burden attributed to long term fine particulate air
pollution exposure in Oxfordshire to be 5.6% of the population, equivalent to
276 deaths (Age 25+) and equivalent to 2944 life years lost. This also presents
a huge monetary and social burden for the NHS. This option should therefore be
rejected.

www.oxford.gov.uk
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Opt 45: Protection of future occupants against nuisances such as noise and light

Policy approach

Consequences of approach/discussion

A) Preferred option: Require
adequate protective measures if future
occupants of residential development
would otherwise suffer from nuisance,
e.g. from noise, dust, fumes, odour,
vibration, light or proximity to hazardous
materials.

B) Alternative Option: Do not include
a policy on nuisance but rely on other
regulatory regimes.

This option should provide greater protection to health and wellbeing of the
population.

In principle, a policy that defines unacceptable levels of environmental impact
can only be considered in general terms. It is impossible to define unacceptable
levels of impact in all circumstances, given the different types of development,
locations, land use and their relative sensitivity. In some cases detailed planning
conditions (for example relating to the specific time at which an activity is
acceptable) may be required.

This option would rely on other regulatory regimes (the Environmental Protection
Act 1990) and general development management policies covering design and
residential amenity for example.

Opt 46: Lighting and light pollution

Policy approach

Consequences of approach/discussion

A) Preferred option: Include a policy
to ensure that new proposals do not
result in unacceptable levels of light
pollution and light spillage

B) Alternative Option: Do not include
a policy on lighting but rely on national
planning policy.

This option would address the inappropriate use of lighting (including for
example floodlighting) which can cause an unacceptable nuisance and loss of
public amenity. The NPPF (para 125) requires planning policies to encourage
good design which would limit the impact of light pollution from artificial light
on local amenity, intrinsically dark landscapes and ecology. This policy option
could consider the impact of lighting in terms of ‘light spill’, the impact it will
have on the night-time sky, the loss of amenity to residential properties and any
impact on local wildlife.

This option would rely on national polices and guidance included in the NPPF
and PPG.

Opt 47: Noise and noise pollution

Policy approach

Consequences of approach/discussion

A) Preferred option: Include a policy
which only permits development where
it will not cause unacceptable noise,
particularly near noise-sensitive uses
and amenity spaces.

B) Alternative Option: Do not include
a policy on noise pollution but rely

on national planning policy and other
regulatory regimes.

This option may result in a number of positive effects on human health and
quality of life as well as the natural environment. Any policy on noise should be
compliant with the NPPF (para 123) that recognises that development will often
create some noise and existing businesses wanting to expand should not have
unreasonable restrictions put on them.

This option would rely on the NPPF and any other regulatory regimes (the
Environmental Protection Act 1990).

Opt 48: Contaminated land

Policy approach

Consequences of approach/discussion

A) Preferred option: Require
submission of details of investigation of
any site suspected to be contaminated
and details of remedial measures, which
must then be carried out.

B) Alternative Option: Do not include
a policy on contaminated land but rely
on national planning policy and other
regulatory regimes.

Oxford has a number of closed landfill sites of varying ages, some of which

are producing landfill gas. There are previously developed sites that have been
contaminated by historic industrial processes. This policy option would ensure
there will be no threat to the health of future users or occupiers and no adverse
impact on the quality of local groundwater or surface water quality.

This option would rely on policies included in the NPPF (para 120 and 121) and
any other regulatory regimes (the Environmental Protection Act 1990)

www.oxford.gov.uk/localplan
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Oxford’s green setting,
open spaces and waterways
5.1 Objectives
* To protect and enhance a network of multi-functional green spaces and s ™
ensure easy access to high quality green space An
» Enhance green spaces so they deliver multiple benefits to health and e"";"f""::"t?"
wellbeing, are rich in biodiversity, and help the city adapt to climate LA
change
National Planning Policy says:
. .

5.2 The National Planning Policy Framework (NPPF) is clear that local authorities
should set out a strategic approach in their Local Plans, planning

positively for the creation, protection, enhancement and management An enjoyable city
of networks of biodiversity and green infrastructure (Paragraph 114). The to live in and visit
Planning Practice Guidance (PPG) encourages a broad interpretation of
green infrastructure, explaining that ‘green infrastructure is not simply
an alternative description for conventional open space. As a network it

includes parks, open spaces, playing fields, woodlands, but also street
trees, allotments and private gardens. It can also include streams, canals
and other water bodies and features such as green roofs and walls’. The
consideration of the different roles that green spaces and water (or blue

infrastructure) can perform (such as drainage, recreation and enhancing AS"°"§(
community

sense of place), both individually and as a network, is at the heart of the
green infrastructure policy approach. . [ X ) >

5.3 The NPPF requires planning policies to be based on robust and up-to-date
assessments of the needs for open space, sports and recreation facilities
and opportunities for new provision (Paragraph 73). The NPPF is clear
that existing open space should not be built on unless it has been clearly
shown to be surplus to requirements (Paragraph 74). The NPPF also sets
out that Local Plans should allocate land with the least environmental or A healthy place
amenity value for development (Paragraph 110) and identify land where
development would be inappropriate (Paragraph 157).

5.4 The NPPF requires local authorities to adopt proactive strategies to mitigate
and adapt to climate change (Paragraph 94). When new development
is brought forward in areas which are vulnerable to climate change, it
is suggested that risks should be managed through suitable adaption
measures including green infrastructure (Paragraph 99).

5.5 The NPPF is also clear that planning policies should plan for biodiversity
at a landscape scale, identifying and mapping components of ecological
networks, and promoting the preservation and restoration of priority
habitats, ecological networks and priority species populations (Paragraph
117).
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The Oxford story — background evidence and the Sustainability Appraisal:

5.6

5.7

5.8

5.9

5.10

Oxford benefits from a wide range of green spaces such as parks and

gardens, amenity space, natural and semi-natural spaces, historic sites,

functional green spaces (such as floodplain) and sites of importance to

nature conservation. The Rivers Thames and Cherwell and the Oxford Canal

(along with their tributaries) form important elements of blue infrastructure

for the city. These green and blue spaces and features perform important

functions both individually and as part of a wider network:

e Social Functions — contributing to health and wellbeing, heritage, sense
of place and tranquillity

e Environmental Functions — supporting biodiversity, water management
and air quality

e Economic Functions — supporting jobs, tourism and an attractive
business environment

The benefits provided by green spaces in Oxford were evident throughout
the sustainability appraisal assessments.

We need to think carefully about the current and future roles of Oxford’s
green spaces. There is a huge need for more homes, including affordable
homes, and a need to support economic growth, but limited land available
to deliver this. We therefore need to consider if there are any low value
green spaces that may be suitable for development. We also need to make
sure that Oxford is a healthy and attractive place to live, work and visit, that
biodiversity is protected and enhanced where possible, and that the city is
able to deal with the impacts of climate change. Green spaces play a very
important role in helping to achieve this.

To help in thinking about the current and future roles of Oxford's green
spaces, the City Council has produced a Green Infrastructure Study.
The study identifies Oxford's green spaces and assesses their social,
environmental and economic functions. This information is then used to
identify a network of multi-functional green spaces that is likely to require
protection through the Local Plan. In a compact city where development
needs to be accommodated, it is the quality and accessibility of a network
of spaces that will be important. The focus of the Local Plan’s green
infrastructure policies will therefore be on maintaining and enhancing a
green infrastructure network rather than on setting (and then seeking to
achieve/maintain) any particular quantum of open space across the city or
a simple focus on individual sites of import.

The SA highlighted how a green infrastructure policy would have significant
positive impacts across a range of sustainability objectives including
flooding, vibrant communities, human health, green spaces, biodiversity,
air and water quality and climate change. The SA identified a range of
potential positive and negative impacts that could result from policies on
specific aspects of green infrastructure (for example on biodiversity sites or
playing pitches). It is clear that a careful balance will need to be struck in
framing such policies.

Responses to first steps consultation:

5.1

It is clear from the consultation responses received that Oxford's green
spaces are highly valued. The majority of respondents (454) agreed that
it is important to protect a network of green spaces across the city for
different needs such as recreation, biodiversity and flood protection. A
large number of people (348 respondents) thought that the City Council
should work with private landowners to increase access to existing green

www.oxford.gov.uk/localplan

We need to
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about the
current and
future roles
of Oxford’s
green spaces.



5.12

spaces, and 195 respondents said that they felt it was important to have
public open space in new developments.

When asked if development on less sensitive green spaces should be
allowed if it brings improvements to public open space, views were
more mixed although more people agreed (122) with this approach than
disagreed (79).

Potential policy responses:

5.13

Green infrastructure protection and provision

The range of benefits that open spaces and waterways provide, and their
particular significance as part of Oxford’s setting, and as a green lung in
a compact city, means that the Local Plan must protect important spaces
and ensure that new development contributes to improving the quality of
provision. To maximise the benefits that these assets offer it is important to
view them as a network operating collectively to provide wildlife corridors,
pedestrian and cycle routes and areas of flood storage amongst other

www.oxford.gov.uk

functions.

Opt 49: Managing the overall amount of Public Open Space in Oxford

Policy approach

Consequences of approach/discussion

A) Preferred option: Focus on
protecting green spaces that are
important Green Infrastructure and
improving the quality of green spaces.
Do not set an overall target for the total
quantity of public open space across
the city.

B) Rejected Option: Aim to maintain
the existing ratio of accessible green
space per 1,000 population.

C) Rejected Option: Adopt the
standard in the Green Space Strategy of
maintaining or increasing the existing
amount of accessible green space in
Oxford.

Maintaining a range of high quality, accessible green spaces across the city,
which blend with the built environment, is essential to ensuring that Oxford is a
healthy and attractive place to live, work and visit. This approach focuses on the
protection and improvement of Oxford's green spaces. New public open space
would be delivered through new developments. Not having a fixed, quantity
based standard (which would be somewhat artificial) allows greater flexibility
to focus on providing high quality, accessible green spaces in the right locations
where they can provide the most social and environmental benefits.

The Core Strategy policy is to maintain an overall average of 5.75 hectares

of accessible space per 1,000 population. This approach is based on the
protection of existing spaces and the requirement for new developments over
20 dwellings to provide 10% of on-site open space. It is increasingly difficult

to maintain a fixed ratio of green space to population in Oxford as the majority
of developments are on small sites where the policy of on-site open space
provision does not apply and would not be appropriate as it would result in very
small unusable spaces. It is also difficult to maintain this ratio where the density
of development is being increased, sites are being used more intensely, and
there is a limited supply of land available. A more flexible approach is needed in
the Local Plan to ensure that Oxford has appropriate high quality useable green
space provision.

The City Council’s Green Space Strategy concluded that a ratio linked to
population was becoming less helpful over time and instead opted for a target
to maintain the total hectares of unrestricted open space at 785 hectares
(adjusted slightly since set at Core Strategy) and seek opportunities to increase
this. This option would involve embedding the Green Space Strategy target in
planning policy. Whilst this approach would seek to maintain and potentially
increase the amount of accessible green space in Oxford, the quality of green
spaces is not considered. This approach may also be overly restrictive of new
development given the limited land available in Oxford. Despite this option
being rejected for the Local Plan, retaining an overall target or standard would
continue to be an appropriate approach in the different context of the Green
Space Strategy.
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Opt 50: Creating a green infrastructure policy designation

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination
of A + B): Use the Green Infrastructure
Study to identify the green spaces that
are worthy of protection for their social,
environmental and economic functions
and create a new ‘Green Infrastructure
Network' designation.

Include a policy which protects these
spaces.

B) Preferred option (Combination
of A + B): Continue to have separate
policies and protections for some
specific types of green infrastructure,
for example playing pitches, biodiversity
sites, allotments.

C) Rejected Option: Include a policy
to only afford protection to the larger
or more strategic of the green spaces
identified in the Green Infrastructure
Study as having important green
infrastructure functions.

This would be a new approach to providing protection for green spaces in
Oxford. Having a specific ‘Green Infrastructure Network” designation and
protection policy recognises the many benefits provided by Oxford's green
spaces and their value as a network for biodiversity and recreation. A strength

of this approach is that it prioritises the protection of Oxford's green spaces
collectively on a multi-functional basis. Another benefit is that it would develop a
network of linked spaces, providing a policy basis for not just the most important
or significant sites but also those that link them.

Separate policies and protections, instead of an overarching green infrastructure
policy, would be unlikely to take into account the multi-functional nature

of green infrastructure or its value as a network of green spaces. However,

if separate topic based polices and protections were used in addition to an
overarching green infrastructure policy, they could provide more detailed criteria
and guidance where needed to take into account the specific issues relating to
different types of green infrastructure.

By focusing on protecting only larger strategically important green spaces, this
approach would provide little protection for smaller green spaces that may have
important (or even more important) local social and environmental functions.
Smaller green spaces can also have an important function in terms of providing
connections between larger green spaces, particularly in terms of biodiversity
and wildlife corridors but in other respects too. Taking this approach would miss
the opportunity to build a network of spaces; it would mean that the focus is
solely on the benefits of individual spaces, and would neglect the important
additional functions that they provide collectively as part of a wider network.

Opt 51: Securing net gain in Green Infrastructure provision, particularly public access to

open spaces

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination of
A + B): Require larger developments
(likely to be sites of Tha or more) to
provide public green space on-site

that is at least of a size suitable to

be a ‘Small Park’. Require financial
contributions from smaller developments
towards the improvement of existing
green spaces or the creation of new
parks in identified locations.

B) Preferred option (Combination of
A + B): Create new public open space
by allowing development on parts of
some private green spaces (those which
have been assessed to have a minimal
contribution to the green infrastructure
network) to facilitate public access and
improve the quality of the remaining
open space.

C) Alternative Option: Continue

to require on-site green space for
residential development of 20 dwellings
or more.

This approach aims to deliver new public open spaces that are of a size that will
provide real social and environmental benefits, particularly in terms of providing
adequate space for play and recreation.

There are many areas of private open space in Oxford which currently have no
or only informal public access. Increasing public access to such private green
spaces will be an important way to increase the amount of public open space
available. This will be particularly important given the limited availability of land
and the needs of a growing population. It will be essential that any permission
which results in the loss of part of a private green space secures formalised
and effective public access to those areas that remain undeveloped. Careful
consideration would be needed in deciding the parts of private green spaces to
be developed in order to avoid any potential negative impacts, for example on
flood risk and character of an area.

Where developments cannot provide public green space of at least a size
suitable to be a "Small Park’, the green spaces can be difficult to manage and
often provide few social and environmental benefits. A more efficient use of
land would be to focus on delivering larger green spaces that can provide real
benefits for local communities (as set out in option a).

www.oxford.gov.uk/localplan




Opt 52: Ensuring that new developments improve the quality of Green Infrastructure

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination

of A + B): Require developers to

demonstrate (for example in the Design

and Access Statement) how new or

improved green infrastructure features

will contribute to (for example):

* Public access

* Biodiversity

* Soil protection

e Climate change (including flood risk)

e Sustainable drainage

* Health and wellbeing

* Recreation and play

e Character/sense of place

* Connectivity of walking and cycling
routes

e Creating linkages with the wider
green infrastructure network (and the
countryside)

* Food growing

B) Preferred option (Combination

of A + B): Require developers to

demonstrate how existing green

infrastructure features not formally

protected as green infrastructure

through the Local Plan have been

incorporated within the design of new

development.

C) Rejected Option: Do not include

a policy requiring developers to
demonstrate how green infrastructure
has been taken into consideration in the
design of development.

It is important that opportunities to maximise the benefits provided by new or
improved green infrastructure are realised. New green infrastructure should

be functional, well designed and contribute to wider aims such as enhancing
biodiversity, managing flood risk and enhancing the character of an area.

The Design and Access Statement may provide the best mechanism for requiring
such information. These statements are required to be submitted as part of any
major application (10 homes or 1,000m?), listed building consents and most
development in a conservation area.

There will be natural features across Oxford that may not be formally protected
through the Local Plan due to their size (for example hedgerows, small clusters
of trees and very small public green spaces). Where appropriate these features
should be retained and incorporated in the design of new developments.

It would be important to be clear when drafting this approach that garden land
developments will continue to be an important source of housing sites in Oxford.
It may be beneficial to require such information for garden land developments

in order to understand how the existing features have been considered in
developing the design.

There is a risk that natural features may be poorly incorporated or that new
features will be poorly designed so that opportunities to contribute to wider
aims such as enhancing biodiversity, managing flood risk and enhancing the
character of an area may not be fully realised.

5.14

Policy options for specific types of green spaces

These options would be applied in addition to the overarching policies on green
infrastructure protection and provision outlined above. These policy options
provide more detailed policy guidance for specific types of green infrastructure
where needed (for example playing pitches, allotments and trees).

Opt 53: Biodiversity sites, wildlife corridors. Species protection independent ecological

assessment (accounting)

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination
of A + B): Protect a hierarchy of
international, national and locally
designated sites of importance for
biodiversity, including connecting
wildlife corridors.

B) Preferred option (Combination

of A + B): Protect other sites with

Sites with international importance (such as the Port Meadow SAC) and national
importance (such as SSSIs) must be protected. However there are also local sites
with biodiversity interest (such as Local Wildlife Sites and other sites designated
for their local biodiversity interest) that can provide important social and
environmental benefits. These sites can also have important network functions
in terms of providing connections between larger areas of habitat, supporting
biodiversity across the city and should be protected.

There are sites in Oxford that do not have specific designations but that are
of biodiversity interest, for example sites where there are records of protected

www.oxford.gov.uk
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biodiversity interest. The use of a
biodiversity calculator will be required
to demonstrate net gain for biodiversity.
The principle of the ‘avoid, mitigate,
compensate” hierarchy will be expected,
and where damage is unavoidable,
offsetting may be considered as long as
overall net gain is demonstrated.

C) Rejected Option: Protect
biodiversity sites of national and
regional importance only.

species. It is important that this biodiversity interest is protected. Following the
hierarchy of “avoid, mitigate, compensate’ is the best practice approach to take;
it is likely that in the vast majority of cases it will not be necessary to work right
through the hierarchy, and that off-setting will only be appropriate in those
cases where the City Council agrees that damage is unavoidable.

This approach offers no protection for sites of local biodiversity interest. There
is a risk that these sites could be lost which would have a negative impact on
Oxford’s biodiversity.

Opt 54: Playing pitches

Policy approach

Consequences of approach/discussion

A) Preferred option: Have a criteria
based policy to protect playing pitches,
allowing loss under certain limited
circumstances which are clearly set
out in the policy. These might include
replacement nearby or improvement to
nearby facilities, or demonstration they
are surplus to requirements.

B) Alternative Option: Protect
playing pitches as part of the Green
Infrastructure protection, rather than as
a separate policy and protection.

C) Rejected Option: Have a policy of
blanket protection of all playing pitches.

It is important that playing pitches are protected as they support health and
wellbeing by providing opportunities for organised sport and other recreational
activities. Playing pitches may also provide a range of other green infrastructure
benefits. This approach provides strong protection for playing pitches whilst
also providing flexibility to respond to changes in playing pitch supply and
demand over time where specific criteria are met in line with national policy
requirements.

Where playing pitches are no longer required and assessments show that they
are unlikely to be required during the plan period, identifying them as having
development potential through the Local Plan will help to encourage a more
efficient use of land.

In some cases playing pitches may be identified as forming part of Oxford's
green infrastructure network. However, this may not apply to all playing pitches.
Therefore an overarching Green Infrastructure policy may not provide sufficient
protection for all of Oxford's playing pitches. In addition, an overarching policy
may lack specific detail relating to playing pitch provision. A specific playing
pitch policy will likely be required in addition to an overarching policy to deal
with topic specific issues.

Whilst this approach provides strong protection for Oxford’s playing pitches, it
provides no flexibility to respond to changes in playing pitch supply and demand
over time. It would prevent development on playing pitches even where it can
be demonstrated that playing pitches are surplus to requirements and therefore
may result in an inefficient use of land and loss of opportunities that may arise.

Opt 55: Allotments

Policy approach

Consequences of approach/discussion

A) Preferred option: Have a criteria
based policy to protect allotments,
considering the loss of allotments or
parts of allotments only under certain
very exceptional circumstances such

as them being disused or having
substantial areas unused for a long
time suggesting they are too large for
demand in the area, replacement nearby
and improvement to nearby facilities.
B) Alternative Option: Have a policy
of blanket protection of all allotments,
except any sites that area specifically
identified as surplus and allocated.

www.oxford.gov.uk/localplan

Allotments provide a range of social and environmental benefits such as
encouraging physical activity, supporting biodiversity, and reducing food miles.
This approach provides strong protection for allotments whilst also providing
flexibility to respond to changes in allotment supply and demand over time
where specific criteria are met in line with national requirements. Where
allotments or parts of allotments are underutilised or surplus to requirements,
identifying them as having development potential through the Local Plan may
help to encourage a more efficient use of land.

This approach provides no flexibility to respond to changes in allotment supply
and demand over time. It would prevent any development on allotments, even
where it can be demonstrated that all or part of the allotments are surplus to
requirements. Therefore this approach may result in an inefficient use of land.




C) Rejected Option: Do not include

a policy to protect allotments (other
than any that are identified as part of a
green infrastructure network) but rely on
national protection.

Allotments already benefit from strong protection in law and the Secretary of
State’s consent is required where the loss of allotments is proposed. Where the
loss of an allotment is proposed it must be shown that alternative allotment
provision will be provided, the allotments are no longer needed, or it is no
longer feasible to use the land for allotments. To not include a Local Plan policies
would mean that these sites were not then identified on the proposals map. It
would also miss the opportunity to provide criteria for assessing the importance
of allotments and whether they might be suitable for moving or replacement.

Opt 56 Protecting and promoting watercourses — Making more of blue infrastructure

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination of
A + B): Where development is proposed
adjacent to watercourses, require
developers to demonstrate (for example
in the Design and Access Statement)
how they will protect and positively
promote the watercourse.

B) Preferred option (Combination of
A + B): Identify potential improvements
in access to blue infrastructure such as

towpath links or increased accessibility

through policy.

C) Alternative Option: Incorporate
watercourses as part of green
infrastructure network protection, and
do not have any specific policy details
relating to watercourses.

The Rivers Thames and Cherwell and the Oxford Canal run through the city
and are an important part of Oxford's character, as well as providing a range of
other social and environmental benefits. The rivers connect with a network of
smaller watercourses. It is important that we make best use of these resources,
taking opportunities to improve and enhance watercourses whenever possible. A
watercourse policy could include:
* A presumption against culverting
o A design requirement that development should face watercourses and make
them a feature, rather than turning their back on them
* The potential for re-profiling and re-naturalising of watercourses.
Opportunities to improve and enhance access to and along Oxford's
watercourses should be identified and promoted where possible and
appropriate. For example towpaths and other paths along watercourses can
provide valuable walking (and in some cases) cycle routes; identifying any gaps
in the network or additional connections onto such routes would be beneficial
and help make the most of these sometimes hidden assets. The benefits of
access to watercourses are not limited simply to linear journeys; providing access
to areas of green space alongside waterways can be very valuable for people
seeking a quiet space or a pocket of natural landscape in an urban setting.
Watercourses can be important assets in this context and where appropriate,
they will likely be protected by an overarching Green Infrastructure Network
policy or other policies protecting specific natural features such as biodiversity.
However, these policies may not provide sufficient detail on watercourse related
issues. A policy focused specifically on watercourses is likely to be required
in addition to an overarching green infrastructure network policy and other
protections of natural features.

5.15

Policy options that help to support green infrastructure objectives

As well as identifying and protecting valuable green open spaces and
biodiversity, it is important that opportunities are taken to ensure that
new development implements green infrastructure features in the most
beneficial way. This is particularly important in Oxford where land is scarce
and all opportunities should be taken to support green infrastructure

objectives.

Opt 57: Species enhancement in new developments

Policy approach

Consequences of approach/discussion

A) Preferred option: Integrated
ecological enhancements such as bird,
bat and invertebrate boxes and planting
of native species (particularly those
which provide rich sources of nectar

for pollinators) will be required in all
developments.

This approach supports and provides for species enhancement within the

built development. New buildings and their associated landscaping offer
opportunities for habitat creation, to provide for native planting, and to support
birds, bats and pollinators. It will be important that any requirements for species
enhancement are appropriate to the scale and location of development.
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B) Rejected Option: Do not include a
policy requiring habitat creation in new
development.

Opportunities for increasing species provision may be missed. This could result in
gaps in ecological networks and could have a negative impact on overall levels
of biodiversity.

Opt 58: Trees affected by new development

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination
of A + B): Only allow the loss of trees
where it is clearly justified and where
possible mitigated. Require developers
to demonstrate how the retention of
existing trees and the planting of new
trees has been considered in the design
and layout of new development and
outside spaces. This should include
consideration of how tree canopy cover
can be protected or enhanced.

B) Preferred option (Combination

of A + B): Expect developers to have

considered options for mitigating

against any tree loss, for example:

* Replacement of tree removed

e Additional tree planting

e Protection of tree canopy cover

* Where trees cannot be replaced,
instead provide green roofs or walls

C) Rejected Option: Do not include a

policy on trees.

Trees can perform a number of important functions such as helping to improve
air quality, supporting biodiversity and contributing to the character of an area.
It is important that, where possible, developments are designed to enable the
retention of established trees and to incorporate the planting of new trees.
Where the loss of trees is proposed this should be clearly justified and, where
possible, mitigated by the planting of new trees. Consideration should be given
to connection with the wider green infrastructure network.

Rather than the number of trees, it is tree canopy cover that often has the
biggest impact on setting and that correlates to the benefits that trees can bring.
Therefore, developers should measure existing tree canopy cover and predict
what future tree canopy cover on the site will be after development.

These requirements would ensure that developers consider other options if
tree retention is not feasible. The listing of a variety of potential mitigations
would help consideration of feasible measures even on small sites and infill
developments. It may not always be possible to replace trees, protect all

tree canopy cover or to provide additional trees on sites and therefore these
mitigations will ensure policies are not overly restrictive of new development.

Tree Preservation Orders (TPOs) are used to protect highly valued trees. TPOs
provide strong protection and prevent works to trees without the written
consent of the City Council. However, not all trees are protected by TPOs. Not
having a specific policy means that the benefits provided by trees may not be
fully considered by developers and that opportunities to retain existing trees or
to plant new trees may be lost.

Opt 59: Green/brown roofs and walls

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination of
A + B): Introduce a policy in support of
green/brown roofs and green walls.

B) Preferred option (Combination
of A + B): Introduce a policy requiring
green/brown roofs for all developments
with a flat roof over a certain size.

C) Alternative Option: Do not include
a policy on green/brown roofs or green
walls.

Green roofs and walls which incorporate planting, can provide a range of
environmental benefits such as improving a building’s energy efficiency,
supporting biodiversity and reducing the impacts of noise, as well as the
possibility of additional amenity space on roofs. Brown roofs are a variation
which specifically aims at reinstating the ecology that was present prior to
development using some of the materials removed through the building process.
This policy approach would encourage developers to consider incorporating
green/brown walls into new developments.

Requiring the provision of green/brown roofs on developments with large flat
roofs will make a positive contribution to Oxford's green infrastructure network.
Having a specific policy requirement will help to ensure that green/brown walls
are delivered where the need for planning permission can encourage this. It will
be important to make it clear that encouraging incorporation of green/brown
roofs where flat roofs are proposed, does not infer that flat roofs are typically
the best design solution in Oxford (particularly on large schemes) due to wider
skyline considerations.

Opportunities to encourage or require green/brown walls or roofs would be
missed.
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Opt 60: Enhanced walking and cycling connections

Policy approach Consequences of approach/discussion

A) Preferred option (Combination This approach would help to increase opportunities for journeys by walking

of A + B + C): Identify potential new and cycling. It would help to provide attractive walking and cycling routes in a
routes for cycle and footpaths across green setting, separate to cars and buses. It would also help to increase levels of
open spaces such as public parks, activity and natural surveillance in public open spaces, increasing perceptions of
particularly where links would be safety. It will be important to ensure that increased access does not conflict with

created to other parts of the network, or | the management of open spaces.
major destinations would be joined.

B) Preferred option (Combination This approach would help to increase opportunities for journeys by walking and
of A + B + C): Identify new routes cycling. It would help to provide attractive walking and cycling routes in a green
for cycle and footpaths across private setting, separate to cars and buses.

open spaces and deliver by negotiating
landowner interest or enabling

development

C) Preferred option (Combination of It is important that new development does not harm existing cycle ways/public
A + B + C): Ensure new development rights of way/bridleways/ecological corridors. Maintaining these connections
does not bisect cycle ways/public rights (even if this involves some adaptations to the route) must be prioritised when
of way/bridleways/ecological corridors planning the layout and design of new development.
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6. Enhancing Oxford’s unique
heritage and creating
quality new development

6.1 Objectives
* To preserve and enhance Oxford’s exceptional built form with its
legacy of archaeology and monuments, historic buildings, modern
architecture, important views and distinctive townscape characteristics
* To ensure that all new development delivers a high quality of urban
design, place making, architecture and public realm, integrating the
historic environment with modern needs

Creating quality new development

National Planning Policy says:

6.2 The National Planning Policy Framework (NPPF) says that good design is a
key aspect of sustainable development, is indivisible from good planning,
and should contribute positively to making places better for people
(paragraph 56). Local planning authorities should develop robust and
comprehensive policies that set out the quality of development that will
be expected for the area, and that are based on stated objectives for the
future of the area and on understanding and evaluation of its defining
characteristics. Policies should ensure that developments function well
over the lifetime of the development and establish a strong sense of place
through streetscapes and buildings that create attractive and comfortable
places to live, work and visit. Policies should ensure that developments
optimise the potential of sites and respond to local character and history,
whilst not preventing appropriate innovation; create safe and accessible
environments and are visually attractive as a result of good architecture
and landscaping (paragraph 58).

6.3 The NPPF also suggests that local planning authorities should consider
using design codes where they could help deliver high quality outcomes.
Design policies should avoid unnecessary prescription or detail and
should concentrate on guiding the overall scale, density, massing, height,
landscape, layout, materials and access of new development (paragraph
59). The PPG sets out more detailed guidance on the form and nature of
design policies.

The Oxford story — background evidence and the Sustainability Appraisal:

6.4 Oxford is a unique city in terms of its built heritage and form and its
relationship to the landscape in which it sits. It has a distinct physical
form, of a floodplain overlooked by ridges, and much of its character is
derived from its landscape setting and the presence of two rivers, and
many river tributaries, creating a network of water throughout the city.
It is highly recognisable by its iconic skyline and its architecture: Oxford
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6.5

6.6

contains buildings from every period of architectural history from the 11th
century. Delivering successful, high quality design in new development
requires a full understanding of the existing character and heritage of the
area. The second part of this section contains policies relating to heritage
and conservation, but knowledge of the existing character should always
underpin any policy approach to design.

Robust design policies can ensure that the pressures from both development
and the tourism industry do not have a negative impact on Oxford’s built
environment. Design policies will ensure that new development enhances
the city, through delivering high quality architecture and public realms,
enhancing active travel modes, producing a safe and clean environment,
and making efficient use of limited resources.

The SA highlighted how including a suite of strong design policies in the
Local Plan would have significant positive impacts against the whole range
of sustainability objectives from human health to transport and green
spaces to economy. However it was clear that the level of the impact would
be dependent on how any such policies would be worded. Detailed design
criteria could help to ensure that new development maintains/enhances
sense of place and local distinctiveness. However, there is a risk that overly
prescriptive policies could stifle design innovation. The SA also identified
a risk that if the same detailed design criteria were applied across the city
it may result in repetitive or monotonous design and may not take into
account differences in character in different parts of Oxford.

Responses to first steps consultation:

6.7

6.8

6.9

6.10

It is clear from the consultation responses that people have strong,
and varied, feelings about the design of Oxford’s built environment.
Respondents specifically stated that design quality is important, and that a
strong design steer is needed.

The character of Oxford, and in particular its historic centre, was clearly
a prominent feature of opinions about design. A large number of people
(198) agreed with the statement that views of Oxford's dreaming spires
should continue to be protected by restricting tall buildings, and a similar
number (182) agreed with the statement that new development should be
planned to protect local character.

There was considerable negative feedback on the quality of the public realm,
particularly in the city centre. Responses commented on unsightly central
areas; poorly maintained public spaces and a poor street environment.

A large number of people agreed that policies should encourage new,
modern architecture where appropriate and noting that modern
architecture would be acceptable if it responds to Oxford’s character and
heritage.

Other issues connected to design included density and height (both of
which are addressed in detail in other policy options); the configuration of
buildings, focussing on encouraging interaction; and infill development on
garden land. Some felt that there was already too much infill development
and that it increases congestion, while others commented that infill
development needs to be carefully managed. There were some residents in
favour of building on garden land.

www.oxford.gov.uk/localplan
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Potential policy responses:

6.12

6.13

High quality design

Growth is anticipated in the city, which will need to be planned and designed
sensitively and carefully to ensure the existing built environment is not harmed.
New development, if it is well designed, has the potential to enhance the City,
and to create places which improve the wellbeing and quality of life of their
residents, through pleasant, clean and safe environments. Design, particularly
of new residential development, also has a significant influence on the
transport choices of residents (bike storage, car parking), so it is important
that this is taken in to account in order to help address the congestion and
poor air quality in Oxford. Oxford will therefore need a robust set of policies
to ensure that new development delivers these benefits and does not harm
the existing built environment. Further more detailed guidance could also be
provided in Technical Advice Notes. This could be particularly helpful in setting
out guidance for explaining how a development proposal meets criteria in a
Design and Access Statement, for applications where one is required.

N.B: These design options relate closely to the density and efficient use
of land options considered in the “Making wise use of our resources and

www.oxford.gov.uk

securing a good quality local environment” chapter.

Opt 61: Creating successful places

Policy approach

Consequences of approach/discussion

A) Preferred option: Include a
policy that sets out the best practice
requirements and principles for
successful place-making in all new
development, including legibility,
connectivity and integration in the
context of Oxford.

B) Alternative Option: Do not include
a policy on place making but rely on
national planning policy.

This would ensure that new developments contribute to and enhance the built
environment, create new communities that are integrated with and enhance
existing communities. This will also ensure that new development responds

to and respects the unique context of Oxford. It will also have the potential

to encourage active travel and reduce car use and this, combined with a
pleasant and well-designed living environment will have a positive impact on
wellbeing. It will ensure that new affordable housing is well integrated into new
developments and is of tenure blind design.

This option could result in mediocre development that fails to respond to
Oxford’s context.

Opt 62: Responding to Oxford’s character and site context

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination of
A + B): Include a policy that requires
new developments to respond to the
unique characteristics of Oxford, and the
immediate context of the site, identified
by use of Oxford Character Assessment
Toolkit, in terms of natural and built
environment; historic features including
grain of the historic core; scale; massing;
rhythm and articulation.

B) Preferred option (Combination
of A + B): Include a policy that sets
out design criteria for development of
residential gardens.

The Oxford Character Appraisal Toolkit helps to assess key positive and negative
characteristics of an area. The toolkit does not guide design to copy existing
features of the surroundings, but it does ensure that new development is
undertaken in the context of understanding the existing characteristics of an
area. This policy approach would ensure that new development responds to and
enhances the distinctive character of Oxford and its immediate surroundings,
and is of high quality. This would add to and enhance the NPPF guidance by
referring specifically to Oxford. This will ensure the quality of public realm, in
the city centre and in the rest of Oxford, is maintained or enhanced through
new development. In residential developments, this would help to balance the
demand for housing quantity with housing quality, and by ensuring good design
this would have a positive impact on wellbeing.

Areas of private residential gardens are fairly often proposed for new homes in
Oxford. These developments are not necessarily ‘backland” development, but
frequently on the street frontage or adjacent to existing building plots. Design of
development on gardens does not count as ‘greenfield’ development. Design of
development of garden land will need to pay particular attention to issues such
as the impact on local character, biodiversity and the living environment of new
and existing dwellings.
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C) Alternative Option: Do not
include a policy on design character and
responding to site context but rely on
national planning policy.

This could lead to new developments which do not adequately consider the
character of Oxford in the design. This could lead to new developments which do
not adequately consider the immediate site context.

Opt 63: Creating an integrated

high quality public realm and setting of buildings

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination
of A+ B + C): Include a policy setting
out requirements for the design of
streets, including hierarchies, proportion,
wayfinding, relationship of buildings to
the street, opportunities for play, car
parking design, and cycle parking and
storage design.

B) Preferred option (Combination
of A + B + C): Include a policy

on landscape design, including
requirements for quality, amenity,

C) Preferred option (Combination of
A + B + C): Include a policy requesting
incorporation of a Public Art in certain
new developments, supported by a
Technical Advice Note.

D) Alternative Option: Do not include
a policy on creating and integrated
public realm and setting of buildings,
but rely on national planning policy.

sustainability and enhancing biodiversity.

This will ensure that new development enhances the existing character

and amenity of Oxford as part of high quality placemaking. This will help

to improve the quality and accessibility of the public realm, and will help to
create environments that are more accessible and legible to a range of users,
and environments that are conducive to cycling and walking because they are
pleasant, feel safe, and wayfinding is easy. This would have a positive impact
on wellbeing and air quality. It could also ensure parking in new developments
is incorporated in a way that maintains active frontages and overlooking
from homes onto the street. It would ensure that consideration of provision
and design of cycle parking was integral to the design process and not an
afterthought.

This will help to ensure that open spaces delivered as part of new developments
are useful, pleasant and provide good amenity. This will improve the quality of
the public realm, and also has the potential to enhance biodiversity, and improve
resilience to climate change through the requirement of SUDs, or the planting of
particular species etc. In residential development, this will contribute positively
to the happiness, wellbeing and quality of life of residents.

Public art can help to contribute to the good design and distinctiveness of

a development. National policy recognises the importance of good design,
but does not refer specifically to public art, so if there is a desire for more
developments to provide public art, incorporating this policy would help to
ensure its delivery. More detailed requirements in a technical advice note
could guide the design and quality of public art to maximise public benefit,
and incorporate opportunities for play and engagement. Public art in new
commercial/retail developments could also significantly improve the quality of
the public realm.

This could result in a poor quality public realm which may deter walking and
cycling and lead to increased car use. A poor quality environment can impact
negatively on the well-being and quality of life of our communities.

Opt 64: Secure by design

Policy approach

Consequences of approach/discussion

A) Preferred option: Continue to
require proposals to demonstrate
compliance with the Secure by Design
scheme

B) Alternative Option: Do not include
a policy requiring compliance with the
Secure by Design scheme.

Creating safe developments and streets is an integral part to ensuring wellbeing,
and to increasing walking and cycling mode shares. Secure by Design provides
well-established guidance on designing developments to minimise opportunities
for criminal and anti-social behaviour, and to create spaces that reduce the fear
of crime. Developers will be familiar with this guidance, and therefore will have
experience of following it. Whilst Building Regulation Approved Document Q —
Security — Dwellings sets out some requirements for security, these relate more
to the design of individual buildings, and the security of windows and doors

etc. It does not address the broader safety and design considerations covered in
Secure by Design. Secure by Design also goes into greater detail than guidance
in the NPPF, and so will form stronger policy in the local plan.

The NPPF refers broadly to creating safe environments where crime, and the
fear of crime, do not undermine community cohesion, but there are not specific
standards set out that ensure these aims are met. If compliance with Secure

by Design was not required, it would be harder to ensure new developments
helped achieve these objectives.

www.oxford.gov.uk/localplan




Opt 65: High quality design of new buildings

Policy approach

Consequences of approach/discussion

A) Preferred option: Include a policy
on the design of new buildings requiring
that they are of high quality design.

B) Rejected Option: Do not include a
policy on the design of new buildings,
but rely on national planning policy.

This will ensure that new dwellings are built to the highest standard of design to
maintain and enhance Oxford's reputation as a world class city. Well-designed,
distinctive buildings are also more sustainable, as they will remain useful for
longer, and are therefore an efficient use of resources. Poor or ‘standard” design
can have a negative effect on an environment, the well-being of communities
and would lower standards.

The policy could include information on aspects of design such as roofscape
(including amenity, adaptability, biodiversity and treatment of services). This
will ensure that new development does not have a negative impact on the
visual amenity of the existing roofscape. They could also encourage developers
to consider the integration of services and utilities infrastructure from an early
stage in the design.

This could result in poor or ‘standard" quality design of new buildings which add
nothing to the streetscape or local environments and would lower standards.
Poorly designed buildings have a shorter lifespan and a negative impact on the
wellbeing of residents.

Opt 66: Building heights

Policy approach

Consequences of approach/discussion

A) Preferred option: Include a policy
setting out requirements for taller
buildings, including appropriate location/
height; expectations for intensification
of sites in district centres and on

arterial roads; massing; orientation; the
relation of the building to the street; the
potential impact of taller buildings on
important views including both in to the
historic skyline and out towards Oxford's
green setting; and exceptional design,
supported by a Technical Advice Note.

(Options below relating to ‘High
buildings, view cones and high building
area’ are linked to this option.)

B) Rejected Option: Do not include
a policy on tall buildings, but rely on
national planning policy.

In a city like Oxford where land is scarce and there is an imperative to use

land efficiently, taller buildings can positively contribute to increasing density,
enabling a more efficient use of land, and may also be an appropriate built
response to the existing context in certain areas of Oxford, for example in district
centres and similar highly accessible locations. This will ensure that, in locations
where this will be appropriate, taller buildings can be permitted, but will ensure
they contribute to the existing character, and do not detract from the amenity of
their surroundings. The aim will be to ensure that variability and interest in the
skyline is maintained.

Importantly, tall tower blocks often do not make efficient use of land, as large
areas of land are needed around them to ensure overshadowing is avoided and
to ensure sufficient natural light. It is often mansion block and courtyard style
developments of moderate height that make the most efficient use of scarce
land.

Oxford’s iconic historic skyline means that particular care needs to be taken

over the design and placement of taller buildings. Taller buildings should not
negatively impact on views of the iconic skyline. The impact on views from the
historic core to the green hills surrounding Oxford are also important to consider.
The section below: ‘Enhancing Oxford's Unique Built Environment and Heritage'
contains a set of options on how to consider this historic skyline.

Due to the high demand for housing, and the potential pressure to densify
around transport hubs, it is inevitable that there will be increased pressure to
build taller buildings. Without a policy, this could result in taller buildings in
inappropriate locations, and that detract from the amenity of the street.

Opt 67: Altering existing buildings

Policy approach

Consequences of approach/discussion

A) Preferred option: Include a policy
on the extension of existing buildings to
ensure they respond appropriately to the
existing form, materials and architectural
detailing; retain the legibility and

This should ensure that extensions to existing buildings enhance the existing
character of Oxford. This will enable land to be used efficiently, and has the
potential to extend the life of existing buildings, which is an efficient use of
resources.
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hierarchy of the built environment and
do not have an adverse impact on the
existing building or on neighbouring
buildings.

B) Alternative Option: Do notinclude | This could result in poor quality extensions to existing buildings, which have a

a policy on extending existing buildings, negative impact on the existing buildings and the surrounding area.

but rely on national planning policy.

Opt 68: Shopfronts and signage

Policy approach Consequences of approach/discussion

A) Preferred option: Include a policy This would ensure that shops contribute to the design and character of

that sets out criteria for determining existing buildings and their surroundings, and enhance the quality of the built
applications regarding detailed environment and the public realm. It is likely to aid attempts to avoid visual
matters of design, for shop fronts, pollution and clutter and thus would be a positive policy approach. It could also
advertisements, shutters and canopies help to maintain Oxford's historic shopfronts.

etc.

B) Alternative Option: Do notinclude | The NPPF does not address detailed design matters, so relying on the NPPF
policy on detailed design matters of would equate to having no policy on these issues.

shop fronts and signage but rely on
national planning policy.

Opt 69: Stores for bikes, waste and recycling

Policy approach Consequences of approach/discussion

A) Preferred option: Include a Bike storage is essential in Oxford, where travel by bike is already an important
policy setting out requirements for mode share, and where an increase is being encouraged. Retro-fitting of bike
bike storage and bin storage inside stores can lead to poor facilities, which detract from the overall design of the
and outside dwellings, including space development. For flats particularly, convenient, secure cycle parking needs
requirements, location, access and careful thought, early in the design process.

design. Require details to be submitted

with applications. Given that the total amount of waste generated in Oxford is expected to rise

(due to the rise in the number of households) maximising the potential for
residents recycle as much waste as possible will be very important. Ensuring that
there is adequate space for the range of bins required will enable this, and also
ensure that these bins do not detract from the appearance or amenity of the
street. It can also ensure that bins are located and stored in such a way that they
can be collected efficiently. Bin storage should be integral to the design of new
development, and this should be considered from an early stage in the design
process, to ensure that it is designed in the best way.

B) Alternative Option: Do notinclude | This could lead to inadequate bike storage facilities, residents being unable

a policy on bike storage or bin storage, to recycle their waste, and to storage of bikes and bins that detracts from the

but rely on national planning policy. appearance and amenity of the development and the street.

Enhancing Oxford’s unique built environment and
heritage

National Planning Policy says:

6.14  The NPPF says pursuing sustainable development involves seeking positive
improvements in the quality of the historic environment (paragraph 9).
Paragraphs 126 to 141 of the NPPF set out a series of requirements for
heritage specific policies and decision making. The objective of the policies
is to maintain and manage change to heritage assets in a way that sustains
and, where appropriate, enhances its significance. Heritage significance
is the value of a heritage asset to this and future generations because of
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its heritage interest, which may be archaeological, architectural, artistic
or historic. All grades of harm, including total destruction, minor physical
harm and harm through change to the setting, can be justified on the
grounds of public benefits that outweigh that harm taking account of the
‘great weight' to be given to conservation and provided the justification is
clear and convincing (paragraphs 133 and 134). Public benefits will most
likely be the fulfilment of one or more of the objectives of sustainable
development as set out in the NPPF, provided the benefits will endure for
the wider community and not just for private individuals or corporations.

www.oxford.gov.uk

The Oxford story — background evidence and the Sustainability Appraisal:

6.15 A robust understanding of heritage value is required in order to ensure
continued development pressure does not adversely affect assets. As part A gOOd
of its Heritage Plan, the City Council has produced a number of studies and .
toolkits to help strengthen understanding of heritage and its significance, underStandmg
including the Assessment of the Oxford View Cones, the Oxford Character of heritage

Assessment Toolkit and A Character Assessment of Oxford in its Landscape .
Setting. value will

6.16  Agood understanding of heritage value will be required to ensure continued be requ"ed
development pressure does not adversely affect heritage assets. A policy to ensure
setting out how the impact of development on heritage will be assessed continued
could have a positive impact on a number of SA objectives including vibrant
communities, because it would ensure that local significance of assets and development

their contributions to local distinctiveness is taken into account.
pressure does

6.17  The SA recognised the very special character and quality of the city in terms not adverse|y
of its heritage assets; it therefore identified the risk of harm that would .
likely result from a loosening of policy requirements or reliance on national affect heritage

policy in this area. A strong policy framework was shown to have positive
impacts on the sustainability objectives of urban design and heritage and
sustainable tourism, but also vibrant communities. Conversely it found that
there was a potential risk with taking a very protectionist or restrictive policy
approach in terms of missing out on opportunities to provide increased
numbers of homes or jobs.

assets.

Responses to first steps consultation:

6.18  Historic England emphasised the importance of the city’s heritage assets
and said their protection should not be subject to meeting its development
needs. A few people commented that the protection of the historic
environment in general should be prioritised, one person said there should
be more conservation areas and another said heritage should not make the
city unaffordable. One respondent (a college) was concerned that stringent
policies in areas including archaeology, heritage and conservation could
add unnecessary cost, complexity and uncertainty to the planning process.

Potential policy responses:

6.19  Understanding heritage significance to inform design

Oxford has a unique built environment which needs to be enhanced
and protected. Good design will start with an understanding of existing
context. In Oxford it is particularly important that design takes place with
a full understanding of the significance of heritage assets that may be
affected. In order to properly understand heritage significance, it will be
helpful if the Local Plan or supporting documents give guidance on what is
locally important and should be protected and enhanced.
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Opt 70: High Buildings, view cones and high building area

Policy approach

Consequences of approach/discussion

A) Preferred option: Continue to
define view cones and a high buildings
area but instead of a rigid height limit
introduce a set of criteria for assessing
the impact of proposals on the skyline
(based on the View Cones Study).

B) Alternative Option: Continue with
the current policies that limit the height
of buildings in the view cones area and
central "high buildings area’.

C) Rejected Option: Remove all
height restrictions in policy.

Do not have a specific policy to protect
views of the skyline.

D) Rejected Option: Review view
cones and remove those where views
have been lost because of trees etc.

A strong emphasis on a height restriction can lead to all buildings being built
to the maximum height, without enough regard to what height works best in

a particular location, and also with the potential consequence of creating a
very flat, monotonous and uninteresting roofline. This also risks preventing new
potentially positive interventions on the Oxford skyline from coming forward.

A new criteria-based approach should ensure that, instead of a blanket
approach, full consideration is given to how new development will impact

on the skyline. This will open up the opportunity for new taller buildings that
make a positive impact on the skyline. It will ensure that efficient use of land is
encouraged, but not to the detriment of the unique character of Oxford's urban
environment and in particular views of the ‘dreaming spires’.

A policy requirement for a Visual Impact Assessment, especially for larger
developments, will be considered as this will help ensure effects are understood.
The policy will need to refer to issues such as roofplant and massing. The
buildings that are important in the skyline are identified and proposals would be
required to show the impact on those.

A strong emphasis on a height restriction can lead to all buildings being built

to the maximum height, without enough regard to what height works best in a
particular location, and also with the potential consequence of creating a very
flat, monotonous and uninteresting roofline, which actually detracts from the
skyline that the aim is to protect.

It is likely this option would lead to increased heights in areas where there

are currently controls, in the city centre particularly. This option could enable
significantly more development in the city centre. However, it could lead to
significant harm to the historic environment and views into and out of Oxford,
damaging its uniqueness.

The views from certain viewing locations have deteriorated over time, mainly
because of trees. However, it is likely that management could enhance the view
again so they are not irreparably lost.

Opt 71: Listed buildings and their setting

Policy approach

Consequences of approach/discussion

A) Preferred option: Include a

listed building policy in-line with the
NPPF, which requires assessment of
the significance of an asset, whether
proposals will cause harm to this and
whether harm can be mitigated or is
outweighed by public benefit Introduce
criteria that require an assessment
relevant to Oxford.

B) Alternative Option: Include a
listed building policy in-line with the
NPPF, which requires assessment of
the significance of an asset, whether
proposals will cause harm to this and
whether harm can be mitigated or is
outweighed by public benefit.

C) Rejected Option: Do not have a
policy relating to listed buildings and their
setting, but rely on national planning
policy and other regulatory regimes.

This option would help preserve and enhance buildings and structures of
architectural or historic interest and their setting. This approach could ensure
development would respect, maintain and strengthen local distinctiveness and
sense of place, promote high quality urban design particularly with regard to
distinctive features and character of Oxford.

The details of the policy could also refer to details such as alterations for fire
safety, accessibility and sustainability.

This option would help to ensure development will respect, maintain and
strengthen distinctiveness and sense of place and promote high quality

urban design. It would help preserve and enhance buildings and structures of
architectural or historic interest and their setting. This option would not include a
criteria requiring an assessment of the asset’s relevance to Oxford.

This option would be, in effect, relying on the NPPF policy only.

The NPPF provides guidance and protection in line with option b. However, not
including a policy in the Oxford Local Plan will mean that the opportunity to
reflect local circumstances would be lost.

www.oxford.gov.uk/localplan




Opt 72: Assets of Local Heritage Value

Policy approach

Consequences of approach/discussion

A) Preferred option: Include a policy
that requires development to consider
heritage assets of local importance. The
policy would also set out criteria for the
assessing whether an asset has locally
important heritage interest.

B) Alternative Option: Do not include
a policy relating to assets of local
heritage importance but rely on national
planning policy.

This policy will ensure that heritage assets of local importance will be a material
consideration when determining planning applications. Locally important
heritage assets can be added to the list when they are identified. The criteria will
help understanding when assessing planning applications as to whether there is
a heritage asset that should be added to the list.

The City Council's nomination form for heritage assets already sets out criteria,
including that the asset must possess heritage interest that can be conserved
and enjoyed, must have a value as heritage for the character and identity of

the city or area or community and they must have a level of significance that is
greater than the general positive characteristics of the local area that have been
identified.

The NPPF affords some protection even without a specific local policy. The NPPF
says that heritage assets that make a positive contribution to local character or
sense of place but which are not nationally designated or in a conservation area
can be offered some protection by being identified on an adopted list of local
heritage assets.

Opt 73: Conservation areas

Policy approach

Consequences of approach/discussion

A) Preferred option: |dentify
Conservation Areas and include a
general policy approach to determining
applications in conservation areas in
Oxford.

B) Rejected Option: Identify
Conservation Areas but do not
include a general policy, instead rely
on Conservation Appraisals, national
planning policy and other regulatory
regimes.

Setting out considerations relevant to applications in Conservation areas
will help to add clarity. This approach will give the opportunity to put a local
emphasis on assessing significance and can make reference to management.

The NPPF and other national regulations provide some guidance. However, not
including a policy in the Oxford Local Plan will mean that the opportunity to
reflect local circumstances would be lost.

Opt74: Important parks and gardens

Policy approach

Consequences of approach/discussion

A) Preferred option: Do not include

a policy relating to important parks and
gardens but rely on other policies of the
Local Plan.

B) Alternative Option: Include a policy
in the Local Plan protecting important
parks and gardens

Oxford has 15 registered parks and gardens. These Historic parks and gardens
are protected at a national level. There is not considered to be any particular
local commentary required relating to these areas. Several of these parks and
gardens have been assessed as being part of the Green Infrastructure network.

There is not scope for a policy that does much more than repeat national
guidance relating to already protected areas, so there are not obvious benefits
to including this policy.

Opt 75: Scheduled Monuments

Policy approach

Consequences of approach/discussion

A) Preferred option: Do not include

a policy on Scheduled Monuments, but
rely on national planning policy and other
regulatory regimes.

Oxford has 10 Scheduled Monuments, which are the City Walls, the Castle,
Seacourt Medieval Settlement, Osney Abbey, Rewley Abbey, Godstow Abbey, the
Swing Bridge, Old Abingdon Road Culverts, a section of Grandpont Causeway,
and the ring ditches and burrows of Port Meadow. The NPPF and other national
regulations provide sufficient guidance on protection and enhancement of these
and Historic England also maintains a register for assets at risk (currently the
Swing Bridge is one of only two assets on the at risk register).

www.oxford.gov.uk
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B) Alternative Option: Include a policy

to say that development must not have
an unacceptable impact on a nationally
important monument.

There is not scope for a policy that does much more than repeat national
guidance relating to already protected monuments, so there are not obvious
benefits to including this policy. The options below on ‘Provisions for sites that
include archaeological remains” address non-scheduled monuments of national
significance and Oxford’s distinctive archaeological legacy.

6.20  Archaeology

Oxford has a rich archaeological heritage, from prehistoric times to the
modern day. This archaeology has the potential to aid understanding
of our heritage. It is vital in Oxford that opportunities to investigate
archaeological remains are fully realised when development takes place.
The options below are designed to ensure that development results in a
thorough investigation of archaeology where this is relevant.

Opt 76: Defining areas likely to have archaeological deposits

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination of
A + B): Continue to define a city centre
Archaeological Area as an area where it
is suspected archaeological deposits will
exist, and where information defining
the extent and character of deposits
should be included in an application.

B) Preferred option (Combination of
A + B): Highlight (Outside of the city
centre Archaeological Area) where there
is a strong likelihood of archaeological
deposits within allocated development
sites, for example with a symbol within
the policy as in the current Sites and
Housing Plan.

C) Alternative Option: Define
other areas (outside of a city centre
Archaeological Area) that are also
highly likely to contain archaeological
deposits and should therefore provide
information in a planning application.

This is a long-standing policy approach. The magnitude and wealth of deposits
in the area means that any groundworks are likely to have an impact on
archaeology, so is sensible to identify this area in policy.

This will alert developers to the potential archaeology on allocated development
sites enabling early consideration to be given to this matter. However, this
approach would not enable easy, early identification of the likelihood of deposits
in areas outside of the city centre Archaeological Area and outside of allocated
development sites.

This will alert developers to the potential archaeology in areas of the city outside
the city centre with a strong potential for there to be archaeological deposits
enabling early consideration to be given to this matter.

However, because the identification of the likelihood of archaeological deposits
would rely on an array of data sources, it will be difficult to precisely identify
boundaries for these areas on the Policies Map.

Opt 77: Provisions for sites that include archaeological remains

Policy approach

Consequences of approach/discussion

A) Preferred option: Set out
requirements for dealing with known
archaeological remains of national or
local significance. Specifically, require
that the potential harm of cumulative
impacts is considered (in the central
archaeological area), and whether this
can be mitigated through recording and
publication of results. Consideration
should be given to provisions for storage
where necessary.

www.oxford.gov.uk/localplan

It is important that there is a policy to address Oxford's distinctive archaeological
legacy. Recording and publication is likely to be important. In many cases it

will be preferable if the remains can be preserved in situ. Where this is not
possible, sometimes consideration will need to be given to the adequate
recording and publication of archaeological information and storage of deposits.
The concentration of archaeological assets in Oxford, as well as the strong
development pressures, mean that cumulative impacts could begin to have
negative effects if not properly considered. This policy approach would ensure
that the type of deposits of national or local deposits could be highlighted, and
also how they should be dealt with in a way appropriate in Oxford, including in
terms of cumulative effects.

The management and conservation of non-designated nationally significant assets
will require particular consideration, including those that collectively make a major
contribution to Oxford distinctiveness, encompassing assets associated with the
1st and 2nd terrace ritual and funerary prehistoric landscape, the local Roman
pottery manufacturing industry, the development of the late Saxon town and the
medieval University, medieval religious institutions and the urban defences.




B) Rejected Option: Do not include

a policy on requirements for how
archaeological remains should be dealt
with but rely on national planning policy.

This approach would result in reliance on national policy. It would mean that the
Local Plan would not have a marker as to how archaeological remains should be
considered and the opportunity to give an Oxford perspective would be lost.

www.oxford.gov.uk

Opt 78: Archaeological remains within listed buildings

Policy approach

Consequences of approach/discussion

A) Preferred option: Do not have

a policy on archaeological remains in
listed buildings, but rely on national
planning policy and other regulatory
regimes.

B) Alternative Option: Have a
policy that requires a programme of
investigation, recording and publication
where it is considered a listed building
(that is subject to an application)
conceals archaeological remains (to be
secured by condition).

General policies relating to archaeological remains will apply to remains within
and outside listed buildings, so there is little need for a specific policy. The policy
that defines areas that are likely to have archaeological remains could reference
listed buildings, which would ensure the potential for remains to exist is flagged
up early.

In many cases, work on a listed building will not require groundworks. If it does,
other policies relating to archaeology will apply.
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movement into and
around the city
7.1 Objectives
e To ensure growth in the proportion of people walking and cycling to
access jobs and facilities v An
* To provide enhanced facilities for walking and cycling, ensuring they are

the primary modes for travel around the city

* To ensure walking and cycling routes are complemented with well
managed and attractive public transport routes, and that car use is
minimised

Ensuring efficient movement around the city

. . . . An enjoyable city
National Planning Policy says:

7.2 The National Planning Policy Framework (NPPF) states that one of the
overarching land-use planning principles is to “actively manage patterns
of growth to make the fullest possible use of public transport, walking and
cycling, and focus significant development in locations which are or can
be made sustainable” (paragraph 17). The NPPF directs local authorities to
move away from widespread private car usage being the basis of transport
networks, towards more sustainable modes as a means to both improve
the sustainability of the transport network and issues around emissions A healthy place
and congestion. The NPPF outlines that sustainable modes of transport
should be prioritised, with priority being given to cyclists and pedestrians,
(paragraph 35) with high quality public transportation also sought. The
Planning Practice Guidance (PPG) sets out more detail on the use of travel
plans and transport assessments and on the need for transport evidence in
plan making.

7.3 The government’s Manual for the Streets, 2007, encourages increased
connectivity and walkability between residential neighbourhoods,
transport hubs and community services and facilities as a way of reducing
people’s reliance on the private car, and improve congestion, (paragraph
4.4.2). Mixing the uses of neighbourhood areas is encouraged as a way of
reducing people’s need to travel.

The Oxford story — background evidence and the Sustainability Appraisal:

7.4 Transport remains a critical issue for Oxford. Transport and movement
requires the involvement of a range of authorities and providers to affect
change. The County Council has overall responsibility for transport policy
as the Local Highway Authority and Highways England have the statutory
duty to plan for and manage the strategic road network. The City Council
in its capacity as Local Planning Authority has a key role to deliver change
to the movement network through placemaking.

Odtord
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7.5

7.6

7.7

7.8

The clear priority is to promote sustainable travel over private car use so to
help alleviate the current issues of congestion and air pollution. The Local
Plan will need to be clear in its aim to help deliver growth that is predicated
on enhanced pedestrian and cycle (or active travel) routes and high quality
public transit routes. It will also need to set out how these aims will be
delivered. These aims are strongly supported in the SA Scoping Report,
2016, which recognises that Oxford currently has relatively sustainable
travel patterns; indeed within Oxford, 68% of journeys are made by a
sustainable mode (pedestrian, cycle and bus). Oxford’s existing road
network has already reached its maximum capacity, resulting in congestion
and air quality issues. While traffic counts carried out at the inner cordon
(which specifies the average number of vehicles entering the city centre
on any given weekday) shows a stable volume of traffic, the outer cordon
of Oxford (which indicates the number of vehicles entering Oxford from
beyond the city boundary) is experiencing an increase annually. The SA
Scoping Report supports this and concludes that a continuation of existing
travel behaviour, especially considering Oxford’s potential growth over the
plan period, would over-burden the transport network and compromise
both Oxford’s character and the quality of life of residents.

The Oxford Transport Strategy, prepared by Oxfordshire County Council,
as part of the Local Transport Plan: Connecting Oxfordshire 2015-2031
(LTP), includes various objectives intended to improve the sustainability of
the regional transport network. Perhaps the most relevant to the Local
Plan are the re-opening of Cowley branch line to passengers, improving
Oxford’s cycleways and improving mass transit links between park and
rides which bisect the city centre. Oxford City Council’s response to the
LTP suggested these objectives were a progressive package of aims but
more radical policies were needed, something the Local Plan could offer.
In its response, Oxford City Council added further key objectives such as
the city’s transport network placing far more emphasis on walking as a
transport method.

The County Council's Local Transport Plan, background evidence and the
Sustainability Appraisal, all point towards the necessity of encouraging/
enforcing a behavioural change in travel patterns in Oxford and a further
shift away from reliance on private cars towards more sustainable modes. It
is important that policy responses continue to support the high proportion
of journeys made by sustainable travel modes, through continuing to make
this the most attractive transport option, while seeking to improve active
travel networks. The high volume of car traffic into Oxford originating
from outside the city also needs addressing in policies which encourage
a change of mode and encourage people out of their cars. The council
will continue to support the investigations by the National Infrastructure
Commission into transport improvements in the Oxford to Cambridge
corridor including the first/last mile transport challenges within those cities.

The SA highlighted how policies which promoted sustainable travel choices
would be likely to result in reduced reliance on car travel and hence have
positive impacts on the SA objectives of human health, air pollution, and
climate change in particular. In addition such an approach would help
with poverty, social exclusion and inequality as sustainable choices are
generally cheaper and would also open up access to more opportunities
(e.g. to access jobs and social infrastructure) for more people. However,
the SA highlights a potential negative impact on the economy and tourism
in particular if the approach is taken to further restrict access to the city
centre which could compromise footfall and thereby affect the vitality of
this area.

100 www.oxford.gov.uk/localplan
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Responses to first steps consultation:

The Issues stage consultation revealed many concerns about transport
in and around Oxford. This was regarded as a critical issue which needs
addressing with a strong policy direction. Stakeholders expressed concerns
with Oxford’s existing transport capacity and made various suggestions,

Many respondents raised concerns with cycleway safety and connectivity
while 66% of respondents strongly agreed with the necessity of segregating
cycle and pedestrian routes from vehicular traffic as a means of achieving

Regarding public transport, most concerns were levelled at the bus
services within Oxford with many people raising concerns towards
the unaffordability of services and others adding that improved routes,

7.9
such as enhanced Park & Ride facilities and congestion charging.
7.10
these aims.
7.11
connectivity and reliability are key issues.
7.12

Poor air quality, resulting from vehicular emissions, is of great concern
to Oxford’s residents with many mentioning concerns over air quality
specifically; 65% of people either agreed or strongly agreed that more
restrictive emissions policies were required to combat air pollution.

Potential policy responses:

7.13

Understanding and mitigating the transport implications of developments
It is important the transport impacts of a proposed development are
appraised and considered as part of the determination of a planning
application. Two key tools for this are Transport Assessments and Travel
Plans. A Transport Assessment (TA) is a comprehensive and systematic
process that sets out transport issues relating to a proposed development;
it identifies the impact of the development in ‘person trips’, which are then
broken down by transport mode. A Travel Plan is a package of actions
designed by a workplace, school or other organisation to encourage safe,
healthy and sustainable travel options.
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impacts of

a proposed
development
are appraised
and considered
as part of the
determination
of a planning
application.

Opt 79: Transport Assessments and Travel Plans (include servicing and delivery plans)

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination of
A + B): Require TAs and TPs to review
transport impacts and show transport
measures proposed to mitigate them
for all development that is likely to have
significant transport implications.

B) Preferred option (Combination of
A + B): Require transport assessments
to also include servicing and delivery

measures such as bus passes.

This approach will encourage measures which reduce the need to travel and
manage congestion. In addition, more sustainable modes of travel are promoted
as part of these assessments. Transport Assessments should include, for
example, targets associated with the proportion of journeys made to and from
the development site by more sustainable alternatives to the private car and

Including service and delivery plans as part of the assessment process will also
help reduce the impacts of freight and service vehicles by requiring measures
to minimise these issues, such as managing delivery times. This is particularly

plans, where relevant.

C) Alternative Option: Do not include
a policy requiring transport assessments.

important in busy and confined areas such as the city centre and also for sites in
close proximity to residential areas.

The assessment and mitigation of transport impacts of development schemes are
crucial to their success or failure. Requiring an assessment as part of a planning
application is the only way to secure the required information on which to make
a sound planning decision. Without management of traffic impacts there would
be an increase in congestion and a lack of encouragement and provision for
active travel.

Preferred Options Document
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7.14  Encouraging walking, cycling and public transport

The following options tables address transport issues that cannot wholly
be delivered by the City Council through the Local Plan. These options
are particularly reliant on other parties, including the County Council as
Local Highways Authority as well as service operators. However, the City
Council is working closely with the County Council in order to ensure that
a transport strategy is in place that will support the Local Plan. A key aspect
of the transport strategy will be the aim to increase the attractiveness of
walking and cycling so that they are the predominant means of travel
within the city, which will require improvements to facilities and particularly
improvements to routes to ensure that there is a comprehensive network
of safe routs for walking and cycling across the city. The reopening of the
Cowley Branchline for passenger services would bring obvious benefits for
the city, and the likelihood of growth and intensification of uses at the
Science Park, Business Park and in Blackbird Leys would all help support
the case for its delivery. However, it cannot be delivered by the Local
Plan. These options have been included for testing through the Preferred
Options process as they are considered to be of particular significance to
the future operation of Oxford and as the Local Plan can at least assist in
their delivery.

Opt 80: Supporting city-wide pedestrian and cycle movement

Policy approach Consequences of approach/discussion

A) Preferred option (Combination This approach will benefit the general accessibility and thereby permeability of
of A + B + C + D): Identify key links in Oxford on foot and by bicycle which will encourage active travel. This in turn will
the pedestrian and cycle network for increase the health of Oxford's residents and work force while also alleviating

completion or improvement and require congestion by reducing use of private cars.
these as part of development through

site allocations. Potential cycle routes to be introduced or improved are shown on the map
below.

B) Preferred option (Combination This approach will mean that new developments are likely to have good

of A+ B + C + D): Require developers connectivity for active travel which will both reduce car travel and associated

to demonstrate how their proposals congestion while also encouraging a healthy lifestyle. This approach would

connect to the city pedestrian and cycle ensure that future development has good connectivity and provision for active

network. travel modes.

C) Preferred option (Combination This would apply to larger new developments that result in the creation of new

of A+ B + C + D): Require developers streets, or that require significant new public realm improvements to existing

to demonstrate how their street design streets. It will help to promote active travel through requiring developers to

ensures a good walking environment. create an environment that makes walking an attractive option for residents/

workers. The walking environment affects everyone’s experience of moving
around the city. As well as being a mode of travel in itself, walking is used to
access other modes such as buses, trains, cars and cycles. The design of the
pedestrian environment should ensure there is space for walking, passing,
meeting and street furniture, aiming to make streets a place to spend time
and enabling community cohesion, rather than focusing simply on them as
somewhere for people to travel through.

D) Preferred option (Combination Improving the cycling environment will help to promote active travel through
of A+ B + C + D): Require developers requiring developers to create an environment that makes cycling an attractive
to demonstrate how their street design option for residents/workers.

ensures a good cycling environment.
Good highway design is important so that people can cycle directly and be and
feel safe, so that cycling becomes the chosen choice more often. As well as a
connected network of routes, it is important that streets are designed to properly
accommodate cyclists, and in many cases good cycle provision will require a
dedicated cycle facility.
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Opt 81: Supporting walking, cycling and public transport access to new developments

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination
of A + B ): Introduce a travel hierarchy
to prioritise walking, cycling, then
public transport, then electric vehicles
and car share then car share/car clubs
over private car use, for example by
reallocating road space.

B) Preferred option (Combination

of A + B ): Require specific access
measures to improve access by walking,
cycling and public transport to allocated
sites through their allocation policy.

C) Alternative Option: Do not include
specific measures in site allocation
policies but rely on general access and
transport policies.

This option encourages sustainable forms of transport over other modes,
reducing emissions and improving air quality. Including public transport as a
priority alongside walking and cycling is likely to be more effective in terms of
changing behaviour rather than focussing entirely on pedestrians and cyclists, as
this will also help manage medium to longer distance travel, whereas walking
and cycling is focused on much shorter distances. Public transport is inclusive as
it offers a more sustainable mode for those with mobility issues. Additionally it
offers a broader range of options for those that the policy is trying to tempt out
of their cars.

The allocation policies for the larger sites (which is likely to include larger
employment sites such as the Science Park and hospitals) offer an opportunity to
identify site-specific access measures to address these issues alongside the more
general policy. This would have significant benefits in terms of locally specific
solutions and in terms of offering clarity for the developer. This is likely to include
provision of new walking and cycling routes and access points that better
connect to the wider transport network.

Helping commuters to make sustainable travel choices is likely to be a key
element of the strategy to change overall behaviours. Identifying specific
improvements to the networks which link into areas of employment is likely to
significantly assist with this aim. This could take the form of specific measures
being identified in the site allocation policies for major areas of employment for
example (this would be dependent on the options selected for those areas).

This approach would miss the opportunity to identify bespoke site specific
solutions for traffic mitigation for the major sites in the city. Instead it would
involve relying on the general policy approach, leaving such solutions for
discussion at the planning application stage. It is likely to be more effective to
identify a local issue/measure at the earliest possible stage ie. site allocation.

Opt 82: Tourist coaches

Policy approach

Consequences of approach/discussion

A) Preferred option: Provide 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 or other suitable
locations that can be identified, likely to
be on the edges of the city.

B) Alternative Option: Only provide
facilities at Park and Ride and ask tourist
groups to use service buses as their
connection into the city centre.

C) Rejected Option: Continue to
provide facilities within the city centre
for drop-off and pick-up.

This option seems to strike a reasonable balance between supporting tourist
access to the historic city centre and limiting the effect of tourism coaches

on Oxford’s arterial roads, assuming these facilities for coach drop-off points
are suitably located. Additionally, this option will both protect the setting of

the historic city core by limiting coach traffic through it while also permitting
relatively easy access for visitors. It will be important that locations for drop off
and pick up facilities are considered in conjunction with the zero emission study,
as this will affect how far from the centre facilities can be located.

This approach would give the best outcome in terms of preserving the character
of Oxford's city centre and limiting the detrimental effect tourist coaches have
on the city centre. However, the feasibility of this option in terms of providing
sufficient services for large tourist groups would be difficult to predict and
manage and would likely impact on current users of these services. This solution
could be less attractive to tourists and tour operators, although a dedicated,
state-of-the art bus showcasing zero-emission technology could help to make
the proposition attractive for tourists.

This option reflects the current situation, which has a negative effect on the
setting of Oxford’s city centre as well as adding to the traffic on arterial roads.
While this option grants tourists direct access to key visitor attractions, it does
have significant negative effects to the local environment. It is likely to conflict
with ambitions to introduce a zero emission zone in the city centre.
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Opt 83: Scheduled coaches (i.e. long distance coaches to London and the airports)

Policy approach

Consequences of approach/discussion

A) Preferred option: Assess whether
there could be a change to where the
scheduled coaches stop and circulate
around the city centre, with the
particular aim of avoiding the High
Street.

B) Alternative Option: Terminate
scheduled coaches (those to London and
potentially also those to the airports)

at Thornhill Park and Ride to reduce
number of vehicles in the city centre.
Use other bus services to provide the
link to the terminus. This option could
allow coaches access into the city centre
at night when normal services from the
park and ride site and traffic levels in the
city centre are both reduced.

C) Alternative Option: Reduce the
number of intermediate stops between
city centre and Thornhill Park and Ride
to ease congestion on arterial routes, for
example so buses don't stop in the High
Street or St Clement’s.

D) Alternative Option: Find an
alternative terminus within city but
outside of city centre core.

This option does provide direct access to the city centre without needing to
change bus, which will encourage visitors as well as improve the commuting
possibilities both in and out of central Oxford. It will ensure those in east

Oxford who are used to being able to board the bus easily will continue to do
so, and it should mean no increase in people deciding to drive to the Park and
Ride to access the bus. However, the impact of the very large coaches on the
historic High Street is significant, so if an alternative route and termination point
can be found, that would be highly beneficial. The Zero Emission Zone study
recommendations will affect implementation of this approach; it is likely that any
vehicle entering the city centre will need to be able to operate without creating
emissions in the future.

The need to change buses, often twice for those intending to use scheduled
coaches and not with access to existing bus services to Thornhill, would mean
access use of scheduled coaches is less convenient, which may deter its usage
for visitors and commuters. It may also encourage car use from within Oxford

to the Park and Ride. However, passengers will be disembarked at a major
transport hub which can provide quick access to the city centre. This option will
offer significant benefits by cutting coach traffic from Oxford's arterial routes and
the city centre. Coaches are the largest vehicles on city centre roads.

This will mean a continuation in volume of traffic along the London Road and
High Street. It could ease congestion slightly by ensuring coaches are stopping
less frequently while offering the continued benefits of having direct access to
the city centre.

This option would be dependent on a potential location being identified; no
work has yet been done to see if there is any potential location. Depending on
the locations of the coach terminus, this option could offer ease of access to
the city centre while improving congestion issues. However, this may still cause
traffic issues along Oxford's arterial roads due to maintained coach traffic.

Opt 84: Safequarding Cowley branch line

Policy approach

Consequences of approach/discussion

A) Preferred option: Safeguard 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.

B) Rejected Option: Do not include
a policy to safequard any land for the
Cowley branch line.

If the expansion of the line were to be achieved, it would benefit existing
employers in the area, those who currently commute there and those who live in
the area offering an attractive alternative sustainable travel option. It could also
attract considerable investment into the area. This will also encourage the use of
trains for long distance travel through connections via Oxford Railway Station as
well as travel to central Oxford from areas to the south around Littlemore, which
is @ more sustainable option.

If the opportunity to expand the Cowley branch line were lost then it could
limit the potential investment in southern Oxford. Whilst the funding and
timing of the delivery of a passenger line is currently uncertain, it would not be
appropriate to release land that might be required for its delivery to other uses
given the significance of the potential benefits of the line.
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Parking
National Planning Policy says:

7.15 A 2015 written statement to parliament be read alongside the NPPF
said that: “Local planning authorities should only impose local parking
standards for residential and non-residential development where there is
clear and compelling justification that it is necessary to manage their local
road network.” Paragraph 39 of the NPPF says that, if setting local parking
standards for residential and non-residential development, local planning
authorities should take into account the accessibility of the development,
the nature of the development, the availability of public transport, local car
ownership levels and an overall need to reduce the use of high-emission
vehicles.

The Oxford story — background evidence and the Sustainability Appraisal:

7.16  Since the introduction of a low emission zone in Oxford in 2014 there
have been improvements to air quality. However, levels of air pollution
still exceed target levels in some areas, in particular in the city centre, at
junctions on the ring-road and in the district centres. The city also suffers
from areas of traffic congestion. The impacts of motorised traffic and
also the need to make best use of land suggest low car parking levels are
required.

7.17  Oxford’s existing cycle and car parking standards have been compared
to the comparable locations of Bath, Brighton, Bristol, Cambridge, York,
Westminster and Islington. This comparison looked at residential and non-
residential parking and other aspects of policy, for example how standards
vary across areas. Car-free residential development is broadly supported
in all comparison areas. Oxford’s residential parking standards are broadly
similar to the comparison areas. There are variations for non-residential
parking standards, but Oxford’s current standards for employment (office)
use are generally quite high.

7.18  The SA highlighted how policies which limited the amount of car parking
(whether that be residential, non-residential or public) would be likely to
result in reduced reliance on car travel and hence have positive impacts on
the SA objectives of human health, air pollution, and climate change. In
addition such an approach would result in more land being available for
the provision of priority uses such as housing or open space. However, the
SA highlights potential negative impacts on the economy if levels are held
too low and notes that Lower levels of residential car parking and ‘car-
free’ developments may adversely impact less affluent households where
dwelling occupancy levels may be higher than expected. It also notes
however the impacts of this may be less significant in hub locations with
good public transport links.

Responses to first steps consultation:

7.19  The majority of respondents agreed or strongly agreed that number of
car parking spaces should be limited in new residential developments
(114 compared to 48 neutral and 64 disagree or strongly disagree).
There were very similar results for the same question on limiting parking
spaces in new workplaces. A few respondents commented that car free
developments don’t work for family housing, as families need a car. Other
groups considered to need a car were also referred to, including midwives,
tradesmen, disabled and elderly.

106 www.oxford.gov.uk/localplan

The impacts
of motorised
traffic and
also the need
to make best
use of land
suggest low
car parking
levels are
required.



7.20

7.21

Several respondents were concerned that encouraging high-density
housing will increase parking problems, although the comment was also
made that less space should be given to cars. A few said that there should
be less residential parking available if the development is located on a bus
route and a few thought all encouragement should be given to reducing
car use, including through parking restrictions.

Parking to support shops and leisure was seen as important and parking
and a few respondents mentioned parking at the hospitals.

Potential policy responses:

7.22

7.23

7.24

Levels of car parking have a number of important impacts. Car parking
uses land, and in a compact city such as Oxford where land is scarce
and there are so many competing demands on the land, consideration
should be given to minimising parking to ensure efficient use of that land.
Different approaches will be needed for provision and management of
different types of car parking. For example, private residential parking
could be minimised through introduction of car-free development and car
clubs; a workplace parking levy (currently being considered by the County
Council) could help in minimising private workplace parking; and public
parking could be restricted or repurposed for other uses.

Provision of parking spaces can affect the urban design and feel of a place.
For larger developments with new streets, it would be expected that the
majority of car parking would be unallocated car-parking on-street.

Cycle and car parking levels in private developments

The Local Plan can set out the number of parking spaces permitted for new
developments. Parking levels can influence urban design, efficient use of
land and transport choices, so this is an issue that should be addressed in
the Plan. To achieve this effect it is essential that there are viable alternatives,
which is certainly the case across most of Oxford. A potential unintended
effect of low or no car developments could be that surrounding streets
are used for parking instead, creating a nuisance for local residents. This
potential negative effect is mitigated if there is a Controlled Parking Zone
(CPZ). The Local Plan cannot implement CPZs, so options relate to whether
they should be supported in the Plan.

Opt 85: Car parking standards — residential
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Policy approach

Consequences of approach/discussion

A) Preferred option (Combination of
A + B + (): Set low maximum/optimum
car parking standards. Allow ‘car free’
residential development across the city
(as long as there is a CPZ).

The majority of the city has an excellent existing level of public transport
provision, as well as good connectivity by walking and cycling, so car-free
developments are feasible. Criteria could be included in the policy to ensure the
development is well enough connected to support car free or low car housing,
either by existing connections or provision of new connections. In a Controlled
Parking Zone any potential negatives with unsociable parking in neighbouring
streets can be avoided.

A low standard for car parking provision means that a greater proportion of
scarce land can be used for providing homes, and also avoids issues of parking
creating poor urban design. Reduced car parking and therefore car ownership
and car trips is likely to reduce air pollution and noise levels. Fewer cars using
the roads improves the attraction of walking, cycling and play. The policy will
need to allow or require some parking, for example for disabled and visitor
parking, ensuring there are not negative consequences for accessibility for the
elderly, disabled and vulnerable groups. This may not need to be allocated.
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B) Preferred option (Combination
of A + B + C): Require the provision of
electric vehicle charging points on all
homes with a private drive and a % on
roads with unallocated parking.

C) Preferred option (Combination
of A + B + Q): Include a policy that
provision of car clubs will be supported.

D) Alternative Option: Set fairly
low maximum/optimum car parking
standards. Allow ‘car-free’ residential
development near to facilities and
transport hubs and along public
transport corridors only (in Controlled
Parking Zones).

E) Rejected Option: Set low car

parking standards for smaller units only.

F) Rejected Option: Set higher
maximum car parking standards
similar to standards across the rest of
Oxfordshire.

‘Car-free’ residential developments should be considered in dense urban areas
where residents are well served by public transport and can use sustainable
travel options. Developers can choose not to provide private off-street parking
places or a local authority may require a developer to comply with an agreement
not to provide off-street parking as part of planning permission. Action by the
local authority will be necessary to prevent on-street parking at that location, or
overspill to nearby areas.

High bike parking standards will be particularly important with this option, and
sufficient provision for powered two-wheelers will also need to be considered.

A move towards cars with reduced or zero emissions will help mitigate
continued car use. Requiring charging points to be provided is one way to

help support their uptake and use. Current 'best practice’ is to have at least

one charging unit for each home with a dedicated parking space and at least

1 charging point per 10 unallocated spaces. There should also be appropriate
cable provision to prepare for increased demand in future years.

Car-clubs can help enable people to give-up personal car ownership and
promote the attractiveness of car-free or low-car developments. Provision of
on-street or dedicated parking facilities could encourage car-clubs. Electric
parking facilities at car club parking spaces could increase access and availability
of electric cars. Car-club provision is likely to be strongly reliant on there being
interest from a car club operator, and this will not be forthcoming in all locations.
As most areas of Oxford have access to excellent public transport provision

and access to walking and cycling networks, it is not necessary to limit car free
developments to a few areas of the city; they will be viable in most areas.

The nature of the housing market in Oxford means that it is likely to be too
simplistic to take this approach. This may not meet the needs of those living in
smaller units who require parking. It would allow ownership of a car by families
in larger units, but not by those in smaller units, which may be less affluent
families or elderly for example.

This would result in the least efficient use of land, and could lead to
compromised design as space is made for parking. It would provide for those
who require car use, but also enable car use where it is not necessary; it would
not reflect the sustainable nature of Oxford and how accessible the city is.

Opt 86: Car parking standards — non-residential

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination
of A + B): Set low maximum/optimum
car parking standards. Allow low car
development across the city (as long
as there is a CPZ) and allow only low
car (operational and disabled parking)
development near to transport hubs.
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The details of this approach would vary depending on the exact type of use,
although the most important factor will be the location; uses that attract
high numbers of people should be located in the city and district centres in
order to reduce car travel because of their accessibility to highly sustainable
travel networks and central position within wider residential areas. All retail
development (including restaurants, take-aways, food and non-food retail),
offices, research and development and industrial sites, conference centres,
entertainment venues, leisure centres, libraries, community centres, halls and
places of worship should be in accessible locations precisely so that there is
minimal need for travel by car, and therefore parking.

The hospitals have a particular need for visitor parking. The hospital locations in
congested residential areas mean that increasing on-site car parking provision
to meet all staff and visitor needs is not desirable. Other solutions including




B) Preferred option (Combination
of A + B): Require the provision of
electric vehicle charging points on non-
residential developments.

C) Rejected Option: Set higher
maximum car parking standards similar
to other Oxfordshire districts” standards.

innovative management approaches and provision of staff car parking away
from the hospital sites should be considered. If site-specific policies are included
for larger sites to cover a range of issues, there will be scope to promote
rationalisation of parking provision on the hospital sites, for example into shared
multi-storey car parks.

Policy could require, for example, that at least 10% of permitted parking at

a non-residential development should have an electric charging point, with
appropriate cable provision for expected increased demand in the future. A move
towards cars with reduced or zero emissions will help mitigate continued car
use. Requiring charging points to be provided is one way to help support their
uptake and use, and charging points will be needed at destinations with car
parking, as well as at homes.

Oxford’s standards for employment parking are already higher than other
comparable locations such as Brighton, Bristol, Cambridge and York. Staff
parking at the hospitals is similar to other locations, although visitor parking

is more generous. In a city such as Oxford that suffers from traffic congestion,
relaxing parking standards is not appropriate. More parking spaces will result in
more people driving, which will worsen congestion and reduce air quality.

Opt 87: Controlled parking zon

es (CP2)

Policy approach

Consequences of approach/discussion

A) Preferred option: Support
introduction of CPZs in areas of the city
not covered currently, so that the whole
city is covered by CPZs.

B) Alternative Option: Do not include
a policy on CPZs.

The Local Plan cannot require a CPZ - it will remain a decision to be taken by
the County Council as Local Highway Authority. However, this option would give
support and encouragement of an approach which would reduce the number of
vehicles entering the city unless they need to and enable low parking across the
city. This would help to encourage travel by means other than the car.

With this option, the County Council may still decide to introduce CPZs to cover
areas of the city that currently remain without one, but the opportunity will not
be taken to promote this and to show the potential of CPZs to bring positive
benefits in conjunction with other policies.

Opt 88: Cycle parking standards

- residential

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination of
A + B): Require high levels of residential
cycle parking.

B) Preferred option (Combination
of A + B): Require specific facilities to
facilitate cycle parking — e.g. secure,
indoor storage for all new dwellings.

C) Rejected Option: Lower the
standards for residential cycle parking
from existing levels.

This option will help to encourage cycling, which brings positive benefits in terms
of air quality, congestion, greenhouse gas emissions and encouraging active and
healthy communities.

This will help to ensure that new homes meet the needs of those wanting to
travel by bike, and make it easier and more attractive for people who wish to
travel by bike. A requirement to provide indoor cycle storage may reduce the
amount of outdoor amenity space on schemes or impact on indoor space,
although separate policy requirements to ensure good standards of provision
would help mitigate this.

Lower levels of cycle parking may make it more difficult for people to travel
by bike, so there will be reduced benefits in terms of air quality, congestion,
greenhouse gas emissions and encouraging active and healthy communities.

Opt 89: Cycle parking standards

— non-residential

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination of
A + B ): Includes minimum standards
for non-residential cycle parking set at a
high level (likely to be an increase from
existing).

Requiring sufficient cycle parking at destinations could further encourage cycling,
with associated health and environmental benefits and increasing accessibility
of essential services and facilities. This option links particularly strongly to the
option to minimise non-residential car parking.
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However, there are currently not enough cycle parking facilities in the city centre
and district centres, so greater cycle parking at new destinations within these
areas as well as in other locations is required. Oxford already has lower levels
of cycle parking requirements at hospitals than other comparable cities, and the
ambition to manage traffic generation from the hospitals should be matched
with increases in cycle parking provision.
B) Preferred option (Combination of
A + B): Require specific types of cycle
parking provision and facilities at major
employment destinations to facilitate
cycle parking e.g. showers and lockers.

Showers are currently required for offices of over 500m? and most other uses
over 2500m? Similar thresholds are likely to be used. This option helps to
make active travel to non-residential destinations attractive and feasible. Good
cycle parking facilities, such as covered and enclosed areas that are also easily
accessible, sited appropriately will help to encourage cycling commutes.
C) Rejected Option: Lower the This option is not sensible when there are already reported issues with a
standards for non-residential cycle shortage of parking, and especially with an aspiration to increase cycling in the
parking from existing. city in order to reduce congestion and improve air quality and health.

7.25  Public parking

The availability of public parking facilities will influence the way people
travel to centres. A set of options is included for off-street public car parks.
There will be those who need to drive or who drive to access certain areas
at certain times and for particular types of trips and. The needs of people
to access services, and the provision of sufficient parking to ensure the
operation and vibrancy of centres, must be balanced against the negative
effects of car traffic generation.

7.26  Achieving a step-change in the proportion of people cycling in the city will
require increased provision of public cycle parking, particularly in the city
centre and at district centres. This can’t easily be influenced through local
plan policies; therefore, options around public cycle parking have not been
included. However, where it is relevant to specific site allocations it can be
incorporated into those policies.

Opt 90: Off-street public car parking

Policy approach

Consequences of approach/discussion

A) Preferred option: Don't allow
additional off-street public parking
spaces in the city centre and district
centres.

B) Rejected Option: Do not limit new
off-street public parking spaces in any
location.

C) Rejected Option: Select locations
with potential demand for new off-street
public parking and allow new public
parking spaces in those locations.

This option relates to existing permanent spaces in public car parks. It offers the
most efficient use of land, as no additional land would be lost to car parking.

It avoids increasing negative effects of parking in terms of sense of place and
character and it encourages people to travel by other modes, including active
travel. Any potentially negative impacts on centres where car parking is found
will be minimised if alternative travel forms are readily available and efficient.
Minimising car traffic will improve congestion and thus the attractiveness of
other travel modes.

This option may appear to potentially support provision of essential services
and facilities in district centres and the city centre, but the resulting increased
car journeys, congestion and air pollution will seriously outweigh any benefits.
However, increased car journeys will also have a negative impact on congestion
and air quality, which can discourage people from using centres anyway.

This option could potentially lead to increasing amounts of land being lost to
parking, although this could be minimised if new spaces were required to be
provided on-street, underground or in decked parking. It may have a positive
impact on the accessibility of essential services and facilities, especially where
there are limited alternative options. However, it would also lead to an increase
in car traffic.
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8. Ensuring Oxford is a vibrant
and enjoyable city to live
in and visit and providing
facilities and services

8.1 Objectives

° Promote district centres as the hubs for local community focus and
identity, with transport interchange and activity and provide a range
of social, leisure, sport and cultural facilities appropriate to Oxford’s
diverse communities alongside housing and employment opportunities

e To ensure that development is supported by the appropriate
infrastructure and community facilities

* Maintain the regional role of Oxford city centre as a primary focus
for shopping, employment, leisure and cultural activities, with district
centres playing an increased but complementary role

e To ensure the potential local benefits of Oxford’s role as a major tourist
destination are utilised

Ensuring Oxford is a vibrant and enjoyable city
to live in

National Planning Policy says:

8.2 The National Planning Policy Framework (NPPF) states that planning policies

should:

* Recognise town centres as the heart of their communities and pursue
polices to support their viability and vitality

¢ Define a network and hierarchy of centres that is resilient to anticipated
future economic changes

¢ Define the extent of town centre and primary shopping areas based on
primary and secondary frontages and set clear policies that make clear
which uses will be permitted

* Promote competitive town centres that provide customer choice and a
diverse retail offer and which reflect the individuality of town centres;

e Retain and enhance existing markets and where appropriate re-
introduce or create new ones

e Allocate a range of suitable town centre sites to meet the scale and
type of retail, leisure, commercial, office, tourism, cultural, community
and residential development needed; then allocate edge of centre sites;

e Recognise that residential development can play an important role in
the vitality of centres

* Where centres are in decline, plan for their future to encourage
economic activity (paragraph 23).

8.3 The Planning Practice Guidance (PPG) sets out a list of “main town
centre uses”, these are: retail, leisure, entertainment, intensive sport and
recreation uses, offices, arts, culture and tourism. The NPPF states that the
Plan should define a network and hierarchy of centres together with the
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extent of both town centres and primary shopping areas. Within these
centres primary and secondary shopping frontages should be defined.

8.4 Local Plans are required to assess and plan for the needs of main town
centre uses and adopt a ‘town centre first’ approach to allocating sites
to meet the identified need. A positive approach is needed to improve
parking in town centres and where the vitality and quantity is threatened.

The Oxford story — background evidence and the Sustainability Appraisal:

8.5 The Retail and Leisure Needs Assessment (RLA) provides a thorough
assessment of the performance of the city and district centres in Oxford. In
creating and supporting a viable city, retail and the role of all the centres
needs to continue to strive to achieve sustainable economic growth and
encourage urban renaissance to deliver sustainable development.

8.6 The RLA shows that all these centres were performing well and each of
the district centres had their own distinctive characteristics and strengths
but that there was scope through future policy changes to positively
promote a greater mix of uses including leisure, residential, employment
and community activities.

8.7 The SA highlighted how policies which promote and support the city
centre and a wider role for the district centres will have positive impacts
on various SA objectives, especially in promoting vibrant communities,
poverty, social exclusion and inequality, and essential services and facilities.
The SA identified the potential for the loss of local retail facilities if there
were no policy protections and it was left to the market to determine and
the negative impact that would have. The SA also found that concentrating
development in the city centre has the potential to harm the historic
character of the area if not suitably managed and designed.

Responses to first steps consultation:

8.8 In relation to the city centre, there was strong support for pedestrianisation
in creating a more pleasant environment. Suggestions were made for
improvements to specific streets including Hythe Bridge Street, Queen
Street and Cornmarket Street. Some were concerned about the need to
consider cyclists and the management of these spaces. The impact of the
new Westgate on other city centre streets should be reviewed, to ensure
the entire city centre is supported to perform strongly.

8.9 District centres were very well supported and the need to enhance the
distinct character of each centre, together with the range of facilities on
offer was supported. Blackbird Leys, Templars Square (Cowley Centre),
Cowley Road, and Headington were highlighted as ones which would
benefit from greater range of facilities and creation of some central
features. There was support for more local independent businesses and
additional community facilities within district centres.

Potential policy responses:

8.10  The Hierarchy of Centres
The city centre will continue to be the major centre for a wide range of
town centre uses throughout the plan period. The city centre performs a
local function, providing a range of day-to-day facilities for those who live
or work in the centre; however it also provides a much wider sub-regional
function, offering higher-order facilities for those in the rest of the city and
in the wider area. As referenced in earlier sections, the level of demand on
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8.11

8.12

8.13

the city centre means that there are challenges in terms of congestion and
transport capacity. Accommodating more of the forecast need for town
centre uses in the city centre will offer benefits in terms of linked trips
and in terms of longer distance sustainable travel (for example for those
arriving from the wider area by train or by bus from neighbouring towns).
Accommodating more growth in an already congested centre will need to
be done sensitively and appropriately. It is clear that the city centre will not
be able to accommodate all of forecast need for town centre uses.

Oxford already benefits from an established network of smaller district
centres; the Local Plan’s vision for the city is that these district centres play
an important and extended role in the future and accommodate much of
the forecast need for town centre uses. District centres offer the opportunity
to provide facilities more locally for communities which can reduce the need
to travel and ease the pressure on the arterial routes into the city centre.
Including a range of town centre uses in district centres will offer (albeit on
a smaller scale) many of benefits traditionally associated with the city centre.
These include for example, ease of access (especially by public transport); the
capacity for linked trips; a vibrancy related to a varied range of uses; activity
throughout the day and evening; and providing a heart of the community.

In addition there are a series of local centres in Oxford. These centres
generally have less opportunity to accommodate significant growth but
play an important role in providing for local day-to-day needs. Local centres
can offer a supportive role to the larger district centres.

It is important that new development proposals are appropriate to the role
and function of the centre. The hierarchy of these centres is important
as it directs developments to areas with best public transport accessibility
and co-locates development with other popular uses therefore limiting the
need to travel and promoting a sustainable approach. These centres act as
a transport hub, where residents, visitors and workers can walk or cycle
to and then link up with public transport services as part of an integrated
and sustainable approach to travel. The NPPF calls centres ‘town centres’.
In Oxford these are proposed as:

Table 3: Centre hierarchy
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Cowley Road; Headington; Summertown; Blackbird Leys as currently defined by the district centre
boundaries

Local centres St Clements; Walton St and Little Clarendon St; High St (east); Rose Hill.

8.14  Centre boundaries would be reviewed and defined on the Policies Map.
The Local Plan 2001-2016 includes further centres called Neighbourhood
Centres. These are not supported as ‘town centres’ by the NPPF so would

not be included in the hierarchy of centres.

Opt 91: Hierarchy of centres for town centre uses

Policy approach Consequences of approach/discussion

A) Preferred option: Include a
hierarchy of centres that defines areas/
centres that are suitable for a range of
uses that attract a lot of people and to
establish the priority locations for retail,

This option fully accords with national guidance (NPPF) which promotes
competitive town centre environments and encourages ‘town centres' to be
placed at the ‘heart of their communities” and be supported and delivered
through a ‘defined network of centres.’ This approach promotes sustainable
travel by directing major developments to the city centre and district centres,

Odtord

Local Plan 2036

113

Preferred Options Document




cultural and tourism development:

1. City centre

2. Primary district centre (Cowley centre)
3. District centres

4. Local centres

B) Rejected Option: Expand

the hierarchy of centres (Option a)
significantly to include centres of
employment as well. Employment
development that attracts a large
number of people should be focused on
city and district centres or existing major
employment sites.

C) Rejected Option: Expand the
hierarchy of centres (Option a) to include
Park and Ride sites.

D) Rejected Option: Do not specify
general areas for uses that attract a lot
of people.

which are ‘transport hubs' accessible and well served by public transport, cycling
and walking facilities.

This policy approach would apply to a range of uses which the NPPG terms
“town centre uses”. In addition it accords with national guidance which makes
it necessary for Local Plans to ‘define a network and hierarchy of retail centres'.
This hierarchy would be used for the retail ‘sequential approach” and ‘impact
assessment’ to support their vitality and viability.

This option to expand the hierarchy to include centres of employment would not
accord with national guidance (NPPF). In some cases these additional centres
of employment may be in out-of-centre locations, such as the Oxford Business
Park, which is not at present well served by public transport. Furthermore their
designation within the hierarchy of centres could potentially attract other uses,
such as retail and leisure which may then be competing with ‘employment’ uses
for limited space. The Employment Land Assessment (ELA) makes it clear that
there is a shortfall of ‘employment land” within Oxford to meet future forecast
demand.

This option to include Park and Ride sites would not be in conformity with
national policy. Whilst they play an important role as ‘transport hubs' they are all
in out-of-centre locations and in some cases within areas of low lying land/flood
plain. So to include them within the hierarchy could potentially attract further
major development to these less sustainable areas compared to the hierarchy in
Option a.

This option would clearly be contrary to national government policy. It would
be in direct conflict with the "town centre first" policy; and would not promote
sustainable development or sustainable travel.

Opt 92: Widening the role of district centres

Policy approach

Consequences of approach/discussion

A) Preferred option: Define specific
mix/role policies for each district centre
to reflect the local character/function/
strengths and any development
opportunities.

Review the boundaries of the district
centres.

B) Rejected Option: Do not include a
policy that defines a distinct mix/role for
each district centre.

The Retail and Leisure Needs Assessment recognised that each district centre
had its own distinctive character. Whilst each of these centres is performing

well according to key indicators there was an acknowledgement that there are
challenges facing these centres, not least from online trading that could threaten
their future vitality and viability. This option responds by seeking to build on the
strengths of each centre but ensure positive measures are taken to promote
economic growth through a greater mix of uses, both commercial and residential
and ensure that they continue to provide the focus for the local community. The
role of these centres as an important ‘transport hub’ should be recognised and
developed.

There is no acknowledgement of the distinctive role that each district centre
performs and the opportunities that each has. This would not help develop the
identities of the district centre and would continue the status quo.

8.15
The NPPF states that local
approach to the location

The sequential approach and impact assessments

planning authorities should apply a sequential
of town centre uses, and a sequential test to

planning applications for main town centre uses that are not in an existing
centre. It further states that when assessing applications for retail, leisure
and office development outside of centres, local planning authorities

should require an impact

assessment to demonstrate that they will not

have a significant adverse impact (cumulatively with other commitments in
the area) on any defined centres.
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Opt 93: The “sequential approach” and “sequential test”: location of town centre uses

Policy approach

Consequences of approach/discussion

A) Preferred option: Include a policy
which sets out the sequential approach
based on: centres first, then edge of
centres and only out-of-centre locations
where no alternative sites are available.
Require applicants to demonstrate

how they have applied the sequential
approach.

Include criteria that will be used to
assess applications for town centres
uses outside of the existing centres.
These could include accessibility by
public transport; that negative impacts
on the road network can be mitigated;
and no harm to adjoining land uses.

B) Alternative Option: Do not include
a policy that sets criteria for town centre
use proposals outside of centres.

The NPPF states that authorities should apply a sequential approach to the
location of town centre uses. This option would set out the sequential approach
that forms part of the strategy of the Local Plan and a policy that would be
used to assess and determine planning applications that lie outside the defined
‘centres’.

This option provides a sequential preference in line with the NPPF by suggesting
‘edge-of-centre’ sites first and ensures that only out of centre locations are
considered when they are considered acceptable in line with the criteria.

The NPPF defines ‘edge-of-centre’ for retail purposes as a location that is well
connected and up to 300 metres of the primary shopping area. For all other
main town centre uses, a location within 300 metres of a town centre boundary.
For office development, this includes locations outside the town centre but
within 500 metres of a public transport interchange. In determining whether a
site falls within the definition of edge of centre, account should be taken of local
circumstances.

(This links with the option on primary and secondary shopping frontages
below.)

This option relies on national policy to inform decisions on town centre use
proposals outside the centres. The NPPF references accessibility and connectivity
to the centres as criteria for assessing proposals but no further or locally specific
criteria.

for town centre uses that are n

Opt 94: “Impact Assessment”: threshold for requiring an impact assessment for applications
ot located in existing centres

Policy approach

Consequences of approach/discussion

A) Preferred option: Require new
retail developments of 350m? gross and
above to submit an impact assessment
on the city centre and district centres
and local centres.

B) Alternative Option: Do not
include a policy setting a locally defined
threshold for requiring an impact
assessment on the centres. Rely on the
nationally set 2,500m? threshold.

The NPPF states that authorities should require an impact assessment for
applications for town centre uses proposed outside of existing centres. This
would be used to demonstrate that they will not have a significant adverse
impact (cumulatively with other commitments in the area) on any defined
centres in Oxford. The default threshold for this requirement is 2,500m? however
the NPPF allows for a locally set threshold.

The Retail and Leisure Study has identified the dynamic growth in smaller
convenience stores operated by the major grocers. The main grocers are
generally seeking new convenience stores with a minimum floorspace of

around 372m? (4,000ft2) gross, which would be missed by the national default
threshold but be picked up with a 350m? threshold. In addition, modern retailers
selling a range of comparison goods have requirements for larger format shop
units with a minimum floorspace of circa 465m? gross which provides operators
with the necessary minimum “critical mass' of sales needed.

A reliance on the nationally set 2,500m? would not capture a significant
proportion of proposals for new development that are likely to come forward in
Oxford.

8.16

Maintaining the Vibrancy and Vitality of the city centre and district centres

The city centre: Over the past decade there have been many changes

in the city centre. George

Street and Gloucester Green have developed a

leisure and cultural focus with an increase in the number of restaurants
catering for the evening economy centred on the cinema and theatres. The
traditional and vibrant Gloucester Green market remains popular.
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8.17  The city centre’s shopping ‘heart’ is currently centred on Cornmarket St,
the Clarendon Centre and Queen Street. The opening of the new Westgate
Shopping Centre will result in changes, with occupiers shifting around.
New occupiers may come forward and new independent retailers might
also emerge. Policy will need to be flexible towards this.

8.18  The High Street remains a popular location for many high-end shops and
the Covered Market is a unique asset as it increases the diversity of retail
in the city centre. Broad Street is a focus for tourists as it is home to the
Visitor Information Centre, specialist markets and acts as a gateway to the
prime tourist attractions of the Sheldonian Theatre, Bodleian Library and
Radcliffe Camera.

8.19 The Local Plan needs to recognise these changes and build on them to
ensure that all areas of the city centre develop an identity, continue to
remain vibrant during the day and night time and provide for the shopping
and leisure needs of local people and visitors. The NPPF says that Local
Plans should identify Primary Shopping Frontages (PSF) and Secondary
Shopping Frontages (SSF) on the Policies Map and make clear which uses
will be permitted in such locations.

8.20  PSF aim to maintain a high proportion and dominance of A1 (shops)
whereas the approach to SSF is more relaxed and allows for a much wider
variety of A Class occupiers (shops; professional; food and drink; drinking
establishments; hot food takeaways). By categorising the streets as PSF or
SSF enables a different level of control over their uses. PSF would protect
A1 uses more strongly, SSF would have much more flexibility for other A
uses.

8.21  The options below include two different proposals for the city centre PSF
and SSF which are set out below and in the accompanying maps.

Opt 95: Primary and Secondary Shopping Frontages of the city centre

Policy approach Consequences of approach/discussion

A) Preferred option: Identify the This approach adopts the recommended shopping frontages and hybrid
Primary and Secondary Shopping policy proposed in the Retail and Leisure Study. The hybrid policy allows more
Frontages in the city centre. flexibility across the whole of the city centre. It incorporates the recommended

percentages of A1 in the PSF and A Classes in the SSF.
PSF and SSF would remain broadly

similar to the frontages in the Local By including the new Westgate Centre and the Clarendon Centre in the PSF

Plan 2001-2016 with the main changes calculations, it will establish a significant proportion of A1 in the PSF meaning

being: that there will naturally be more flexibility within the remainder of the PSF,

* George St would become SSF from such as in Cornmarket St where there is a growing interest for food and drink
PSF establishments.

e St Ebbe’s would become SSF from PSF

By classifying George St and Gloucester Green as SSF allows significant flexibility

Within these, adopt a flexible ‘hybrid’ for all A uses with no specific requirement for a proportion of A1.

policy that maintains A1 at 70% in

PSF and 80% A Class in SSF across the City centre PSF would include: Queen Street; High St (west); Cornmarket St;

whole city centre. Allows other uses as Broad St; Magdalen St; new Westgate Centre; Clarendon Centre; Market St

exceptions if criteria are met such as: (part); Golden Cross;

* Development would not have a
significant adverse impact on the role | City centre SSF would include: George St; Gloucester Green; Gloucester St; St

and function of the centre Aldate’s (part); St Ebbes St; Bonn Sq; Market St (part at western end); Turl St;

* Development would make more St Michael’s St (part); Ship St (part); New Inn Hall St (part); Shoe Lane; New Inn
efficient use of the upper floors. Hall St (part).

Allow no other uses other than A1, A3, See Map 4 for detailed map.

A4 and A5 in the Covered Market.
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Support new residential and
employment on upper floors.

Identify the shopping frontages and
resulting Primary Shopping Area on the
Policies Map.

B) Alternative Option: Identify
the Primary and Secondary Shopping
Frontages in the city centre.

PSF and SSF would alter significantly

from the Local Plan 2001-2016 as

follows:

© Queen Street and the High Street
(from Carfax to the Covered Market)
would remain as the only PSF

e All other shopping frontages would
be SSF

e Exclude the new Westgate centre,
Clarendon Centre and Covered
Market from shopping frontages

Within these, adopt a flexible "hybrid’

policy that maintains A1 at 70% in

PSF and 80% A Class in SSF across the

whole city centre. Allows other uses as

exceptions if criteria are met such as:

© Development would not have a
significant adverse impact on the role
and function of the centre

 Development would make more
efficient use of the upper floors.

Support new residential and
employment on upper floors.

Identify the shopping frontages and
resulting Primary Shopping Area on the
Policies Map.

C) Rejected Option: Do not include a
policy to identify Primary and Secondary
Shopping Frontages and do not place
any restrictions on shop frontage

but rely on the market and Permitted
Development and Prior Approval process
(gaining approval for a change of use
without requiring planning permission).

The NPPF requires the definition of Primary Shopping Area that generally
comprises the primary and secondary shopping frontages. The resultant
boundary would be used in assessing proposals in edge of centre locations (see
option on the “sequential approach” and “sequential test”: location of town
centre uses above).

This approach does not adopt the recommended shopping frontages in the
Retail and Leisure Study. It adopts the Study’s hybrid policy which allows more
flexibility across the whole of the city centre. It incorporates the recommended
percentages of A1 in the PSF and A Classes in the SSF.

By only classifying Queen St and the western end of the High St as PSF would
grant significant flexibility for units within the SSF to change to any A Class
use. This might provide more opportunities for the SSF to adapt to changes

in the retail sector. Only Queen St and High Street would be afforded specific
protection for A1.

The new Westgate Centre, Clarendon Centre and Covered Market would be
excluded from the shopping frontages and left to manage themselves within the
context of their bespoke management arrangements.

City centre PSF would include: Queen Street; High St (west);

City centre SSF would include: Cornmarket St; Broad St; Magdalen St; Market

St (part); Golden Cross; George St; Gloucester Green; Gloucester St; St Aldate’s
(part); St Ebbes St; Bonn Sq; Market St (part at western end); Turl St; St Michael's
St (part); Ship St (part); New Inn Hall St (part); Shoe Lane; New Inn Hall St (part).

See Map 4 for detailed map.

This approach would be contrary to the NPPF which requires Local Plans to set
policies that identify PSF and SSF and make clear which uses will be permitted
in them.

For the purposes of assessing Prior Approval applications an indication would
still be required of the proportion of A1 uses expected in the PSF to ensure that
A1 loss would not impact upon shopping provision.

It would likely result in the erosion of key shopping streets to other non-A1
(shop) uses.
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Map 4: Preferred Option primary and secondary retail frontages and
primary shopping area in the city centre
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8.22 District and local centres: Each of the district centres has a distinctive
character and has strengths and opportunities on which to build. The
Retail and Leisure Study has looked at each in detail as well as seeking
feedback from household surveys and has made recommendations for
how the Local Plan could help shape these centres. The NPPF looks to
promote and strengthen “town centres’, which district centre are classed
as, and says Local Plans should identify Primary Shopping Frontages (PSF)
and Secondary Shopping Frontages (SSF) on the Policies Map and make
clear which uses will be permitted in such locations.
8.23  Local centres include a range of shops and some services of a local nature
serving a small catchment area.
Opt 96: Primary and Secondary Shopping Frontages of district and local centres
Policy approach Consequences of approach/discussion
A) Preferred option: Include a policy | Derived from the Retail and Leisure Needs Study, exceptions and Shopping
identifying the Primary and Secondary Frontage requirements would be developed along these lines:
Shopping Frontages for the district
centres. Cowley Centre (primary district centre): Providing the range of retail units and
. o type of environment that will attract high quality operators; additional quality
Within each_dlst’nct a_nc? local centre, cafés, restaurants and bars; improving the pedestrian connections between the
adqpt g flexible hypr|d p0|'CY_ that shopping centre and retail park. PSF should aim to maintain 70% of A1 Uses;
maintains a proportion of A1 in PSF SSF should aim to maintain 60% of Class A Uses.
and A Class in SSF across each District
and |o§al cgntrg. A_”0W5 other uses as Blackbird Leys: Improvement and investment including the surrounding services
exceptions if criteria are met such as and facilities to bring forward a modern centre that is fit for purpose. PSF should
(criteria could vary depending on the aim to maintain 50% of A1 Uses; SSF should aim to maintain 85% of Class A
district centre): Uses.

* Development would not have a
significant adverse impact on the role | Cowley Road: Consolidation of a retail core and a clearer definition of the

and function of the centre primary shopping area; acknowledge the current restaurant and leisure
* Development would make more provision. PSF should aim to maintain 60% of A1 Uses; SSF should aim to
efficient use of the upper floors. maintain 90% of Class A Uses.
Support new residential and Headington: Improve the quality of the centre’s comparison goods offer;
employment on upper floors. develop restaurant cultural and leisure opportunities. PSF should aim to maintain

60% of A1 Uses; SSF should aim to maintain 90% of Class A Uses.
Local centres would include St.

Clements, Walton Street and Little Summertown: build on its independent offer by enhancing the variety and
Clarendon Street, High Street (east) and | choice of retailers; consider potential development sites. PSF should aim to
Rosehill. maintain 60% of A1 Uses; SSF should aim to maintain 90% of Class A Uses
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PSF and SSF boundaries to be based on
the recommendation in the Retail and
Leisure Study.

B) Rejected Option: Do not include a
policy to identify Primary and Secondary
Shopping Frontages and do not place
any restrictions on shop frontage

but rely the market and Permitted
Development and Prior Approval
(gaining approval for a change of use
without requiring planning permission).

Local centres: PSF should aim to maintain 50% of A1 Uses; SSF should aim to
maintain 85% of Class A Uses.

It would make more efficient use of land by encouraging residential and
employment on upper floors.

The NPPF requires the definition of Primary Shopping Area that generally
comprises the primary and secondary shopping frontages. The resultant
boundary would be used in assessing proposals in edge of centre locations (see
option on the “sequential approach” and “sequential test”: location of town
centre uses above).

This approach would be contrary to the NPPF which requires Local Plans to set
policies that identify PSF and SSF and make clear which uses will be permitted
in them.

For the purposes of assessing Prior Approval applications an indication would
still be required of the proportion of A1 uses expected in the PSF to ensure that
AT loss would not impact upon shopping provision.

It would likely result in the erosion of key shopping streets to other non-A1
(shop) uses.

Map 5: Cowley Centre
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Evening, cultural and social activities

Oxford has a rich infrastructure of cultural and social activities and venues,

from theatres, museums,

cinemas, galleries, sports and music venues to

restaurants and pubs. These uses can help to keep a centre vibrant and
active and add greatly to the local quality of life.

Opt 97: Evening economy: cultural and social activities

Policy approach

Consequences of approach/discussion

A) Preferred option: Include a criteria
based policy which protects existing
venues, and provides a more detailed
policy approach to determining new
proposals (e.g. locational, clustering, and
neighbourliness issues).

B) Alternative Option: Do not include
a policy on the evening economy but
rely on other policies relating to the city
and district centres.

There is a national trend of music and other social venues closing in large part
due to other non-cultural uses commanding higher land values. This approach
would help guard against the unnecessary loss of valued social, recreational and
cultural facilities and services. It would help ensure that such facilities are able to
develop and modernise and are retained for the benefit of the community.

It is important that evening economy uses can flourish and co-exist with other
uses especially where they are found in close proximity to one another. A specific
policy could vary across the centres in response to local character, to ensure that
the appropriate approach is taken to locational and neighbourliness issues.
Leisure, entertainment, cinemas, restaurants, night-clubs, bars and arts and
cultural uses (among others) all fall within the NPPF definition of “main town
centre uses”. This means that they are generally appropriate in town centres (in
Oxford these are the city and district centres) and are subject to the “sequential
approach” and “hierarchy of centres” described above.
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Ensuring Oxford is a vibrant and enjoyable city
to visit

National Planning Policy says:

8.25  The NPPF refers to tourism in relation to its acceptability as a town centre
use in order to promote the vibrancy and competitiveness of these areas.
The PPG notes that tourism is extremely diverse and covers all activities
of visitors. It states that local planning authorities, where appropriate,
should articulate a vision for tourism in the Local Plan, including identifying
optimal locations for tourism.

8.26  The government's Tourism Action Plan (2016) supplements the industrial
strategy and focuses on making the sector more internationally competitive
and resilient and ensuring that the benefits of growth in the sector are felt
widely. Aspects of the action plan particularly relevant to the Local Plan are
improving skills in the sector and the quality of the public transport offer.

The Oxford story — background evidence and the Sustainability Appraisal:

8.27 Oxford has an increasing number of visitors and overnight stays and
remains a crucial destination of the national tourism industry. However,
Oxford has a very large number of tourists making very short visits, often
only for part of, or one day. The economic benefits to the city of these
short visits are slight, while the impact of these visits is significant. For
example many of these short-visit tourists arrive on coaches for the day;
these add to the pressures on the highway network, add to congestion
and require land for parking. These transport impacts are addressed in
Section 7 on Transport. Policies which facilitate increased overnight stays
will result in greater spend in Oxford’s shops and restaurants which will in
turn boost their viability and Oxford’s economy.

8.28  The SA highlighted how policies which support Oxford’s tourist industry
will have positive impacts on various SA objectives, especially in promoting
sustainable tourism and a vibrant economy. However, the SA highlights
potential conflicts between the enhancement of Oxford’s attractiveness
for visitor and the strain on the existing transport infrastructure and the
potential damage to Oxford's communities if their needs are not supported
alongside a growth in tourism.

Responses to first steps consultation:

8.29  Some respondents commented that they disliked the high levels of tourism
Oxford attracts, that there were too many large groups of tourists and that
Oxford needs quality businesses which caters to the needs of local residents
rather than tourists. While the income from tourism is an important part
of the city’s economy, this is an indication that Oxford requires a better
management of its tourists and, in particular, balancing the needs of
visitors with the needs of residents.

Potential policy responses:

8.30 Visitor facilities
In addition to tourists the short-stay accommodation market is very strong
for business travellers in the city and provision of more accommodation
would additionally help support the economy objectives of the Local
Plan. The hotel background paper highlights that when Oxford’s hotel
occupancy and room rates are compared with those of comparable cities,
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there is unmet demand and potential for growth in all varieties of short-stay
accommodation. Oxford is an internationally significant tourist destination
and needs robust tourism policies which both encourage longer-stay
tourism and mitigate the negative effects of tourism (especially those of
short visit tourism) on its residents and businesses. Policies will need to be
clear in the stance taken in balancing these considerations.
8.31 Increasingly, short-term lets of domestic properties are being marketed as
holiday lets and for those who work in Oxford during the week, through
websites such as AirBnB and Tripadvisor. In 2016 524 properties were
found to be available for short lets in Oxford on the AirBnB website. 300 of
these were whole house lets. The way that properties are being let means
that no planning application to change use from a domestic property is
required. Currently few regulations apply and business rates are rarely
applicable. The location of this type of accommodation also cannot be
controlled. Consideration will be given to implementation of any legislation

introduced that provides the ability to better control these uses.

Opt 98: Tourist/Visitor attractions

Policy approach

Consequences of approach/discussion

A) Preferred option: Have a policy
permitting new tourist attractions

only where they will not increase road
congestion, i.e. in locations easily
accessible by public transport, and
particularly the city and district centres,
where they can be served by existing
facilities, or through improvements to
public realm or facilities.

B) Alternative Option: Have a
policy that does not permit new tourist
attractions.

C) Alternative Option: Do not include
a policy on tourist attractions.

D) Rejected Option: Include a policy
that is generally permissive of tourist
attractions.

This offers great benefits to all SA objectives it affects but most notably it has
potential for reduced congestion and economic benefits as this option also lends
itself to enhancing the vitality of the centres. It would be important not create
attractions which conflict with the historic city centre and undermine Oxford's
character.

This option would limit the impact of tourism on Oxford’s transport system and
communities and could also help maintain the historic character of the city
centre by limiting new developments . However, this will not contribute to the
understanding and appreciation of Oxford's unique history nor make it more
accessible. More damaging to Oxford would be, however, the damage to its
tourism industry and thereby its economy.

Would be reliant on other policies to control the negative effects of potential
developments.

This would not limit development of new attractions to. This may help to support
restoration projects and finance upkeep of historic buildings which could help to
protect the historic character of the city centre; however, the potential implications
on transport are severe. This option allows the possibility of locating attractions far
from existing transport hubs which could generate more congestion.

Opt 99: Short-stay accommodation (hotels and guest houses)

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination of
A + B): Include a policy which seeks to
prevent the loss of existing short-stay
accommodation to other uses.

B) Preferred option (Combination of
A + B): Include a policy to permit new
purpose-built short-stay accommodation
in the city centre, district centres and on
Oxford’s main arterial roads.
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Given the importance of tourism to Oxford and the demand for hotel bed spaces,
identified in the hotel background paper, it is important to seek to prevent the
loss of existing visitor accommodation to other uses. Inclusion of criteria which
must be met before a loss will be permitted (such as viability, marketing etc.)
would ensure that existing sites that function poorly are not prevented from
being redeveloped.

This approach would encourage the provision of accommodation, which would
contribute to Oxford's long-term goal of encouraging a higher percentage of
visitors to stay overnight in Oxford and benefit the economy. Allowing short stay
accommodation in the centres will also enhance the vibrancy of these areas;
and the NPPF deems this an acceptable use for such areas. The pressure on the




C) Alternative Option: Allow new
short-stay accommodation in the city
centre and at district centres.

D) Alternative Option: Allow new
short-stay accommodation across the
city.

E) Rejected Option: Include a
policy to prevent new short-stay
accommodation.

F) Rejected Option: Include a policy
which allows the loss of short-stay
accommodation to other uses.

G) Rejected Option: Do not include a
policy on short-stay accommodation.

centres to accommodate a wide range of uses could be alleviated by allowing
short-stay accommodation additionally along arterial routes. This option could
also apply to extension of existing premises in these locations. Potential risks
to this approach could include an increase in traffic along arterial roads, or risk
this use becoming dominant; the policy would need to consider how these risks
could be mitigated.

This approach will enhance the vibrancy of the city and district centres as
supported by the NPPF. However only allowing short-stay accommodation in
such a limited number of locations could result in this use squeezing other uses,
resulting in a loss of variety which is so important in these centres. This option
could also apply to extension of existing premises in these locations.

This will offer the potential for many more sites to be deemed appropriate

for development for short-stay accommodation. It could potentially greatly
encourage overnight stays in Oxford and add to Oxford's economy. This option
could also apply to extension of existing premises. However, allowing these
facilities across Oxford could result in sites coming forward that are poorly
located in terms of adding to congestion or impacting on residential amenity for
example.

It is quite likely that this would in practice reinforce the current situation with
more tourists opting to visit for the day only and limited if any effect on overall
numbers. This option would enable more sites to be developed for other
priorities, however it would hamper Oxford's long term, tourist objective of
encouraging more overnight stays and increased visitor spends in Oxford. This
could harm Oxford's economy.

Given the range of other priority uses in the city it may be beneficial to
consider alternative uses for existing short-stay accommodation. Short-stay
accommodation sites are generally located in either city centre type locations,
which could be redeveloped (for retail, office or residential uses for example)
or residential areas and so could be converted or redeveloped to provide more
homes. This option would however severely hamper Oxford's long term, tourist
objective of encouraging more overnight visitation and increased visitor spends
in Oxford.

This approach fails to recognise the importance of the tourism sector and creates
great uncertainty. It fails to promote Oxford's objective of encouraging overnight
visitation. This means Oxford is reliant on market influences alone to provide

adequate accommodation and the lack of direction also means any new facilities

could be poorly located to serve their purpose.

Providing communities with facilities and services

National Planning Policy says:

8.32

8.33

The NPPF states that the planning system should seek to support: “strong,
vibrant and healthy communities, by providing the supply of housing
required to meet the needs of present and future generations, and by
creating a high quality built environment, with accessible local services
that reflect the community’s needs and support its health, social and
cultural well-being” (paragraph 7). It says that local authorities should
plan positively for the provision and use of community facilities and other
local services, guarding against loss of valued facilities and ensuring an
integrated approach to considering the location of housing, economic uses
and community facilities and services.

The NPPF states “Local planning authorities should work with other
authorities and providers to assess the quality and capacity of infrastructure
for transport, water supply, wastewater and its treatment, energy (including
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8.34

heat), telecommunications, utilities, waste, health, social care, education,
flood risk and coastal change management, and its ability to meet forecast
demand” (paragraph 162). It also states that “it is equally important to
ensure that there is a reasonable prospect that planned infrastructure is
deliverable in a timely fashion (paragraph 177)

The PPG contains more details on the operation the Community
Infrastructure Levy and the links with other forms of planning obligation.

The Oxford story — background evidence and the Sustainability Appraisal:

8.35

8.36

8.37

8.38

8.39

The Oxfordshire Clinical Commissioning Group is responsible for buying
health services for those who live in Oxfordshire. All GP practices are
members of OCCG, and the CCG’s priorities are informed by the health
professionals who work at these surgeries. Current priorities in the
Oxfordshire CCG Strategy for 2014/15-2018/19 include delivering fully
integrated care, close to home, for the frail elderly and people with multiple
physical/mental health needs and continuing to provide preventative care
and to tackle health inequalities for patients and carers.

The Oxfordshire Healthcare Transformation Programme is working towards
development of plans for the next generation of integrated GP, community
and hospital services. This is part of the Buckinghamshire, Oxfordshire and
Berkshire Sustainability and Transformation Plan.

The programme’s aims are to:

e Provide innovative ways of delivering outcomes for a society that lives
longer and expects more

* Maximise the value of Oxfordshire’s health and social care spend

e Find ways to become better at preventing and managing demand

* Help people to take greater responsibility for their own health and
prevent avoidable disease

The Board behind the programme is made up of the Oxfordshire Clinical
Commissioning Group, Oxford Health NHS Foundation trust, Oxford
University Hospitals NHS Trust, South Central Ambulance NHS Foundation
Trust, the Oxfordshire GP Federations and Oxfordshire County Council. The
Local Plan will need to reflect the programme and outcomes of this work.

The SA indicates that policies which seek to provide communities with
facilities and services will have positive impacts on wide range of SA
objectives, especially in promoting vibrant communities, poverty, social
exclusion and inequality and essential services and facilities, but also human
health and education. The SA does not identify any negative impacts from
these policy approaches on the SA objectives.

Responses to first steps consultation:

8.40

At the First Steps consultation there was concern about the pressure that
new employment and housing development might place on infrastructure.
There was a view that current infrastructure could not support growth
and that new or improved infrastructure needs to be in place to facilitate
the growth. Comments were made that any new areas of housing need
access to community facilities and new infrastructure and that family
accommodation should be near schools and that GP provision needs
improvement. Many people felt that it was important for developers to
contribute to the provision of infrastructure. It was suggested that the
focus should be on improving facilities in the most deprived areas.
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Potential policy responses:

8.41

8.42

8.43

Provision of infrastructure and facilities to support new development
It is important that new development in Oxford is supported by sufficient
infrastructure. The options below consider funding of the infrastructure and
also some key facilities that will be needed to support new development.
Some facilities, such as sports facilities, community facilities and schools,
have been considered elsewhere in the Preferred Options Document.

It is intended that the Local Plan makes provision for the integration of any
potential future sustainable urban extensions to the city. It may be that, as
a result of the work of the Oxfordshire Growth Board and neighbouring
Local Plans, housing is proposed on the edge of Oxford. It will be important
therefore to ensure that connections and links, and access to infrastructure
and facilities within the city are available to residents of the new homes.

The City Council will look at funding infrastructure across Oxford through
a range of mechanisms including Growth Funds and the Local Enterprise
Partnership.

Opt 100: Infrastructure and developer contributions

www.oxford.gov.uk

Policy approach

Consequences of approach/discussion

A) Preferred option: Include a
policy that sets out the approach to
developer contributions (e.g. Community

A policy will help to provide clarity and certainty about what is expected in
Oxford. However the mechanism for requiring contributions from developers
to pay for infrastructure needs is unlikely to remain the same during the Plan

Infrastructure Levy and Section 106).

B) Alternative Option: Do not include
a policy on Infrastructure and developer
contributions.

period. There is a risk that any policy will become superseded by changes to the
regulatory framework. Any such policy will need to be carefully framed.

The mechanisms for infrastructure and developer contributions are set out clearly
in Government guidance. The City Council intends to update its CIL charging
schedule. This means that specific policy wording may be unnecessary. However,
to make a clear link between further guidance and the Local Plan, a policy may

be required.

8.44

Utilities

Smart Oxford is a strategic programme of a wide range of city partners
working together to develop and promote Oxford as a smart city. The
aim of Smart Oxford is to build a stronger, safer, economically and
environmentally sustainable city, to help its people to identify and be part
of city solutions, to provide a test bed for world class researchers and
innovators, to generate growth and jobs, to advance economic & social
prosperity, and to help improve the quality, effectiveness and efficiency of
city services®. The Council will seek to ensure that all new development
and wherever possible all residents and business have ubiquitous access to
superfast speeds of internet connectivity.

Opt 101: Delivering High Quality Ubiquitous Digital Infrastructure

> www.oxfordsmartcity.uk

Policy approach

Consequences of approach/discussion

A) Preferred option: Require all
developers of employment floorspace
over a certain threshold to include the
necessary infrastructure to ensure that
future business occupants can benefit
from high quality digital facilities.

Include a policy which is supportive of
the expansion of high quality ubiquitous
digital communications.

for car journeys.

Preferred Options Document

This will promote economic growth for businesses and encourage new
businesses to Oxford. Improvements in the digital infrastructure should improve
communications and remote working opportunities therefore reduce the need
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B) Rejected Option: Do not include a Not having a policy would not deliver Smart City objectives
policy on digital infrastructure provision.

Opt 102: Waste water and sewerage infrastructure

Policy approach Consequences of approach/discussion

A) Preferred option: Do not include Thames Water comment on individual planning applications and can object if
a policy on water and sewerage an area does not have sufficient water and waste water infrastructure capacity.
infrastructure. If this occurs, the City Council would add a condition to a planning permission

requiring that the infrastructure is provided which would be undertaken through
other legislative requirements.

When planning strategically, as through this Local Plan process, Thames

Water would be consulted on proposed sites for development to ascertain
infrastructure capacity. Any issues identified at these early stages would aim to
be resolved through the Plan making process.

The absence of a policy would not cause infrastructure issues because other
legislative frameworks exist to address this.
B) Rejected Option: Include a policy As explained above, other legislative requirement exist to ensure that
that would permit development only development has adequate water and waste water capacity. A restrictive policy
where sufficient capacity exists or where | would conflict with the existing legislative process.
extra capacity can be provided.

8.45 Access to education (state primary and secondary schools), primary
healthcare and community facilities
The provision of sufficient school places is the responsibility of Oxfordshire
County Council as the Local Education Authority. The Local Plan’s role is to
ensure growth is supported by necessary infrastructure including education
and it can protect sites and encourage intensification to increase school
place capacity. Meeting school places has wider sustainability effects than
simply education, it is also about reducing inequalities across Oxford, and
schools are increasingly performing multi-functions in terms of being a
wider community hub incorporating other social benefits such as access
to sports facilities, community facilities or health services, as exemplified at
Barton Park new community hub which incorporates the primary school.

8.46  Community facilities can include community centres, children’s centres,
meeting venues for the public or voluntary organisations, public halls and
places of worship, leisure centres, pavilions, stadiums, public houses, club
premises or arts buildings that serve a local community. Other types of
buildings might also be classed as, and function as, community facilities.

8.47  These are important in meeting social, leisure, cultural and religious needs
and help develop social inclusion and a high quality of life. Sometimes
facilities might not be fit-for-purpose or provide poor accessibility where
improvements on site or nearby might be more sustainable. Co-locating
multiple facilities on a single site can be an efficient way to improve
accessibility and quality.

8.48 Due to the changing nature of socialising habits a number of traditional
pubs have struggled and closed. There are often other land uses which are
more valuable or profitable. However the traditional pub has an important
social function for the community they serve. It can provide a local meeting
place, venue for entertainment and a focus for social gatherings. Pubs
are often an integral part of an area’s evening and night time culture and
economy.
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Opt 103: Access to education (state primary and secondary schools)

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination of
A + B): Protect existing state primary
and secondary school sites and support
extensions and more intensive uses on
site.

B) Preferred option (Combination
of A + B): Indicate through the site
allocations which sites would be
suitable for a school use and identify
a site for a new school if considered
necessary. Introduce criteria for
assessing the suitability of unallocated
sites that might be proposed for
schools, which will include issues such
as access, accessibility, size of site and
neighbouring uses.

C) Alternative Option: Do not
allocate sites for schools but set out
criteria against which school proposals
will be judged.

This approach supports efficient use of land through intensification and
modernisation. Provision on existing sites means that schools are not competing
with housing or employment use elsewhere. It ensures adequate school places
for local children. It may result in increased traffic/congestion on existing school
routes and any additional pressures will need to be mitigated, but it could also
offer potential to provide improvements to sustainable modes of travel.

The Local Plan can identify sites that might be suitable for a school where there
is an identified need in the local area. This would need to be supported by the
County Council or it would not be deliverable.

An approach that uses a criteria based policy with no site allocations would help
with making planning decisions but without being prescriptive on location, This
option would mean that opportunities may be missed to help deliver school sites
(which can be challenging) and that there would be less certainty that locations
will be proximate to demand/need.

Opt 104: Primary healthcare services

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination
of A + B): Have a policy approach that
is generally permissive of new primary
healthcare facilities if certain criteria
are met, for example that they are in
accessible locations.

B) Preferred option (Combination
of A + B): Identify specific areas or
development sites that will need to
provide primary healthcare facilities.

C) Rejected Option: Do not include
a policy on new primary health care
facilities.

Primary health care facilities will not be suitable in all locations, so it is sensible
to include criteria so that proposals can be assessed. However, adequate
provision of health care facilities is important for residents” quality of life, so new
facilities should be generally supported by the Plan. Facilities shared with other
providers are likely to be particularly suitable given the constrained nature of
Oxford.

Substantial population growth is expected in the city over the Local Plan

period and new homes will be delivered placing increasing pressure on primary
healthcare services. Where there are large new developments occurring or where
primary healthcare facilities are closing there will be added pressure. The Plan
could identify development sites where a new GP surgery would be supported.

This would mean that no expectation of delivery of new facilities would

be included in the Plan, and there would also be no criteria set out to aid
assessment of any proposals for new facilities. As there is a need for new
facilities which will not necessarily be suitable in all locations, it is sensible to
include a policy relating to primary health care facilities.

Opt 105: Community facilities

Policy approach

Consequences of approach/discussion

A) Preferred option (Combination of
A + (C): Have a criteria based policy to
protect community facilities, allowing
loss under only certain exceptional
circumstances, such as replacement
nearby, or significant improvement to
nearby facilities, or demonstration they
are surplus to requirements and that

Because circumstances change it is sensible to have a certain amount of
flexibility in the policy approach, rather than a blanket protection. This approach
will enable greater flexibility in the way community facilities are provided, to
reflect population growth and changing needs. In a city with limited space, this
should help to ensure the best possible provision overall.

www.oxford.gov.uk

A,

PN
OXFORD
CITY
COUNCIL

Preferred Options Document

Odtord

Local Plan 2036

127



opportunities have been explored for
multi-use or other community uses.

B) Alternative Option: Include a This approach is not flexible enough to the changing needs of Oxford's
blanket protection of all community neighbourhoods. These facilities are valued and very important. However, re-
facilities. provision may have the potential to provide a facility better suited to modern

needs. Not all facilities are in the best locations, well-used or suitable for a
flexible and wide range of uses.

C) Preferred option (Combination This would apply to community facilities that are not public facilities. This will
of A + C): Require a community use maximise the accessibility of facilities to local communities.

agreement for all new community

fadilities.

D) Rejected Option: Do not include a This will mean that the Local Plan will not set out an expectation that
policy on community facilities. community facilities will be retained, or set out criteria that allow a judgement
to be made about the suitability of alternative provision.

Opt 106: Pubs

Policy approach Consequences of approach/discussion

A) Preferred option: Have a policy This option offers a balanced approach to the protection of pubs considering
to protect pubs, using a criteria based firstly whether the owners have sought to diversify to widen the customer
approach. This would include evidence base (e.g. restaurant focus, community hub, visitor accommodation). Secondly
of diversification to establish a wider whether these is a viability argument, including appropriate marketing having
customer base; lack of viability; with been undertaken. Thirdly, whether there are other pubs within a defined area
marketing a key component. There that would still serve the catchment area. Fourthly the importance of the
should also be demonstration of a pub as a community facility in the area. It would also be useful to consider
lack of need for a pub, for example the economic role of the public house, how it functions in serving the local

because of the availability of other pubs | community or wider city-wide role.
in the area and an assessment of the
community value of the pub and the
importance of its design, character and
heritage to the wider streetscape and
local area.
B) Alternative Option: Have a policy This option weakens the protection that could be afforded to public houses,
to protect pubs relying on marketing since whilst viability is a very strong criteria that does need to be satisfied
evidence only. equally consideration should be whether there are any other public houses in
the area. This second factor recognises the role that pubs play in sustaining
vibrant communities.
C) Alternative Option: Do not include | This option would offer less protection and given the high land values of
a policy to protect pubs but rely on properties in Oxford would inevitably result in the loss of a significant number of
a general protection of community public houses.
facilities policy.
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9.

9.1

9.2

9.3

Sites

A site allocation is a planning policy that describes what type of land use,
or mix of uses, would be acceptable on a specific 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.

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.

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.

Opt 107: Area Action Plans

Policy approach

Consequences of approach/discussion

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.

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 brownfield 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 brownfield 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.

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 find
sites suitable for development to meet the needs of Oxford.

9.5 Potential sites were identified from the following sources:
i.  Core Strategy allocated sites
ii. Sites and Housing allocated sites
iii. West End AAP identified 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: A three stage
Stage 1 Assessment: Exclude those sites with clear conflicts with national

policy and/or insurmountable environmental or physical constraints process was
Stage 2 Assessment: Assessment against the Sustainability Appraisal followed
objectives . .

Stage 3 Assessment: Assessment against the Local Plan Preferred Options to Identlfy
strategy and deliverability considerations which of these

9.7 Stage 1 Assessment pOtentlaI
All sites underwent a Stage 1 filter process; sites were rejected for allocation sites should
for development at Stage 1 only if they were:

i. a Special Area of Conservation (SAC) or Site of Special Scientific be included
Interest; as proposed
ii. greenfield in flood zone 3b; site allocation

iii. lessthan 0.25 hectares in area; licies in th
iv. already at an advanced stage in the planning process (i.e. development policies in the
has commenced). Local Plan.

9.8 Stage 2 Assessment

All sites that had passed the Stage 1 filter process were considered
against the Sustainability Appraisal objectives. The physical criteria were
assessed in terms of accessibility, flood 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;

i.  had no clear access.
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9.9

9.10

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. itis extremely unlikely to become available during the plan period (i.e.
before 2036);
ii. thelandowner has indicated that they have no intention to develop;

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

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

9.1

9.12

9.13

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.

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

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

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

i. 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 conflict 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 diversification
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Some of these
sites will be
protected

by general
policies
relating to
the use of

the sites, for
example pubs

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
flood zone 3b (the functional floodplain)

xvii. Allowing development on brownfield sites in flood zone 3b,
with very high standards of flood 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 significant sites will also
have a more typical site allocations policy relating specifically with that
site, and dealing with issues such as potential for improved access and
consolidated parking arrangements, shared open spaces and the potential
for intensification and diversification 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 identified in the
Employment Land Assessment)

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

xxi. Protecting the Special Area of Conservation, Sites of Special
Scientific Interest, Local Nature Reserve, Local Wildlife Sites,
Wildlife Corridors and other sites with biodiversity interest (those
with recorded protected species).
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9.15

9.16

9.17

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 diversification 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.

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.

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 justification 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.

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 refined

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:

o Detailed assessment of individual sites against the refined policy
approach including Sustainability Appraisal of individual sites;

e Updated information on land ownership intentions and deliverability
identified through the consultation and make any further contact if
required;

e Strategic Flood Risk Assessment and Sequential Test;

e Updated Housing and Employment Land Availability Assessment
(HELAA) to assess capacities against refined policy approach to reflect
any changes in housing capacity flowing from housing mix, densities,
open space requirements etc.;

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

° Housing Viability Study to understand viability of developments.

-
/

Odord

Preferred Options Document

N

Local Plan 2036 |

133



TIDNNOD
ALID
quo4xo0
N A A

ﬁ s

}N"n0H"pIojxo mmm

says pajialey :6 depy

877£610001 ASAINS aduUPUPIQ /107 1Bl aseqeiep pue 1ybuAdod umoid @




9€£0¢ ueid [ea0]

GEl vc_ Om O Juswnd>o( suondQ paJia4aid ue|d|e20|3N"A0B" PIOIXO MMM

(yrombujiy pue

BUGZ'0 UBYY $S9T - 31D a|pJibadeIg UsamIaq) ‘punoibAeld Jusdsal) yuombuliyd 701

RYSZ'0 UeYl 5591 - 431D3(IY pue| e peosg 10|

BYSZ'0 Ueyt 5531 - 431D3rY Hed AeSyuIH peoy uopbuigy €9 001

RYSZ'0 UBY) 5537 - 031033y panyd 3oe|d Weyukg 7 Jo 1esy 660

RYGZ'0 UeY) 5537 - 031033y 310WB[IIT Aep Wweyue sdoysyiom 860

BYSZ'0 Uyl 5591 - 431D3(Y A3mo) XXBIAl M1 03 Juadelpe pue 960

BYGZ'0 UBYY SS9 - 031DITY | AemyuioN pue |jiH uoibuipeay 311U3) ANUNWWIO JaWO} BAQ SPUBRS3M 060

BYGZ 0 uey sso

VS - 431033y A3usQ pue oyduf MOPe3| U0d  6/7

1SS - 431033y umoLRWUINg (nos) spunoin) de] 3y1 pue MOPBSN YOOH 3855

1SSS - 4312313y 310213AOMA (jpiuaD) spunoin dei] 3y3 pue mopeaj 00H  g8sS

ISSS - @313 2J013NOM (353) SpuUnoI9 del| 3y} pue MOPE3| JOOH  B8SS

ISSS - @313 2J0I13AOM 5SS PeaN foxid /GG

5SS - 43103 uolsie SYed ASIIAUN JO 15T PURT 3G USBID  £GG

1SSS - 310313y uolsIe|y asnoy1eog ab3||0D) UOSIOAN 4O ISeF pUBT |GG

ISSS - 43103y ted AasyuIH abpug uoybuluuOq 40 YINos - smopedly Aoyl S

1S5S - 4313134 Aa)jep 3y Rajen o1 0gS

ISSS - 43103134 uoibujpesy anIdsdY ainieN abp3 oy 675

1SSS - @313y 1sinybuisy pue Aiend anasay ainieN Auend uajepbely 826

5SS - 31033y 9)0DI9A|0M U931 BJOMINOM TS

5SS - 431D f3|en 947 Yed ABUNOD J3A0I0YS 067

3Ing - 431033y fausQ pue oypar 193135 UoyjeM 3B3j0D upsNY 8Ly

WG - 43103 gy PY U3pIaT '3SNOH poomAiely /€0

3Ing - 4310313y JETh) peoy suleg ‘anus) Alunwwo) A&3mo) G0

UoINIISUOD J3pun - 4311313y s1oieblepy 15 SWOH 3Je) [eUBPISSY PRIHIRY |

UoIINAISUOD J13pUN - 431D3r3Y sha1 pagydelg peoy Inojjeg 7S¢

uoNINAISU0D J3pun - 431313y UMOLIBLIWING peoy Ainqueg 9/€ 60

UONINIISUOD J3pUn - 43133 umoLRWWING peoy Ainqueg €€ €60
py Ainqueg 6z

UOIINIISUOD J13puN - 431D3r3Y yuoN 'PY YP0ISPOOAN 9% ‘dSOH puepy Jawioj 863]10) 3|98y 160

uoRINAISUOD J3pun - 431313y S UBWa) 1S asnoH Jadooy 580

UOIINIISUOD J3puUn - 431DIrAY S UBWR 15 190115 [adey) 'suyiad siell 090

UOoINIISUOD Japun - 311313y SuaWa| 1S aue7 Aauay) 1odaq yed Yyinos 950

UOINIISUOD J3pun - 431033y | Aemyuion pue |jiH uoibuipeay anua) AemynoN 170

UORDNISUOD J3puUn - 43133y A3usQ pue opLaf BUSSINY 500

3]InQ/UO1}dNIISUOD J3pUf

RN RN & 2O N\ R 1D

RN S om@/./vy@ 7" @O&@ @@77 3 oox@&

OV NVOY (R O 2 QO o G VAR N
o ¥ 7&// o @f//%//@io o%o N5 ¢®¢/ 0&« PR w/,// 3

SO O SN Ny )

PN N R ) S
SIS ARSI o AR H¥ G
@é@ N\ 9//77 * aa@oo n/?mowv%@

o P

sa)s payalay v djqel



TIDNNOD
ALID
quo4xo0
N A A

}N"n0H"pIojxo mmm

BYGZ'0 UBY} SS37 - 31033y uojbuipesy 19313 YOIH PjO Ul 3SNOH Umopa|quing | 67t
BYGZ'0 UBY} SS3T - 31033y S JUBWR|) 3 (peoy Aiopay 7-£7) 919D koway ayl | 8z
BYSZ'0 UBY1 S537 - 4310313y uojbulpesy Airegploayl | /zv
BYSZ'0 UBYY $537 - 4310313y UoISIB dSNOH Jl|qnd et 3yl | §7y
BYGZ'0 UBY} SS37 - 431033y uolbulpea uolbuipesy yled JeD s,pleuoan s | €z
eyGz 0 Ueyl ssa7 - @31DIr3y umouswwng UMOLIBWWNS ‘8peled Yinos G-z | 77y
BYGZ'0 UBY} SS37 - 43103134 | AemypioN pue ||iH uolbuipesy Aep uoxes ‘anua) uoxes | 61y
BYSZ'0 UBYY $537 - 4310313y fausQ pue oyduer peoy fap10g G1-€ pue [90H 43Ny | vl
BYGZ'0 UBY} 5537 - 431033y Xeje) 3)Is 3snoH Aasnd |zl
eYGZ 0 ueyy ssa7 - 310313y ysie\ Asjmod peoY JUISAID ‘SYIOMIULG JUSWYdIed | Ol
BYSZ°0 UBYI $537 - 4310313y 1INy 313U3) Y}B3H peoy UdpIaT | 00f
BYGZ"0 UBY} $537 - 431033y S||1ypues pue uoyeg s3bpry udaID Jo Jeay puet | 96€
BYGZ'0 UBY} SS37 - 4310313 | AemypioN pue ||iH uolbuipesy Aep A3|pea g o yuou puet | y6¢
BYGZ"0 UeY} ss37 - 431233y S(ed Aasyuiy (4uoN) peoy uopbuiqy Jo 1sea pueq | 76€
BYGZ'0 UBYY SS9 - 031033y sAleN 1S peoy uopbuing € 0} Juddelpy puel | 98¢
BYGZ'0 UBY} S597 - 431033y [eus) (1se3) yjem Namor | ¥8€
eYGZ'0 UeYl SS9 - 431033y umopswwNg | peoy Ainqueg 69z '9SNOH Joypuy Jo 1eal ayy 01 sabeleny | g/¢
BYGZ'0 UBYI 5537 - 4310313y Iy 3pe|S 3yl p0L pue z0| udsmiag ssheien | z/¢
BYSZ'0 Uy} $s37 - 031033y uolsIej peoy punwAey o 3pojg abeiey | | /¢
BYGZ'0 UeYl $S37 - 431D3(TY salebie 1S (u3a19 bulmog Jawio4) AasInN peoy uouleg | 69€
BYGZ'Q Uey) ssd7 - 431033y IR 3SNOH UIRIse] | /9¢
BYGZ"0 UBY) $597 - 43103y uolsiepy asnoH abpajiaqun) | €9¢
BYGZ'0 UBYY $591 - 431033y s1ateble| 15 peoy funqueq 6y1 | €S€
BYGZ'0 Uey sso7 - 431033y alouwsI] 3SNOH YHWS 1 | 0S€
BYSZ'0 UeY} SS3T - 431313y [1omAjoH (e 1Mo Je pueT | Gie
RYSZ'0 URYL $537 - 431313y (13mAjoH 39e]d JONEN JO PU3 1583 L3N0s 1@ BUIpjing pue pue] | ppe
eyGz'0 ueyl ssa - 4310313y ysie\ Aspmod pue| juadelpe pue asnoH Aingiaue) | ey
BYSZ'0 UeY} $S3T - 431313y 5,JUBWR|) 1S 19215 suljjoD Je pue | zyE
eYGZ'0 ueyl s - 3103r3Y Xepied) alenbs uolbuliem | vee
RYSZ'0 URYL $531 - 310313y {HON {inos — adeds uadQ peoy [[Bp Uolem | ZE€
BYSZ'0 UBY} SS3T - 4310313y 5UWR|) 1S xa|dwo) 19315 UoIUN | $ZE
BYGZ'0 UBY} SS3T - 4310313y 1yInyd S1UBUIIO||Y 9ZIN4 UMO] | 7Z€
RYSZ'0 UBY) 5537 - 0310313y 1sanybuisly pue Auend pjet4 buifeld jooyds Atewiid smaipuy IS | 967
RYSZ'0 UBYL $S27 - 310313y ysiel Asjmod punoIn uoilealddy peoy paiabply | 787
BYGZ'0 UBY} SS3T - 4310313 | AemypioN pue ||iH uoibuipes sluawno|ly asop) 3|bul | zee
BYSZ'0 UBY} SS3T - 4310313y 1sinybuisty pue Alzend dig apisumoq | 107
RYSZ'0 URYL $537 - 31Dy s1a1eble 15 MOPE3|\ 3UOIS 1e pueT | 9p|
BYSZ'0 UBYY $S37 - 4310313y s1a1ebe 1S aue7 doISHY Yo puet | €p|
BYSZ'0 UBY} SS3T - 31033y Ka1yl pue ||iH asoy INH IN03S [|1H 350Y | 601
BYSZ'0 UBY} SS3T - 31033y ska pigpelg lleH d2)ignr | 801
BYSZ'0 UBYY $537 - 310313y S|l1ypues pue uolleg peoy aquiodabp3 |leH yainyd | €01

©

o
¥

W
o™

/vv&

ﬂv
& /«//w/v

PO NS D
w/v@x&@c@ A/Ov@ /\\u\vv/ T /Hu\vv/
e O \S INARRSS
SO %ﬂ&e« . %Mw//«
N 2 B X
& RO ey
& 3 AT
o QN & RO
%u@o ao?m//%@
/nunv ///VO// 0/&

N

NP
/v& o ¥
&/«V@




LEL

9€£0¢ ueid [ea0]

P1oYO

juswndo(q suondQ paJiataid

ue|d|e>0|/3N"A0H" PIOJXO MMM

Q€74 pleyusald - 4315313y Hed Aasyuly A3SYUIH Lin0s Jo Luiou pue | /|
q€Z4 Peijuseld - 431533y 5,191eDIe 1S 8 |[oMIsy] JoAlY 1B pueT | 97|
Q€74 plRyusaIs - 4315313y 910219A|0M peoy Jebyin Jo yanos puet | 611

pIe1ua31b q¢ auoz poo4

BYSZ'0 UBYL $S21 - 310313y she s {pANYD Uyor 1§ - 3NoH s,uaydas 15 | 2£95
BYSZ'0 UBYY SS3T - 4310313y she s S3SNOH 192435 SN | €/§
BYSZ'0 URY) 5537 - 31033y s ey s Hed 1B - 9SNoH s,uaydais 15 | 495
RYGZ'0 UeY) 5537 - 031033y s, Mepy 15 350]) Ajagoyy - asnoy s,uaydals 15 |eg9g
BYSZ'0 UBYY SS2T - 4310313y SUBWA|) IS 1UBWRID 1S | |- '8 dIBLUABM [ | #85
BYSZ'0 UBY} SS27 - 431033y xejie) S1epIVIS 901-0L | €8S
RYSZ'0 UBY1 S537 - 4312313y Xepe) S1ePIV 1S £6-G6 | 78S
BYGZ'0 UBY) 5597 - 031033y [lmAJoH 192435 YBIH 09-65 | 185
BYGZ'0 UBY} SS27 - 431033y YHON peoy 3201Spoop 0F-8€ | 9/§
BYGZ'0 UBY} SS37 - 431033y SUBWS|) 3 peoy dop |IH LL | SLS
BYGZ"0 UBY) 5537 - 031033y IS asnoysano sis| | z/§
BYSZ'0 UeY} $$37 - 43LD3rTY s a1eblel 15 peoy sa1ebIeN 1S | L/S
BYGZ'0 UBY} $537 - 4310313y umopBWWNg PeOY Y0ISPOOM Z£Z-0£7 - W4 Br | 195
BYGZ'0 UBY} $537 - 431033y spiat4 Asjl qn|) 1ojelpe|o - peoy Aoyl €97 | 655
BYSZ'0 Uy} ss37 - 031033y xeped fiojowa) usjepbey Ae | 7S
BYGZ'0 UBY} $531 - 431033y xeye) preAypanyd s9)19 3 | 11§
BYSZ'0 UBY} $537 - 431033y fB141 pue ||iH dsoy peoy M3IA SaWeYL | 97§
BYGZ"Q UBY) 5537 - 031D33Y uolbulpesy peoy UopuoT z/ ‘213udd sneyx3 pue aikl | zz§
BYSZ'0 UeYl SS9 - 431D3r3Y ysiepy Aajmod peoy ysiepy ‘1odaq kL syl | Lz
eygg o ueyl sse - 310313y umolnswung >m>> 9|PPIAN t2-91 ‘uo IAed UMOLIBWWNS | 61G
BYGZ'0 UBY} S597 - 431033y fusQ pue oyduaf peoy A3p1og 66-16 ‘Bulp|ing abeios | gLs
eYGZ'0 Ueyl ssa7 - 310313y 1sinybuisty pue Aiend peoy Uaalo) ‘a13ua) bupiolop Aend | /1g
BYGZ'0 UBY $591 - 431033y yste Aojmod peoy d|dwa] 801 ‘PIBASI3P|ING PYIXOD H | 11§
BYGZ'0 UBY} $597 - 031033y she s 193115 U3ID 6 Auapuig IS UdaIH | 80G
BYGZ'0 UBY} 5597 - 431033y s1a1eble 1 peoy pjaipker 4o vz ‘doysyiom Jieday aberen | /0g
BYSZ'0 URYL 5537 - 431D33Y g Aosyuiy 19315 3Ae) ‘3SNOH piojbulpuels ‘s13ud) asidislug | §05
RYSZ'0 URYL 5537 - 431D3r3Y ped AosyuiH peoy uopbuigy pjo ‘1odag Aieq | 05
BYSZ'0 uey} ss37 - 4310313y ed Aosyuiy peoy uopbuiqy zog odap 1sneyx3 pue 1e) | 10g
BYSZ'0 UBY} $S37 - 310313y YHON peoy J00WyNos ‘piea s13pjing | 005
RYSZ'0 URYL $537 - 31313y s1a1eble| 1S aue7 B10IsLY pue peoy pjalke Jo JauI0d 1 BUS | €6
RYSZ'0 UBYL $531 - 4310313y isinybuisty pue Aiend 950]D SIMaT J0 pua 18 DNITS | 88F
BYSZ'0 UBYY SS31 - 4310313y fsusQ pue oyduaf peoy Aspog g o1 ¥ | 8St
RYSZ'0 URYL $537 - 4310313y f3]1eA 347 | Aep MOJ[OH 9¥7 L /7171 §O 1e31 pue ;g ABA MOJIOH 8E |, JO BUS | £Sh
RYSZ'0 UBYL $521 - 310313y UMOM3WILING peoy Ainqueg ySz-7vz | 9S¢
BYSZ'0 UBYL $S31 - 310313y 2)0219A|OM 3501 J3}jep pineq ‘puet Ayuaury bujsnoy | zsy
BYSZ'0 UBYY SS3T - 4310313y 310213/ 0M peoy |14 ueplor ‘puet Ayuawy buisnoy | LSy
BYGZ'0 uey} ssa - 0310313y sha1 piigpelg peoy |j110S ‘pue Ayuswy Buisnoy | oSy
BYSZ'0 URYL $S21 - 310313y UoJSIEN 1no) weypepm | Ly
eYGZ'0 UeYl $S37 - @31D3(TY | AemymioN pue ||iH uoibuipesH aue7 mens e / ‘Aiaulor JepRo uelig | 9py
BYSZ'0 UBY} $S37 - 4310313y ska1 pagpelg 3SNOH UBYRID | Gy
BYSZ'0 UBY) 5537 - 31D33Y (12MmAjoH ab3|[0D ppaysue | iy
RYGZ'0 Ueyr $s37 - 031033y fausQ pue oyser 1935 [l -1 pue [310H 21e0ISOM | E€Y




TIDNNOD
ALID
quo4xo0
N A A

}N"n0H"pIojxo mmm

q€Z4 plRRusaIs - 4310313y AausQ pue oydiaf 31U3) 40D pIOXO | /97
q€Z4 plRyusaIs - 43153r3Y AausQ pue oyduaf swuawio|y sewoy 15 AsusQ | 99z
q€74 plRYUIRID - 43103y fausQ pue oLy pUNOJD) UONEANAY SpUefey | 197
gez4 pjpYyusaIn - 431533y Hed fosyuiy usaiD buimog AesyulH maN | 95¢
G€Z4 pJRyusals - 4310313y spjal4 As|l punoIn) Uoealnay aue ] Mopes|y | 67
qez4 pRiusaID - g3103r3Y s jaieblep 15 SJUBWIO||Y ||leY3De|g pue ALis{ uoisIep | /iZ
q€z4 peijusaId - 4315313y RYEEREN] pial4 Buieid jooyps Areuitid asivet | €7
q€z4 plpYURRID - 43103y fausQ pue oLy plai4 s9b1080 bury | g€z
G€Z4 pRlusalo - 4315313y Yled Aasyuiy uowwo) aneboH | g7z
qeZd plRHusaIs - 4315313y fausQ pue oyduaf S1uaWIo||y sue Assulg Jswiod | /17
G€Z4 PIPRuaI5 - 4315313y yled AasyuiH S)UBWIO||Y peoy uopbuiqy Jawiod | G|z
4€Z4 PIPRuUsIS - 315313y fomo) yled adualod | 717
G€Z4 PRIUs3I9 - 431033y ysse| Aajmod Linog — siuauio||y Aiieyd sqgnis 1pj3 | 807
g€7Z4 peijusald - 4315334 ysiepy Aepmod YHON — sjuaunojly Aey) sqgnis spj3 | £07
q€Z4 PRIUSAID - 431DIrIY A3)41 pue |14 850y | (punolb uopeannal uoibujuuoq) ‘punoln suods uoibuiuuog | 007
g€Z4 pRijusaIn - 431033y ed Aasyuly SJUSWIO||y peawmo) | 761
G€Z4 PRiusaI9 - 431033y [lomAjoH Yinos — MOpes yaIny3 1shyd | 981
G€7z4 peijusald - 431533y fausQ pue oydpuay SJUBWIO||Y 50| 34els|ng | ¢8|
qgZ4 pRIULAID - 431D3rY yled AasyuIH punoJn spods ab3]j0) susany pue ab3jj0) asoNaseld | 6/ 1
g€Z4 pRiusaIs - 431033y fiausp pue oupuar punolig) uolieanay peoy Aspog | //1
G€Z4 pIRYuUsaI9 - 4315313y YHoN aue] apoIsly | 79l
G€Z4 PIPRUsaIH - 4315313y [[omAjoH Mmopeaj\ punoyfalo pue [abuy | 19}
q€Z4 plRRULAID - 431133y 910DJ3A|OM peoy MOISPOD) JO YHOU 910DI3A|OA) JaMOT e pue] | GG
g€Z4 PRRusaI9 - 3103r3Y uolsiep L L |[emiay) Jany 1e pue | G|
qez4 plRlusaIn - 431033 umopWIWNG 0l [[PMI3YD 1oAY 1e puet | €G]
qeZ4 plRRUSaID - 431133y 9102130 peOY MOISPOD) JO YIN0S 3102IBA[0AN JOMOT 3B pue] | 7G|
G€Z4 pIRRUsaIH - 4315313y 9102I3A|0\\ plej 1eog S,plemp3 1§ 1e puet | |G|
G€Z4 pIRRusaI9 - 4315313y 9102180\ peoy MOISpoD) 1M 18 pueT | 0G|
g€Z4 pRYusa1H - 4311313y 9102190\ 1|OH MO1SPOD) 18 pueT | Y|
g€Z4 pRYUSIH - 4311313y saiebiepy 3 [ |[PVIBYD 191y 18 pueT | 8yl
q€Z4 plRRusaIs - 43103r3Y fausQ pue oyduaf fasuig jo yuiou puel | /i
q€Z4 plRyusaIs - 43153r3Y uolsie 9 [[PMI3Y] 131y e pueT | Gy|
q€z4 pRYUsaI9 - 4311313y ([emAjoH G [IBMIBYD Janry 18 pue | zyl
q€Z4 plpRjusaIn - 3133r3Y (lmAjoH (punoyfaig pue [abuy) € [[pmIay) Jany 1e puet | 6EL
qeZ4 plRRusaID - 31133y fausQ pue oyduaf WeaJ}S 1UN0JeaS JO 1S9AN 3Y} 03 pue | /€|
g€Z4 pJayusalH - 43103134 |[oMmAjoH | |leMIBYD 1oAY 1e puel | g€
q€z4 playusaln - 3311313y |[omAjoH MOPEBJAl YPINYD 1SHYD 18 pue | pE|
qeZ4 plRRudaID - 3103134 | Hied AesyuiH/Aauso pue oyduaf abey|IA ASyuIH yuoN Judelpy puel | €€}
q€Z4 plRyusaIs - 43153r3Y [Il2mAJoH 7 [IPMIBYD JoAY 1e pue | g
G€Z4 PIRYusald - 4315313y s aiebiep 15 6 |l9MIBYD JaAY 1B pueT | 671
qez4 plRKusaIn - 31133y fauso pue oyduaf A3S3UIH YMON JO ymou }3q 33)L | 871

©

A
¥

W
o¥

/vv&

ﬂv
& /«//w/v

D0 o W S
w/v@x%\c@ A/Ov@ /\\u\vv/ & /Hu\vv/
L D, \S NS
SO %z@a« . %Mw//«
N NS %) B A
§ ®> . «o¢// 29 @o/%/ nvO
3 & RS
o QN & RO
%u@o ao?m%@%
& @oo.. NS

N

NP
N o 5
&/«V@




6el

9€£0¢ ueid [ea0]

P1oYO

juswndo(q suondQ paJiataid

ue|d|e>0|/3N"A0H" PIOJXO MMM

19 - 4312313y oN uojbuipeay peoy pjaypues | 88z
19 - 3310313y oN 1sinybuisty pue Auenp punoio uoneanay 1sinybuisly | 68z
1D - 3103 oN 1sinybuisty pue Alzend ealy Aejd mojjoH Auend | 08z
19 - @313r3Y oN uolsie pUNOJD UOI1R3IIBY (UOISIE|) PROY PIOXO | 69T
19 - 4312313y oN 3I0WRT Yed (2I0WIIT) PROY PIOXQ | 897
19- Q3D oN f3|en ok punoio uoeaay peoy yiedsioy | O£z
ainpdnJysexju]
qez4 playuaaln - 4315313y ed fosyuiH peoy uopbuigy ‘[910H SIe|lid 4no4 pulyaq puet |e//t
€74 pIRyUaID - 431313y ed fosyuiH WeH s,ueaq |967¢
€74 plRYU3AID - 031033y ed AosyuiH ed A3SyUlH |e67Z
g€74 pRYUIRID - 43103y [IMAOH MOPE3IN 1918 3YL | 95§
€74 pIRYUaaID - 431313y [lmAJoH mopes|y buot | 65
q€Z4 plRYUI3ID - 431D3IY s191e61e 1S a63]0) UOS}|op J0 Iseq puet | 76§
g€Z4 plRYUIRID - 431D3rFY sAiey 3 peoy A3|y| o 1583 pueT j3g usaId | 0SS
Q€74 pl2yudaIn - 431D fausQ pue oy puels| s13ppl | LS
Q€74 PIRYUAID - 031031y fausQ pue oydpr pueys| buipis | 9vs
Q€74 PlausaI0 - 431D ed AosyulH 3pisiany uolbujuuog | 9€g
q€74 plRRusaln - 31033y f3usp pue oypusf peoy asnoyaly/\\ Pue aA1asay ainiep uodpuein | y€g
Q€74 Pl2ud3I0 - 431D s1a1ebIep 15 Baly aInjeN spunoio sdeil | G7§
Q€74 PRIULRID - 4311334 uolsiepy Bale 7| SD/INITS buluiolpe pue uiteq sied | 061
Q€74 PIRUR3ID - 431D uosiepy ISSS udamiaq deb — uoisie|y | 8%
(L¥E# DUS 01 UOISURIXB)
€74 pl2yusaI0 - 43103y f3141 pue ||iH as0y 'asnoy yeoq sis| sysoddojaueT mopes | 08Y
Q€74 PRYUAID - 0310313y (ed AosyuiH ease INJ1S Bujpunouns pue (gnd sis| MON) [910H SIs| | 6.1
Q€74 PIRYUR3I0 - 431D ed AesyulH | (tied ainjen abplig buoT) aueT sIBM JO YHoU 03 DNITS | 8.1
€74 PRYULRID - 4311313y Hed Aasyuly asdo) sepuay | 9/
"9US DN Wealls axels|ng Jo uoisualxs ue
Q€74 pIRYuaID - 431D3(3Y fausQ pue oydpuar —15ea 0] 3JIS 1B Y[BM MOJ|IM JO I5eMm pueT | €/t
Q€74 PIRYuaID - 4310313y uosiepy Ai1o4 UOISIBIA O YHOU DNITS | L/t
Q€74 pIRYusaI0 - 4315313y 310213N /O abpug moIspon Jo yuiou puel | 0/
Q€74 pRYUSID - 4310313y fausQ pue oyduar mopeay A3|dd/Assulg punole/peoy A3)10g Jo YUON | 69t
€74 PRYULRID - 43103y uolsie peswAuuns | goy
€74 PRYULRID - 43103y fusQ pue oyduaf Y134 HNodeaS Jusdelpe puet | y9y
€74 plYuaaIo - 4315313y ed Aosyuiy (yanos) peoy uopbuiqy Jo Ises pue | €66
€74 PRIULRID - A31D3(TY 2J0213AOM (jpue? Jo 15e3) 1oNPeIA 310213A0M 18 pUB] | | 6€
€74 pIRYuaI0 - 4315313y 3}0219M|OM (jeue) Jo 153M) 1NPEIA 3102BAOM 18 pUeT | 06
q€74 PRYULAID - 43103y she s (1s3m) a1u3) suods peoy Aoyl | 08¢
q€z4 plaYyuaaIo - 4315313y K314}l pue Iy 950y mopea Ml | LyE
Q€74 plRYU3ID - 431033y s1a1ebie| 1S plal4 buike|d abajjoD uosjom | 9€€
€74 pRYU3AID - 431033y ed AosyuiH punoin spods abajjo) Aysisnun | Gze
q€74 plRYULAID - 43103y s1a1ebeN 3 sjuauio||y spunoio del| | €z¢
q€Z4 pIRYUaID - 431313y splald A3yl Pl2l4 Butheid 1eain ayy hobain 35 | €0¢
g€74 palusaln - d3113r3y uolsIey spunoig suods 363j10) pIojIBH 1939XT 'SauUBYIR) IS | 867
q€Z74 PlRYUIRID - 431D3rFY Hed fosyulH SUBWO||Y WeH sueaq pue peaj easa|bbelds | 67
q€Z4 playuaaln - 4315313y ed fosyulH punoio suods 369]10) aYo1quid | 8/7
Q€74 plRUU3AID - 031033y spjald A3l sqn|) buimoy Juadelpy ied | /7




TIDNNOD
ALID
quo4xo0
N A A

}N"n0H"pIojxo mmm

ID - 431033y ON SJUBWS|) 1S punoin suods 369)10) B0 | €97
19 - @IDIN ON | AemuJION pue |jiH uolbuipeay uojbuipesy ‘pjal4 Buikeld pio4 weyjin | €57
ID- Q30N ON |12mAjoH uapien [BHOWRN | 057
ID - 43103y ON SJUBWS|) 1S suapJeo Aep jizue | Spe
19- a3 oN [1y2any> poop usjepbepy | bz
19- a3 oN fiojmod puNOJD UOPLINBY UB||Y UYo | GET
1D - a3 ON | AemypioN pue |iH uolbuipeay ed due smens yer | g€z
ID - 43103y ON | Aemyuon pue |jiH uoibuipes ed [IIH uoibuipesy | 97z
19- a3 oN 3}0219|OM Udd19 35009 | €77
19- a3 oN 0019 PJRYYHON ed suelio | zze
ID- 30N ON s|liypues pue uoyeg punoJo uopesay adejdmed | |1z
ID - 431033y ON 310219A|0M SIUBLLIO||Y YBd BMO[S3HND | 861
RRCEIREIEN ON 9]0DIBA|OM ¥ Yied amojssund) | /61
[DEXCEIREEN ON 9]0DIBA|OM € 3}led aMo|sanN) | 961
1D - 303 ON 310213M|OM >Hed 3MO|SaNND) | G61
ID - 431033y ON 3}0219N|0M | {/ed 3MO|S3ND | 161
19 - @3N oN fiauso pue oypar siuswio||y mopeay Aojdid | €61
ID- Q3o ON s|liypues pue uoleg ed ajmoNy Aing | g
ID - 4303 ON umoyaWwNg (mopea|y 1od Jo abpa) ‘pjal4 ssabung | €81
19- a3 oN [1y2any> Jled e yeq peoig | 18|
[BRNCETREEN] OoN SN SIUBWIO||Y Wied 3SONDseld | 08l
ID- a3 ON sha1 pugpelg 159 ped sho puigpdeig | 971
ID - 4303y ON ska1 paigpelg 1se3 >yied sho pugpeig | S/L
19- a3 ON s|liypues pue uoyeg ed poomuiag | /1
19 - a3 oN ska1 pugpe|g led Inojeg | 91

(peoy ¥201Spoop
19 - @33y oN umopswwng “Jled Japuexa|y) ‘punoln uolealday sUNo) eipuexs)y | 091
19- a3 oN 3}0219N|0M MOPE3| 5,34nQ 01 1usdelpy pueT | 6SL
[DENCEIREEN oN 9]0DIBA|OM pea|y Aaxid Jo yInos pueq| 8g|
1D - 4303y ON uolsie wieq [|iH Je pueT | /§L
ID - 431033y ON umoaWNG 7\ |13MIBYD J3ATY Je puet | 96|
19- a3y oN SJUBWS|) 1S ed Yinos je puet | gel
1D - a3y ON l12mAjoH Z |I3Miay) Jonry 1e puet | 9|
ID - 431033y ON ystey Aejmod 95IN0D J|0D P|2YYINOS JO 31D Je pueq| el
19- a3y oN 1INy MOpPE3|\ pJojoulep Je puet| 0gl
19- Q3o oN 2}0219M|OM qn|D [BI0S 310/3A|0/ JO Jed) puet| gL L
1D - a3 ON K314}l pue ||iH 3soy U7 MOPEAA JO 1S9M pUB| 1jag UddID | Gl |
1D - 4303y ON | Aemyuon pue |jiH uoibuipes Hed [|IH uoibuipesH je puet| ol

7 [32184 199 U310 (U [|IA 18

puet ‘wle4 MIIA |IH Sapnpul) (z1 | WS snoiasid jo 1ed
ID- Q303 oN uoJsie} | U1BYINos) ‘uolsielN plo/Aa|[eA [[PmIaY) 1 pue| Jjag usaio (zel |

R _® & PO R\ > 3 R 3\ 3
Mo%wﬂa%x 6%0%%%%&3 moowz%@m %&%M.A@H S /MMAQ/
L RCSIZIR AR N o Ay Nty
o oY N 2 ® ® o@oﬁ%@
/mnu&d /MVO//\.V 0/&//w




9€£0¢ ueid [ea0]

L1771 vc_ Om O jJuswndoq suonndQ pasissaid ue|d|e20|3N"A0B" PIOIXO MMM

$5300V - 43103 oN fo|jep k1 punoio uopealnay peoy A3Jply | GES
3ISION - 43103y ON | AemypoN pue |jiH uolbulpesy ANIQ [IBMX04 | 61T
$5300V - Q3L oN fajmod punoin uopeadY peoy pIojsien | |7z
$$300V - Q31D oN 1sinybuisty pue Alzend 3g9|9 Auend uoibuipesy ie puet | |
19 - d3L03r3y oN ed AosyulH punoibAe|d injusAPY peOY ASNOYBNYM | EES

19 - 31033y oN %0019 plaYYHON ed U310 3013ISIN | Z€S

19 - 31313y OoN sp|al4 Aol 9NI3saY ainiep oolg Aiepunog | //6

19 -@3LDIry ON umopWWNS punoin suods ab3|j0) 3|93y [qL0€

19 - 431033y oN umopBWWNg spj14 buike|d jooyds spiemp3 35 |eL0€

19 - 431033y oN %0019 plaYYHON Hed (I sA4 |ag6T
19- a3y oN %0019 plaIYHON (ed aimen Ausgajpuds |egez

I9 - 4312313y ON Sfieg Aosyuiy Up1d buiferq 1uodpuels |qyze

19 - 43103134 ON Hed AosyulH Yed uodpuess |eyzz

19 - 431033y oN spiat4 Aoyl shauppy 8yl |ge9l
19- a3y oN spiat4 Aapl 103 suoisy |eg9|

19 - 43153134 ON l[MAjoH anoi usjepbeiN | g5

19 - 431033y oN 30U nogepunoy ||1H pioykaH aI Aq qnids | 6§

19 - d3L03dy oN [lmAJoH preAypiny) )BMAIOH | S
19-d3LIry oN K314l pue [|IH 350y OM3SAY dINJEN PEAWIANY | /7§
19-d3L0Iry oN 210213A|0M (pI214 5,A3XIN) 3Us [|IIA Jadeq 310218000 JO I5BT | |61

19 - 431033y ON | AemynoN pue [jiH uobulpesy AenypoN ‘9231d alowsead 1e DNITS Ul ppY | /8t

19 - a3y ON | AemypoN pue |ji uojbuipesy /01D USp|dY 4O DINITS | 98%
19- a3y oN 1sinybuisty pue Aieng 350P 43153210 DNITS | 8%

19 - a3y oN 1sinybuisty pue Aiend (LEr#) 90U Apns pjajsuess Jo uoisualxy | y8y

19 - 431033y oN ysiel Asjmod DNITS ooig Aiepunog | €8y

19 - a3y oN SAUBWIYD 1S peoy do] [|1H Jo Jeay 01 suapieb ypeg | 78y
19-d3L03ry oN ysie| Asjmod JNITS 3UeT Seiieg Jo yuoN | 18y

S100pINQ 0H

19 - 431033y oN ed fosyuln pulyaq pue aysdwed unogiey p|o) Juddelpe puet | G/

19 - a3y oN ed fosyulH LT14 9IS 01 UOISURXT | /¥

19 - d3L03y oN UOISIBI 6GE# BS Wiey UIOY}|0D) 0} UOISUX] | 7/¥

19 - 431033y oN panyd MOpe3|N plojaulep | Z€y

19 - d3L03y oN yste|y Asjmod Aepy duelfay Jo Jeal puet | 86€
19-d3L03dy oN yste A3jmod f5]1eA 847 01 1usdelpY pUeY | /8€
ENCEIREIEN oN fausQ pue oydaf punoin 131D 96|10 131SUON, | OF€E

1D - 431033y oN YHON YHON — 8dedg uadQ peoy [|2M UOBM | LEE

19 - 31313y OoN 9]02J3A|OM SJUBWIO||Y/ 230D13AJ0\N Joddn | gz€
19- a3y oN {uOoN syled Ausisnun | 9zg

19 - @313y oN s1a1ebiejy 15 punoi9 Aghny suinbspey | €€

1D - 431033y oN umopaWWNg ed peawhuuns | |Lg
19-d3L0Idy oN {uON Aigyewa) s,1pndas 1S | go€

19 - @313y oN spiald Aail pjet4 buifeld jooyds Atewiid uyor pue Ay SS | 6T

19 - 31033y oN SJUBWA|) 3 Hed Yinos | 167

1D - 431033y oN fa]jeA 37 puNoID UOEAIAY SI0 183d | 9/7
19- 03033y oN uolsiey YMON — spunoio spiods uajepbeyy pue Auuti Led | G/z




TIDONNOD
ALID
aa01xo0
R

NN"A0H"pIojxo mamm

(papinoid aduaPIAD
$553]UN) S1Y0dS - 431D oN oN fajmod) pla14 buield jooyds Arewnd Asimod yunyd | /g1
(papinoid 3duUIPING
§553|UN) S1Y0dS - 4313 ON ON [1pPIny> spjai4 buifed jooys Aauay) | G81
(papinoid duIPING
$553|UN) SIYOdS - 4313 ON OoN s||lypues pue uoleg spjal4 buikeld jooyds Arewlid |jiH sprefeg | €71
(papinoid 3duapIND
$553]un) SIYOdS - 4313 ON OoN s|liypues pue uoyeg puno.n syods abejjiA uoleg | z/1
(papinoid duUapIAD
$553|UN) SIYOdS - 4313 ON OoN 310DIA[O qn|D suods yuoN peoy Ainqueg | 99|
(papinoid 3duapING
§559|UN) S1Y0dS - 43123 ON OoN (12MmAjoH punoip suods 362j10) [oljleg | 59|
(papinoid duapIAD
$553|UN) SIYOdS - 4313 ON OoN uoisIep puno.o uoleanay auetsynog | /1
(papinoid 3duapIND
$553]un) SIYOdS - 4313 ON OoN 311 pue [|iH asoy }led Juadsal) Jaduads ||IH 9soy | 987
(papinoid duUBpIAD
$553|UN) SIYOdS - 4313 ON OoN I0WBIT punoID UOIL3IIBY JUISBI) [BYISIBH | 797
(papinoid 3duapIAd
$553|un) SIYOdS - 4313 ON OoN uoysiep punoJn Uoileanay Uolsiely | 8z
"aU(} JUdLIND 3y} 1e
a1Is 8y} buidojansp
Ul 15313}U] OU dARY
ale fay} pajels
Sey Jaumopue|
3y} 35ed siyy uj
"panILIe 3q pinom
3deds uado dijgnd
0} syuswanolduy
pa1sabbns
S} pue Jsasaul
JaUMOpUB| SI 313U} J
13yMn} paJapISUod
3q Ajuo pjnom alis
ay} asn syods Jie (papinoad duUIPING
uado 3L Jo asnexdg| sssajun) SIYOdS - 4ILD31FY 1D - 14vd ON ysiel A3jmod 95107 §|0D PPRYYINOS | ¢6¢
(papinoid 3duapIND (peOY Wie4 poopA pue
§553|UN) S1Y04S - 431N ON ON 1INy | peoy pjalynN U3amiaq) ‘punoln Uoileaiday wiie POOM | 6EE

$S300V - 4310313y

fauso pue oyduaf

asn fjlunwwod 1o spods

fasuig ‘wieq JoNel

€0y

T
¥

hu
NG

Q
Nt A
@fz WOY °

DO NS
TN Z/v@?/%vf &
Q5 SN Q
~ o
m@d@/ ) /%//%@ V%w fmmo
o RN IOH)
N %a@o ao//mo%@
/mvnu ///VO// O/&

N




evl

9€£0¢ ueid [ea0]

P1oYO

juswindoqg mCO_HQO poJia}aid

ue|d|edo|3N"A0B PIOIXO MMM

(papinoid duUBpIAD

5559]UN) S1Y0dS - 43133y ON ON | AemyuioN pue |jiH uoibuipesy spia14 buikeld jooyds Auoyuyis aky | /87
(papinoid duspIAg

§558|Un) S1¥0dS - 31031 ON ON sha1 pagpe|g plal4 buikeld jooyds Alewiid snsebad | £/t
(papinoid duUBpIAD

§553|un) SIY0dS - 43103 ON ON Aajmo> 159/ — Pal4 Bulkeld Awapedy saids piojxQ | L/
(papinoid duspIAg

§559|un) S1Y0dS - 4311313y ON ON ystey £ajmod 15e3 - p|alq buife|d Awspedy sauds pioxo | 0.7
(papinoid dUBPIAD

§553|un) SIY0dS - 43103 ON ON uolbuipesy uaIo) Bujmog peoy 13S0 | 797
(papinoid duspIng

$559]un) S1Y0dS - 43LD3Y ON ON | AemyuioN pue |jiH uoibuipeay pIal4 buikeld Aemynion | 09¢
(papinoid duUdpING

5558|Un) S1¥0dS - d3LD31Y ON ON s lebie 1S qn|D S|Mog pIoXQ YUON | 652
(papinoid duUspIAS

§558|Un) S1¥0dS - 4310313 ON ON lamAjoH punoln suods gnp) Ausisaiun maN | 85z
(papinold dUBPING

5558|Un) S1¥0dS - 31D ON ON | AemypoN pue |jiH uolbuipesy spjl4 buike|d jooyds Alewid uoisiel\ MaN | /57
(papinoid duspiAg

§558|Un) S1¥0dS - 431031 ON ON [omAjoH punoio suods a6s)j0) UoLB | 157
(papinold dUBPING

$5S9|UN) SIYOdS - A31DIrIY OoN ON 1sinybuisty pue Aiend punolio) uofleanay peoy Jasebiely | 9yz
((papinoid duspins

§558|Un) S1¥0dS - 4310313 ON ON SUBWID 1S ynos — punoin suods abajj0) usjepbely | €vz
(papinold dUBpING

$559]un) S1Y0dS - 431033y ON ON ska pagpoelg plai4 buke|d [00ydS pleypild PG | 7he
3U3PIAD SS3|UN)

$140dS - 4310373y ON ON ysiey Aojmo) YHoN — piald buield 36310 snsef | yee
(papinoid duspIAG

§559|un) S1¥04S - 4311313y ON ON K31yl pue ||iH asoy pIal4 buieyd jooyps peay Aapyl | L€z
(papinoid duapIAD

§558|Un) S1¥0dS - 431031 ON ON | AemynoN pue |jiH uoibuipeay splai4 buikeld jooyds uolbuipeay | 8z¢
(papinoid duspIAg

§559|un) S1Y0dS - 4311313y ON ON uoibulpeay plai4 buikeld jooyds d|ppIA uoibupesy | /zz
(papinoid duUapIAD

§553|un) SIY0dS - 43103 ON ON 9]02I8A|0/\ punolin uoneanay sl afIA 8l | €17
(papinoid duspIng

§559|un) S1Y0dS - 4310313y ON ON YUON sp|al4 Buikeld ||eH 191ebiely ApeT g jooyds uobelq | 0z
(papinoid duUBpIAD

§553|un) SIY0dS - 43103 ON ON umousWwNgG sp|al4 buife|d [ooyds Aewiid amo|ssund | 661
(papinoid duspING

§558|Un) S1¥0dS - 431031 ON ON ysiey Aspmod p|al} suods/punolbheld ysiep A&simod | 161
(papinoid dUBPINS

§553|un) SIY0dS - 43103 ON ON uolsiep 1S9 — WieJ de|d Uno) | 681
(papinoid duspIAS

§558|Un) S1¥0dS - 431031 ON ON uolsie|y 1583 — Wie4 B4 LN | 88|




(papinoid duspIAg
§559|un) S1Y0dS - 4311313y ON ON SAUBWI|D 1S qn|d simog piojxQ 1se3 | ¥0¢
(papinoid duUBpIAD
§558|Un) S1¥0dS - 431031 ON ON [1y21ny> Plal4 Butfeld jooydps Atewiiid wieq poop | ge€
(papinoid duspIAg
$sS9|UN) S1YOdS - 31Dy ON oN 310219700, pla14 buifeld jooyds Alewild 310219800 | £€€
(papinoid duUBpIAD
§558|Un) S1¥OdS - d31D31Y ON ON s1asebiel 15 pl3l4 buield abajjod weypen | oee
(papinoid duspIng
§558|Un) S1¥0dS - 431031 ON ON s el 15 alua) suods Ausisaun | /zg
(papinoid duUBpING
5558|Un) S1¥0dS - d3LJ31Y ON ON SI0WB I {inos — pjat4 buikeld Awapedy piojxQ dyl | 6LE
(papinoid duspIng
§559|uN) S1Y0dS - 4310313y ON ON alowau yuoN — p|a14 buike|d Awapedy piojxQ 3yl | 8L€
(papinold dUBPINS
§553|un) SIY0dS - 43103 ON ON dlowsi sp|alq buifeld Awspedy uewmap AlusH uyor syl | 91€
(papinoid duspIAS
$553|un) SIY0dS - 43103 ON ON falien ok }ied 3107 paipuny | | €S
(papinold dUBpING
§559|un) S1Y04S - 4310313y ON ON ([lMAjoH PI3l4 UOLBIN | 7S¢
(papinoid 3duspIAg
$$S9|UN) SIMOdS - 31Dy oN oN uolsie|y sp|al4 Buikeld alua) mopeH ayL | GLE
(papinold dUBpINS
§559|un) S1¥04S - 4310313y ON ON s1asebie| 15 LUON — spjal4 buifeld [0oyds jamiByd 3yl | ple
(papinoid 3duspIAg
§558|Un) S1¥0dS - 431031 ON ON s191ebIep 15 e1ua) — spjai4 Buifeid jooyds [pmisyy ayL | zLe
(papinold dUBpIAS
§559|un) S1Y04S - 4310313y ON ON UoISIe pjal4 buikeld jooyas Aiewiid sjpeYIN IS | £0€
(papinoid duapIAD
$5S9|UN) S1MOdS - 31Dy OoN ON| AemyuoN pue |jiH uoibuipeay plal4 buifeld jooyds Alewid s,ydasoris | 90€
(papinoid duspIAG
§559|un) S1Y0dS - 4311313y ON ON s191e01BN 35 punoi spods s,ybnH 15 pue a|gay ‘s,uyor1s | o€
(papinoid duUBpIAD
§558|Un) S1¥0dS - d31D31Y ON ON SI0WBNIT Pl2l4 Butkeld [0oydps Jaysi4 uyor 15 | y0€
(papinoid duspIAG
$sS9|UN) S1YOdS - 431Dy oN oN IS plal4 buife|d [ooyds Alewild spue{ 1S | Z0E
(papinoid duUBpIAD
5559]uN) S1Y0dS - 43133y ON ON ysie Aojmo) sple14 buikeld j0oyds 1114 siaydoisuyd 1S | 662
(papinoid duspIAG
$553|UN) S1Y0dS - 431N oN oN AausQ pue oy spial4 buife|d jooyds Alewiid sngeuleg is | /67
R P o (S R R > d R S\ 3
NCNENPRERSRN NN O GO > 2> AN N 3
TIDNNOD | S é/@@m W @/%M@ 5 ) %Mw% %%«m@v & ,«f@v o2 S
> VF - U M " &0/.7& n%//mO W @7&06&?/7 /VO/J.wV/V&/v%u 3 ¢&/Aaw/\rx S //m\vAf///
IM O&J/vmf@m& %JVA/«.VM@QO 0&¢/A,/ «N@d@/ 7%‘0¢//&&/»0 ) /WO/%/A%T/Q
@UOAX0 | & & W O S ey
=h 39 NN
NAAS | S & ¥ @
{ (=3
[}
[-]
=
» n
=




514

9€£0¢ ueid [ea0]

P1oYO

juswndo(q suondQ paJiataid

ue|d|e>0|/3N"A0H" PIOJXO MMM

uaaq sey alayy "Abarens ay}
0} A1euod aq pjnom |1e3al
10} UOIBI0|[E UB UOI}eO)
31JUd1-J0-1N0 Ue Se '|Ie1al
Ul SeAN 1S3193U1 Jaumopue)
3y} asnedaq papalal

sem Inq ‘ue|d buisnoy

pue S3}IS 3y} Ul paJapIsuod
sem a)s ay| "Abarens

YHM DIJUO - 3313313y ON ON ska pagpelg 3NU3AY Jopessequiy “jied [1e18Y PIOX0 | 60Y
pajedipiue s asn jo abueyd
10 Juswdojanapai Juedliubis
OU pUBe OOZ d2UIS pIemio}

ind Jou s - 431313 ON ON fajmod (3us 8joym) 811U3)) U3||Y UYOr | 685
1S3.9)U] LIBUMOPUE)

3Nl ou - 431D3(3Y ON oN yed AasyuIH a11ua) bulphay abpuapay | €1y
1S8.91Ul LIBUMOPUE)

jusund ou - 315313y ON ON dlowsun (IIsul 3yS) ied OWBPUT | L0V
13UMOpUE|

WO} 1saJ31ul ou - 4311313y oN ON | AemuyyoN pue |jIH uolbuipesy apeled buiddoys aalq spuepssp | GEv
|ooyds

o4 353131U1 OU - @31D33Y ON ON | AemuymoN pue |jIH uolbuipesy jooyds uoibuipesy | //€
|ooyds

WO} 1Sa191Ul oU - 431D3(3Y ON oN uolbuipesy jooyds Alojeledaid uoybuipesy | 9/€
LIS

TOOHDS 31VIS - 31033 ON ON S||lypues pue uoueg 100YdS poisuwliQ | 90
a1IS

1O0HDS 31VIS - dIL103r3Y ON ON uolsiepy (2.19u8D) MojIeH) '9B3]|0]) 300IgMOPEI | SO
153.91U] JaUMOpUE|

uaNd ou - 031)3(3Y ON oN uoISIe pYy UOISIBIAl ‘UN0D) UOISIBIN | 9£0
159.9)U] J3UMOpUE|

jusand ou - 315313y ON ON ska pugppelg peoy Inojjeq ‘puejbuot | €0

AB31ens Y3IM 121}Juod 0 1S2133ul JAUMOpU
(papinoud
3DUIPIAS SS3JUNY ALITIDVA peoy SUMo] Udamiag ‘||eH

ALINNININOD - @312313Y ON ON fajmod {panyD pue gn|d [e10S s1jIop As|mod ‘qn|d Jayoous | Lzt
(papinoud
DUIPIAS $S3|UN) ALITIDVA

ALINNININOD - @315313Y ON ON SI0WII aue7 353 Apues ‘anus) bulimog Joopu] | |8
(papinoud
DUIPIAG SS3JUN) ALITIDVA

ALINNININOD - @315313Y ON ON s ey 15 |leH obuig peoy Asymod | 79¢
(papinoud
U3PIAR SS3UN) ALIIDVA

ALINNININOD - @31D313Y ON ON S|liypues pue uopeg sdoys snou1D [[1ysapun pue a:3ud) AYunwuwo) uoueq | pSe




TIDNNOD
ALID
quo4xo0
N A A

NN"A0H"pIojxo mamm

(papinoid duUapIAS SSajuN)
SINIWIOTIV - 4315334 ON ON uolsiei SJUBWIO|Y SUBT IIIN | 7S¢
(papinoud dUBPIAS SSB|UN)
SINFWIOTTV - 4315313y ON ON Koyl pue ||iH 350y SIUSWO||Y PeOY |leyiusT | Q¢
(papinoid duU3pIAS SS3jUN)
SINIWIOTIV - 315334 ON ON »(00.g payyHoN SIUBWIO||\ Judsal) (eSS | LEC
(papinoud dUBPIAS SS3|UN)
SINFWIOTIV - 4315313y ON ON| AemyioN pue |jiH uoibuipeay S1uaLo| |y Aep duleD uyor | 9¢7
(papinoid duU3PIAS SSBJUN)
SINJWIOTIV - 3153(3d ON ON ysiep Aepmod SJUSWIO|Y MaIMIe | 0L¢
(papinoid 3dUPIAG SSBjUN)
SINFWIOTTV - 4315313y ON ON spla4 A3yl SIUSWIO||Y Peoy Saloelle] | 60¢C
(papinoid duBpIAS Ss3|un)
SINJWIOTIV - 315334 ON ON| AemyLioN pue ||iH uoibuipeay SJUSWIOY 3Ald Usp3 | 90¢
(papinoid 3dUPIAG SSBjUN)
SINIWLOTIV - 431D3(3d ON ON spjald fail SJUBWAO||Y pieAA 3SBT | 0T
(papinoid duBpIAS Ss3|un)
SINJWIOTIV - 315334 ON ON uoisiep SJUSWIO||Y Wie] 83€|d UNO) | 061
(papinoid dUPIAG SSBjUN)
SINJWLOTIV - 43103(3d ON ON S|llypues pue uoyieg SJUSWIO||Y Spfel4 uoweg | 1/1
(papinoid duapIAS Ss3|un)
SINJWIOTIV - 315334 ON ON SUsWI|3 1S SIUBWIO||y 3s0|) Sewsjleg | 691
(papinoid dUBPIAG SSBjuN)
SININLOTTV - a3LD3r3Y ON ON aJowsi SJUBWIO||Y BUBT SUBW.IQJ UBA pUB pROY M3Wojoyleg | 89|
(papinoid duapIAS Ss3|un)
SINJWIOTIV - 4310334 ON ON Aamo) SIUBWIO||y Unoj suleg | /9]
'suondQ pausjald
u yoeoidde 03 Aresuod
3 P|NOM UOI1EPOWWOII.
1USPNIS puB DIWBPEIE |00LS
abenbue| jo sasn pasodoid
Ajuo s Jaumopue| - 431333y ON ON| AemiyioN pue |iH uolbuipeay [[BH ¥Mo) | 09€
o|qe|lereun slis - 4312313y ON ON fausQ pue oypusf >ed 1) Peoy |lPM UOYEM | LEY
3|qe|ieAeun ays - 431033y oN oN uojbuipesy ed 1ed uolbuipesy | /g
o|gejieneun auis - 43133134 ON ON ystep Aepmod uonels ljod Aojmod | 19¢
“ABerens oy
Kienuod aq |j11s pjnom |1elal
10} UoILI0|[e PUB 1S3IRUI
Jaumopue| Jusdal ou
R P P (3 R N d N D 3
%7////%//9%0%% %%%% @% %%w 0@9 om% ay@ s mfy@ @@77 %z/w ox%v
A RS ey o SO G N
W W O O o\ TN
%o%@m% /A./mo /a%/a%/% mod@/% g ¢//w¢® X %% wOA
P SRR N3 R @ 5S>
oY N S g 0O R
/«WWJJ ///VO//.H%/O/&//.MV



L]

9€£0¢ ueid [ea0]

P1oYO

juswndo(q suondQ paJiataid

ue|d|e20|3N"ACD* PIOIXO MMM

A4ILINDD - 431Dy ON ON s,hepy 1s preAypiny) ydasor pue AR S | €4S
A43L1INID - 43103y ON ON A311 pue |1 as0y fidauid) ||IH 350y | 8€S
A43LINID - 431033y ON ON f3usQ pue oydpar Azpwa) fausp | 59z
QYVAHDYNHD - 431031 ON ON ysanybuyspy pue Aueng prefyiny) Anung Aoy | Gpg
I ENE L ERRRCEIBEIEN] ON ON uoibuipesy f1318Wa) uolbuipesy | €S
A4ILINTD - 431D ON ON 310219A0M f1awo) 310213A0M | £ES

1°d
U319 Ul 153191U1 Jaumopue)
OU 0} aNP Passasse 10N

ON

ON

UolsIel

prefydmyd/liersw)

puno.o sHods siujes uolsiep

il

1°d
Usalf) Ul 1sslalul Isumopue|
Ou 01 anp Passasse 10N

ON

ON

uolsIe|

p|al4 SUBWMOYS

avll

1°d
U3319 Ul 15313)U1 J2UMOpUB|
0U 0} ANP Passasse JON

ON

(aue
oN

7 'S1INg 18 pueq pue ‘aueT ysiepy
uolsIep

Je pueT sapnpul) ‘uoisIe PlO 4O Isea pue| }jag usaln

eyll

)29 usalo Jo eale
SIY} Ul 15913)U] JIdUMOpUE|
0U 0} 3Np Passasse JON,

ON

ON

uolsiey

(1ed uaYINOs) 300.g UOISIEI 18 pue]

vyl

,J|9g usaio Jo ease
SIY} Ul 1S3.93U1 Jaumopue)
0U 0} 3Np P3ssasse 10N,

ON

ON

uolsiey

(1ed uIBYHION) 300.g UOlSIE| 1B pueT]

eyl

‘buidojanap Jo uonuaiul

U SeY JAUMOPUB| Y} dI19YM
-Gz | wouy Jesde ‘wiey
ybiH pue ybiy-a1esapojy
48g UsaIo - 4315313y

ON

ON

uolsiely

-7 S[921ed }2g UIAID
(11 3us snoinald jo pied uIBYHON) ‘UOISIEIAl P|O Je pueT

wiey
YK pue ybIY-a1eIPO
198 Usa1H - 4310313

(papinoid dU3PIAS SSBJUN)

ON

ON

uolsiey

uojsielp 1e pue

ybiy-a3eiapowybiy 10 3S3.3)ul JOUMOPUE| OU 33 U

il
9910

SINFWLIOTIV - d310313y ON ON ska1 paigye|g sluawio]ly peoy uolbuiepm | €€
(papinoud dUBPIAS SS3|UN)
SININLIOTIV - 31033 ON ON 2I0WaNIT SJUBWIO||Y @de4I3] uosWoy| | | 7€
(papinoid duUapIAS SS3JUN)
SINFWLIOTIV - d310313y ON ON ysiep Aepmod SJUSWIO||Y BuET Sydedleg SYUIT YL | L€
(papinoud duUspIAS SSB|UN)
SINFWIOTIV - 4310313y ON ON | AemypioN pue |iH uolbuipeay SJUSWIO||Y BUET SUs||Nd SIUSWS) 1S | 00€
(papinoid dUBPIAS SS3JUN)
SINIWLOTIV - 4310313y ON ON 151nyb pue Auend S1URWI0||Y 3sinybuisy | 87
(papinoid dUPIAG SSBjUN)
SINIWLOTIY - 431D313Y ON ON 1sinybuisty pue Auend SJuaWIo||y peoy Aeswey | |8z
(papinoid dUBPIAS SSB|UN)
SININLIOTIV - Q310313 ON ON dlowami (158m) SJUBWO||Y Wied AlBYdUIN | G57




TIONNOD
ALID

aquyodxo
A

ﬁ s

NN"nohH"piojxo mmm

uonebysaAul 1ayriny 104 papuswiwoddd sayis 0L dep

87€610001 A9MnINS @dueupiQ "/ 10z 1ybu aseqelep pue ybuAdod umoid @



ov7l

9€£0¢ ueid [ea0]

P1oYO

juswindoqg mCO_HQo poJia}aid

ue|d|edo|3N"A0B PIOJXO MMM

(papinosd
Bbuisnoy paiinbai ajepdn 3JUBPIAS $$3|UN) SIYOdS - AT1D33Y ON| ON ysie|y Asjmod punolio suods abajjo) ujodur| 7o
UO[1BPOWLIODIE JUIPNIS ‘(3314 Jed) buisnoy OoN 1uswdoaAsp 10} 3|qeHNS Ajjenuslod ON| ON |[eMAOH 3de|d JONBIN }o pue| | €0
(sbuljjamp ot| 10} paruesbh uojssiwiad bujuueld) bujsnoH paiinbai a1epdn 1uawdojanap 1o 3jqeins A ON| ON IOWINIT| 213U3D) Y}[BSH [BIUS|A I0WS[IHT YHou puel| 670
sdoys |e30| a[eds
-|[eWS ‘uoednpa ‘ansia| [eRJaWWOd ‘ddeds uado dijgnd ‘Buisnoy ‘winipels pa.inbal a1epdn wnipels 1331014 ON| ON 310w eaJe BuIpuNOLINS pue Wnipels wessey| 8z0
UO[1BPOWLLODIE JUIPNIS ‘BUISNOY {UOIIEPOWWODI. 1S (UoeINpa (Buiwodyioy
‘a1ed yyeay Atewyd !ja1oy Diwapede JuawAojdwsa :pue sasn pajejal |eydsoH ue(diaise|y) saA (1 Mobaied) yuswhojdwsa 133014 ON| ON uobulpeay 31IS [eNdSoH aylppey uyor| £z0
(papinosd
Buisnoy pa.inbal a1epdn 3DUBPIAI $$3UN) S1¥OdS - A3LDIrY ON| ON ystep Asjmo) | (3s0}p UagiaH) ‘punoig suods ab3]j0) snsar| 970
saydud suods oN juswdoaAsp 10} 3|qemns Ajlenuslod ON| ON IS 3)S yedsioH | 670
uoIssIwgns 6002
S8IS 10} || BDdUIS
Jaumopue ur abueyd femyylon pue
buisnoy palinbas a1epdn Juawdoyjanap 1o} 3|gemns Ajjennualod ON| ON ||IH uolbulpeaH peOY UOISIB|\ ‘9SNOH LN0JIEH | 70
femyioN pue
JIWSPED. UO0IRPOWLW0dI. JU3PNIS :HuISNOH palinbai a1epdn Juawdojanap Joj a|gemns Ajjennualod ON| ON ||IH uolbuipesH peoyY UO1SIe| ‘sBulp|ing JUBWUIA0D | €70
BuisnoH paiinbal a3epdn jJuswdoansp Jo} ajqemns Ajjenusiod ON| ON Yied AasyuIH py uopbuiqy ‘uonels jonyad Jswio4| 7zo
JIWAPED. Y}IM UOIPOWWIOII. JU3pNIS pue huisnoH paiinbai a1epdn Juawdoanap Joj 3jqemns Ajjenuslod ON| ON |[oMAjOH $,91ep|\ 1S DISNAl Jo Aynde4| | zo
paulelal saakojdwa Jo Jaquinu bupsixa papiaoid buisnoH paiinbai a1epdn (z Mobaied) wuswhojdws 133014 ON| ON 9102J9A|OA [lBH PlRYSI3| 020
(adS 92eld puoweiq) bupyied
1321|gnd Buisnoy ‘sanijidey 4nsis| pue AuNwWWod '213usd Yieay :[le1sy palinbai a1epdn juswdoanap 1oy 3|qemns Ajjennualod ON| ON s aieblep 15 3SNOH Lam3 pue ade|d puoweld| 810
UOI1EPOWILI0DI. JUBPN)S ‘pade|dal UofIepoWILI0dI. JUBPNIS JI BuisnoH paiinbai a1epdn Juawdoanap 1o} 3jgemns A ON| ON ysiely Aspmod pY 1U3I531D) ‘|[BH U3dS31D | /10
BuIsnoy a3Is mau 0} Jodap 21809y paiinbay a1epdn (z Mobayed) wuswhojdws 133014 ON| ON ysiely Asmod peoy ysle|y ‘10daq ysiepy Aajmod| 910
S9SN 213U3d UMO] ‘Buisnoy ‘jlelay OoN Juswdo|anap 1oy 3|qens Ajjenusiod ON| ON faimod (a1enbs siejdws]) anusd ASMod | 110
UOI1BPOWWONI. JelS palinbai a1epdn juswdojanap 1oy 3|genns Ajennusiod | (9 - [4vd|  ON| S|yl pue ||IH 850y abey|i A3|y| ‘suspieD 3de|d UNo) | €10
UO[1EPOWILIODI. JUBPNIS :BUISNOY {UOIIEPOWLIODI. JJBIS :UOIEINPS '3Ied (Burwodyuoy 9J1U3) 92IN0SaY
yyeay Alewnd ‘j30y Diwapede ‘Juswhojdwsa :pue sasn pareal [edsoH ue|dIaISel) SIA (1 Aobaied) yuswhojdws 133014 ON| ON pInyd ddue|NquY pue [eYdsoH [1ynyd| 10
(@dS apis[eurd oydLiar) pJeAleoq ‘213usd Alunwwiod ‘buisnoy pa.inba. alepdn Juswdojanap 1o} 3|qens Ajjenusiod ON| ON| Asusp pue oypuaf oLpLIaf ‘pueT apisieurd | |10
BuISNOY 0 UOIIBPOWWIOII. JUBPNIS OoN Juswdoyanap 1oy 3|gemns A ON| ON IS e mojjoH B3uS 18| 010
[PIIUBPIS3I PUB SISN 313U UMD}, 3SN PaXI|| palinbai a1epdn Juawdoanap Joj a|gemns Ajjenualod ON| ON sha1 pagpe|g ealy [enud) sha pligyde|g | 600
192115 weyhp puiysq
Buisnoy 1o jooyds Aiewild palinbai a1epdn Juswdojansp 1oy 3|gemns Ajjennualod ON| ON yled AaSYUIH|  pueq pue punoio uoneanay se|ld aiag| 800
UOIIEPOWIWIODI. JJBIS PUB JUSPNIS DIWIPEedY paiinbal a1epdn Juawdoanap Joj djqeuns Ajjenuslod ON| ON YuoN sals Asianun peoy Anqueg| 900
(papinold
spods Jte uado apinoid-al pue Buisnoy palinbal alepdn 3OUBPIAG $S3JUN) S1Y0dS - AI1DIrTY ON| ON UMOMBLIWING 3115 2169181 UMOLBWIWNS | €00
ue|d Huisnoy pue sa1is 3y Ul pajedoj|e says
é@%%%mw%& //%/&%Moo%w%oy oy/mwm%@owo%ﬂ,m@waq,.va&y& @@77 e%%m oo,,%v
S e R S Bty )
%%W%MM% PR Ky ,z%wwwo»oi%m%i
S SR Y5 S
/munv&d @0/.0 0/@//

uonebIsaAul 4d3Y)iny 10} PIPUSWIWIOIAI SB}IS G djqe]




TIDNNOD
ALID
quo4xo0
N A A

}N"n0H"pIojxo mmm

buisnoy palinba a1epdn Juswdoyjanap 1o} 3|gemns Ajjennualod ON| ON yled AasyuIH Yled 1e) uodpuein| 90|
Buisnoy paiinbai a1epdn Juawdoanap Joj 3jqemns Ajjenuslod ON| ON spial4 Al aue mepxder ‘plej dens| /60
Buisnoy palinbai a1epdn Juawdojanap 1o} 3|gemns Ajjenualod ON| ON Aajmo> peOY SUMO Usamiag| S60
femuynoN pue
3InS[9| pue 10ds ‘UOIIEPOWWIOII. JUIPNIS DIWSPRIY. OoN juswdoyanap 1oy 3|gemns Ajjennualod ON| ON ||IH uoibulpesH 1S ||BH ||IH uolbulpeaH | 09
Q€ dU0Z Pooj} 0}
ypeoudde pue s poojy
[310H| UO YIoM J3ymn} - S3A asn 330y 12331014 ON| ON yled AasyulH (steyjid ¥ Aj1uiod) 910 sauds ploxo |G/ L1
pue] padojanap Ajsno
eoeds uado
M3U YJIM
pajenosse
saiH|1e} Ayunwwiod Juswhojdws buisnoy palinbai a1epdn juswdoaAap 10} 3|qens Ajlenuslod -9 oN 3102I9A|OM 1|\ Jaded 8100190100 | £90
Bujsnoy ‘uolrepowwodde suosiad Jap|0 paiinbai a1epdn 1uawdo|anap 1o} 3jqeuns Ajjenuslod ON| ON ska pligypelg 3SNOH d[epUIM | 990
S9SN DIWIPLIE. {UOIIPPOLIWOIIL JUBPNIS :BUISNOH palinbai a1epdn JuswdoaAap 10y 3|qeuns Ajlenuslod ON| ON Xejied alenbs uoibul|PAN 1S9M | $90
Buisnoy oN Juswdojanap 1o} 3|qenns A ON| ON yanyd U531 UBLBM | ¥90
"UOI1BDNPS [[RUOIINMISUI DIWBPeDe (q) | g pue ()| g ‘ydiessal [eaipsw
pue [eydsoy ‘uoiIepoWILI0dI. JUBPNIS :BUISNOY 'SasN paje[al aledyl|esH SaA (1 Aobaed) yuswhojdwsa 1a301d ON| ON 1pINYd |eYdsSOH piojaulepy | €90
3|buell] peoy a|qay
{1easal pue dIWapedy OoN (1 Koba1ed) uawiholdwsa 181014 ON| ON [emAjOH 19 B3Iy 3UBDS PIOJXO 40 AsiaAun| 790
UO[1BPOWLODIE JU3PNIS BuISNOH palinbai a1epdn juswdojanap 1o} 3|gemns Ajjennualod ON| ON S UBWA|D 1S }led 18D 199115 uolun | 190
3|qe|ieAeun
uolepoOWodd. a1ed [HuisnoH 3lis - ON ON| ON| S|jlypues pue uoieg peoy JalemsAeg '9SNOH PUISUMOL | 650
BuisnoH paiinbal a1epdn ON| ON ysie\ Asjmod Sj00d Asjmo) ajdwa) | 850
BuIsnoy ‘Uuo1epoWWO0IdE JUBPNIS DIWIPRIY paiinbai a1epdn ON| ON uolbuipeay py ueisung ‘sndwe? abajj0) upisny | 50
pade|dal asn suods yum buinpejnuew Jed ON Juawdoanap Joj 3jqemns Ajjenusiod ON| ON fo)lenaf1|  Aepn uewoy ‘gnpd [e1p0S pue suods 1anoy | €60
Bbuisnoy palinbai a1epdn Juawdoanap 1o} a|genns Ajjennualod ON| ON 3JoWa ] alowsanI] ‘auet Aemjiey| 750
UOI1BPOWILLODIE JUIPNIS pade|dal Uo1epowwodde Juspnis Ji buisnoy palinbai a1epdn juswdojanap 1oy 3|qemns Ajjennuslod ON| ON IS peoy 3J{0p SWef ‘||eH 1us) [Ned| 0G0
(papinoad IIIH uep.or
pade|dai Aujioey suiods i buisnoy palinbai a1epdn 3DUBPIAS S$3JUN) SIYOS - 431033 ON| ON 3102I9A|OM 'puUNoID su0ds ssald AUSIBAIUN PIOXO | 670
100} pUNO.H S3SN 7 {UOIIEPOWLIOII. JUSPNIS ‘DIYO | g pa.inbal alepdn Juswdo|anap 1o} 3|qens Ajjenusiod ON| ON [IPMAIOH | 1S YBIH pue 15 piempd 1e pue| 363]|0) [BLO | 70
yp1easal pue buiydesy [ea1pajy palinbai a1epdn (1 A10B31eD) JuBWAO|dWws 1331014 ON| ON 1y2InyYd sndwe) peoy p|0| €10
U2JBaSal [BI|PAW pUB dJedY}[edH paiinbai aepdn (1 Aobayed) yuswhojdwsa 1a301d ON| ON uolbuipeay 311ua) dIpaedoyiiQ PRIYNN| 0
|00YDs 10} Papaau Jou JI buIsnoy palinbai a1epdn |00UDS 91835 10} 198104d | 1D - 1¥Vd| ON 300.g PRIYLION |00Y2S PIRYYLON | 0F0
buisnoH pa.inba. alepdn Juswdo|anap 1oy 3|qens Ajjenusiod ON| ON I0WIIIT 159\ aUeT Apues ‘|31SoH plRYYLON | 6E0
paulelal saakojdws Jo Jaquinu bunsixs papicid uolePOWWOIde 31ed ‘HuisnoH OoN (1 A10Ba18D) JUBWAO|dWS 131014 ON| ON|isinybuIsty pue Aenp peoy UopuoT ‘sussiaIN| 8€0
1awhojdwa (19 10U pied)
‘(sbuljlamp 0/ 03 dn 1oy pajueib uossiwiad bujuued suino) buisnoy paiinbay a1epdn Juawdojansp Joj a|gemns Ajlenusiod | D - J¥vd| ON 310WINN py Buonswiy Syied 10wWSHT| €0
peoy
31ed Y}|edH paiinbay a1epdn (1 Aobaed) yuswhojdwsa 1a101d ON| ON 3I0WBIIIT|  PJOJpUBS ‘813U YIe3H [BIUSIN dIOWBNIT| E€€0
S
S i RSSO @ $F P
SR R P h
/%é///MM%/MM@m% /%z/vww @&M//o&v% WM@@/o,%o,LMWQ. 5 «%/MmmwOA
WY NN Yo Sy
&




1Sl

9€£0¢ ueid [ea0]

P1oYO

juswindoqg mCO_u.QO poJia}aid

ue|d|e20|/3N"A0D* PIOJXO MMM

Buisnoy

pue| Ayuswe jo
$50| J0 Ppedul] Uo-sap

Juswido|anap 1o} 3jqeyns Ajjerualod

oN

ON

sp|al4 Aol

311u9) Aunwwo) uolbujuuoq pue
alenbs puasumo] Jjo pueT Ayuawy buisnop

1394
pue| Ayuswe Buisnoy

a2eds uado d1jgnd 0} (papinoud
syods e uado pue buisnoy|  siuawanoidwl - Sax 3DUIPIAS SS3JUN) S1YOdS - AILDIMAY ON| ON ska7 pagydelg (Med) punoig uoneanay auel Apues| 687
32eds uado d1jgnd 0}
Buisnoy|  siuswanoidwi - Sz Juawdojanap Joj 3jqemns Ajjenusiod ON| ON uolsIe|y Yled weypepm| 0€y
a2eds uado d1jgnd 0}
Buisnoy|  siuswanoidwi - sap Juswdoyansp Joj 3jgemns Ajjennusiod ON| ON dINYD (1ed) punoib uonealnal peoy enusjep| 67
3deds uado d1jgnd 0}
puisnoy|  siuswanoidwi - Sap Juawdoansp Joj 3jqemns Ajjenusiod ON| ON 3I0WIMI Ned o Lig
BuisnoH EEN Juswdojanap 1o} 3|qens Ajjennualod ON| ON famod SJUBWIO||Y 15e] peoy suleg Jswio4| 9|7
92eds uado d1jgnd o3 femyrioN pue
Buisnoy|  siuswanoidwi - Sap Juawdoanap Joj 3jqeuns Ajjenuslod ON| ON H uoibuipesH yled uelsung| €07
adeds uado d1jgnd 0}
9eds uado d1gnd pue buisnoH|  siuswanoidwl - SaA JuswdopaAsp Joy 9|qeuns Ajjenusiod ON| ON| S||lypues pue uoieg (1ed) punoin uoiesN3Y peoy uoueg| 0/

sjuawjo|je Jouuoyadeds uado >
sndwed aue

lland

UOI}EPOWIODI. JUBPNIS Djwapede ‘buiydes| paiinbai a1epdn 1uawdoaAap Joj 3|qemns Ajjenuslod ON| ON 1yunyd Asdioy Ausianun seyo0lg pIojx0 | eSO
UO[1PPOWILLODI. JUBPNIS OoN 1uawdo|aAap 104 3|qemns Ajjenusiod ON| ON| AsusQ pue oyduaf unod Asqqy Asimay | 0/S
31132 UOIIRAONUI PUB UOIEINPS 3U3PS oN juswdoaAsp 10} 3|qemns A ON| ON|3sinybuisiy pue Auend) a.ua) Apnis JoopINQ plajsuels| /e
9A0Qe 32140 pue Judpnis ‘buisnoy 0oy} punolb uo |ie1ay oN juawdo|aAap 1o} 3|qeuns Ajjenualod ON| ON umopRWWNG peoy Ainqueg 9/7| 9s¢
e3ly UONJRAIBSUOD)
0} Wley 4o
oe| pue sal|dey
Juawade(dal jo|  (paplAold 3dUBPIAS SS3UN) SIYOJS pue
sHods !saii|ey Aunwiwo) (BUISNOH|  8dU3PIAS Paau - SaA ALNIDVE ALINNAWOD - 310313y ON| ON ska pAigpe|g (Wnipels punoyAaln Jawioy) ‘wnipels pioxo| |11
(papinoid dUSPIAG SSBjUN)
buisnoy ‘Aujey spods Jani Juswade|day SOA ALITIDVA ALINNNINOD - @313y ON| ON spjal4 A3|| a:us) suodsianly peoy abplig uolbuluuog| 9
Ajoey
Ayunwwod sujejurew
1Y} Juswdojanap
1o [enuaiod (papinold aduaping
UO[1EPOWILLODIR JUBPNIS ‘[BIIUIPISAI ‘SDIYH0 PaleIdosse pue djul|d a1ebnsanul 03 - saA | ssa|uN) ALIIDY4 ALINNIAINOD 1D310¥d ON| ON S UBWI|D 1S 31JU3D 32IN0SAY [IZUBN | /G
UO1PPOWILLODI. JUBPNIS BUISNOH SaA jJuswdoeAsp Joj 3|qemns Ajjenusiod ON| ON S UBWI|D 1S 24Ny SUBWI|D 1S JO Yuou pue| /||
JJWIPEI. ‘UOIIePOWILI0II. JUBPNIS ‘BulsnoH (V44S 7 [9097) S9A Juswdoyanap 1o} 3jgenns A ON| ON| /Adusp pue oyduaf UONeIS 1dMOd PIO| 6YE
femypioN pue
awoy a1ed ‘buisnoy SoA Juawdoansp Joj 3|qemns Ajjenuslod ON| ON IH uobupesy aueTsud|INd || OpY
UOI}BPOWLLODIE JUIPNIS pue BulsnoH ON Juswdojanap 1oy 3jqemns A ON| ON umoLBWWNG 3SNOH UMOLBWWNS | 08
femyrioN pue
BuIsnoH ON jJuawdoanap Joj 3jqemns Ajjenuslod ON| ON H uoibuipesH sndwe) peoy UolSIe 33001 PIOXO| 6EY
puIsnoH ON jJuawdoensp Joy 3|qemns Ajjenuslod ON| ON S UBWID 1S [ooyds AiasinN sewsjieg Jawio4 | 9yE
peoy uopuo ‘abueydx3
BusnoH paiinbay a1epdn Juawdoanap Joj djqeuns Ajjenuslod ON| ON uolbuipesy auoyda|a] pue uonels bulji4 jonad| | L
puisnoy| (Aujige|iene ypayp) sap Juawdoanap Joj 3|geuns Ajjenuslod oN|  ON fa)1eA 947 9SNOH 3pe(S| 7|




TIDNNOD
ALID
aao04xo
N A A

NN"nohH"piojxo mmm

(w.ley a)esspow - }jag usaln)

saoeds uaaib ssadde papi

oply pue

Buisnoy ON juswdoyjanap 1o} 3|gens Ajjennuaiod ON| ON s alebie 1§ AU SI3|YIL [00YdS PJ3l4 Jwwns | 67|
(e3Jy UOIBAIDSUOD
uo pedul Repy yaany) ‘sbenod
Puisnoy 91eb1ISaAUI) SIA jJuswdoansp Joj 3|qemns Ajjenusiod ON| ON| /A8yl pue |jiH 250y U24ny) JO Y1Iou pue Jeal 3y} 0} puel | 66
[CEIVAVCDIINENTe))
uo 1eduw
Buisnoy 91e0NSIAUI) SA Juswdoansp Joj 3|gemns Ajjenusiod ON| ON| /S| pue ||IH 950y 3UeT MOpe3JA 18 pue] | ¢3¢
(CEIVATCHEINENTo)
uo 1eduw
Buisnoy 21e01ISIAUI) SIA Juawdoensp Joj 3|qeuns Ajjenuslod ON| ON uolbuipesy (311 3joym) pat4 upjsny | 9%

JIe pUB 350U s3]
pue pue| Ayuawe jo

(pa1eISUOWAP 3] 0} PadU ||IM S3IUBISWNAIPD [euofidadxa) Jodap ‘buisnoH SOA (3uawdoanap 10} 3jgenns Ajlenuaiod ON| ON yed A3syuIH ed abplLigpay Jo 15es pue| }9g U3dID | €11
(Wiey 91eI3POU - 1j3g UBBID)
(pa1eisUOWap 3q 0} PaaU [[IM S3dURISWNIIN [euondadxa) buisnoy SoA Juawdojanap 1o} a|qens Ajjennualod ON| ON 3102I3A|OM, WJe4 3pIMS3PLI4 1§ pue| 1jag usalo | /01
palinbai Malnal (Wiey S1eI3POW - 1[99 UBBID)
Buisnoy 1[99 UIAID) - SA Juawdojanap 1o} 3|gens Ajjennuaiod ON| ON 9102I9A|OM wie4 33l Jedd | 065
palinbai malnal (Wiey 91RI3POU - 1|3 UBBID)
Buisnoy 1[99 UIAID) - SAA Juawdojanap 1o} a|qenns Ajjennualod ON| ON uolsIe | UOJSIe| ‘Wwileq yied | 791
(pa1essuowsp aq 0} (w.ley moj - 3¢ usalo)
Pa3U ||IM SBDURISLUNDIID [eUONABIX3) UOJEPOWLIOIIE JUIPNIS PUE JIW3Pedy SoA Juawdoyjanap 1oy a|qemns Ajjenuaiod ON| ON [PMAIOH a09]|0) S,uLBYIe) 1S | 765
(ULieY 81R13POW/MO] - 1|39 U33ID)
(Pa1eAISUOWSP B 0] PI3U [|IM SBDURISINDID [euoidedxa) BuisnoH SoA Juswdoyanap 1o} a|qenns Ajjenualod ON| ON uolsIe| Yoopped uoisie pyl |
| [921ed
1[99 USID) (3UBT |1l JO 1S8M pue| S3pnpul)
(WJey 81RI3POW/MO - 1[3g U33ID) ‘(711 3us snoiAsid Jo Lied ulayLou ‘uolsiely | 1q
(Pa1eJ1SUOWSP 3¢ 0} PIBU [[IM SBDUBISWINIII [BUONIIXB) BulSNOH SoA juswdoaasp Joj a|qenns Ajjeiusiod ON| ON uolsIe| PI0/AS|[_A []9MIBYD 1B pUB| }]3g USaID | 7| |
| [921Bd 1|2 UdAID
(3UeT |1l 18 pUET ‘Wieqd MIIA [|IH S3pnpUl)
(UWley 21RI3pOW/MO| - 1|3q UBRID) ‘(z1 1 aus snoinaid Jo 1ied uiayinos) ‘uolsiely | e
(Pa1eAISUOWSP 9 0} PIdU [|IM SIUEISLUNDID [euofidadxa) buisnoy SoA juswdojansp 1o} 3|gemns Ajjennualod ON| ON UOISIB| pl0/A3|BA []9MIBYD) 18 puB| 3G USRID) | 71|

fyjenb

Buisnoy| sso| Jo 1edwi uo-sex Juawdoansp Joj 3jqemns Ajjenuslod ON| ON fa)1en 847 plojuing JayiaN ‘pue| Ayuswy buisnoH | i
92eds uado d1jgnd o3 femyrioN pue
BuisnoH|  syuawanoidw - sap Juswido|anap 1o} 3jqens Ajjerualod ON| ON [IIH uoibuipeaH| alenbs peoy spuejpay pue aAlQ SPUBSIM | vEY
pue| Ayuawe jo peoy pJAINN pue peoy wie4 poop)
Buisnoy| ssof jo 1pedwi uo-sax Juawdoanap Joj a|gemns Ajjenualod ON| ON [IIy2Iny> | usamiaq ‘sabeseb pue puet Auawy buisnoH | 45y
SRR N\ 3 o N S
f/%w%yw@%& e%mw%&w%a 5 S s N S
ONOX (R O R% Q5 RN QS N
W N0V © QO AW ALY 2
RO SN RN
O SRNCIPT N W R N R RV
x/////oz W/V/ /,««A/m f/v//oz O &47 /nv/v/ @O&wf N ?&/«OW&@V
ww&\u\u O/J.VA/ &/Jwv
G W




€sl

9€£0¢ ueid [ea0]

P1oYO

juswindoqg mCO_HQo poJia}aid

ue|d|e20|/3N"A0D* PIOJXO MMM

e/U ON (z Mobaied) yuawhojdwsa 131014 ON| ON 2I0WBNIT| 1S9 dUEeT Apues ‘91e3s3 [eLisnpu| PRINN| G1S
e/U ON (z Mobaied) yuswhojdws 131014 ON| ON s ey 15 32e|4 J3IM3N Pue peoy uajepbely| 1S
/U ON (z Mobared) wuawhojdwsa 131014 ON| ON Xeyied 199115 pu3 }led ‘asnoH sajleyd bury| €1g
e/u ON (z Mobaied) yuawhojdwsa 131014 ON| ON 910213A|OM peoy Ainqueg “yied ssauisng ||IH uopior| 71§
peoy Auod
e/U ON (z Mobared) yuswhojdws 131014 ON| ON ISl /pY A3}1313 ‘91157 |esnpul yiedsioH| Q1§
peoy
e/u ON (z Mobaed) yuswhojdwsa 131014 ON| ON sko7 plige|g|  uoibuliep) ‘9113 [elASNpU| peoy MOLBH | 605
e/U ON (z Mobaed) yuswhojdws 133014 ON| ON ska pligpe|g 950|) Jak4 Aggog ‘WNnod yaunypus4| 90g
e/U ON (z Mobaied) yuswhojdws 131014 ON| ON f3)1ep k7 peoy uoibuipiep) a1eis3 buipes] fiuno)| €05
e/u ON (z Mobared) yuawhojdwsa 1a101d ON| ON ska7 pligpelg|  peoy uoibuisies) aauad) ssauisng WRYIYD | Z0S
e/u ON (z Mobaied) yuawhojdwsa 133014 ON| OoN| Adusp pue oyduaf peoy ysiewe ‘plea s19p|ingd| 661
e/u ON (z Mobaied) yuswhojdws 133014 ON| ON fomod peOY SUMO] U3aMIag ‘aSnoH plalypeold| 861
e/u ON (z Mioba1ed) uswhordwsa 133014 ON| ON Aoimo) ajdwa) peoy 3jdwsa] £8-6/ 'HN0) oplodeg| Get
e/u ON (z Mobaed) yuawhojdwsa 131014 ON| ONIsinybuisy pue Aend 3UET Uy JO Sasnoyalep| v6
e/u ON (z Mobaied) yuswhojdwsa 133014 ON| ON IETENEL| peoy uoibuljiepy seqp|ing| 65
plef
e/u ON (z Mobaed) wawhojdwsa 131014 ON| ON uojbuipesy|  sispjing/siueydiay buipjing s,plojypuelg| ey
e/u paiinbai a1epdn (z Mobayed) yuawhojdwsa 131014 ON| ON f3)1en o 10daq pue sad1H0 peoy YiedsioH| 6/€
e/u ON (z Mobaied) yuswhojdwsa 133014 ON| ON 001g plalyHoN doysylop Aemured | €z
e/u ON (z Mobaied) wuswhojdws 131014 OoN| ON| AsusQ pue oyduaf asnoH Aepleg maN| 7zl
e/u ON (z Mobayed) wuswhojdwsa 131014 ON| ON 3I0WINIT S THQ Jwo4| 171
adeds
uado 'saja|Pe} [eannd/ANuUNWWO ‘[P10Y ‘YoIeasal [edlpawl/[endsoy ‘a1edyyjeay
Arewnd 21wapede ‘j1e3al Juswhojdwsa ‘uoiiepowIWOodIL Juspnls ‘buisnoH ON (z fobayed) wuswhojdws 131014 ON| ON| Asusp pue oyduaf (311s ajoym) pes|y AsusQ| 985
e/u oN (1 Aobared) wuswhojdwsa 1a104d ON| ON| /Adusp pue oyduaf 199115 U0 AN ‘ssaid Ausianun | €25
e/u ON (1 Aobayed) yuswhojdwsa 133014 ON| ON f3)1en 8k peoy uoibuisien NG| L6
199118
e/u oN (1 Aobaied) yuswhojdws 131014 ON| ON| /Asusp pue oydusf abpug ayikH ‘asnoH saneag ‘s|pmyde|g | 961
e/u oN (1 Aobayed) wuswhojdwsa 1a101d ON| ON s,lep 1S 199115 UoISIe|y ‘Bulysiignd s|lemde|g| zev
e/u ON (1 Aobaed) wuswhojdwsa 1a301d ON| ON f3)1eA 847 dnoip wediun| ozl
UOI1EPOWILIODI. J4B3S 'UOIIEPOWILOdI. JUSPNIS Dlwapede ‘Juswhojdw3 oN (1 Aobaied) yuswhojdws 1233014 ON| ON yuoN S DOY| 6.5
|eLasnpul [essuab zg ‘2140 | g ON (1 Aobarer) wuswhojdwsa 1a101d ON| ON ISRl (U 3joyMm) 31ed ssauIsng pIox0| /85
YO |9 ON (1 Aobaed) yuswhojdwsa 1a101d ON| ON 3I0WINI (311S 3j0YM) ied IUIDS PIOXO | 88S
suonedo|je dydads-a)s/uondajoid 1oy says Juswhojdw3
(papinold
3sn suods yym uoliepowwodde Juapnis|  saydyd suods - sap 9IUBPIAG $S3IUN) SIYOIS - A3LDIrFY ON| ON YuoN 9b3|0) uoia|dwa] usdIH | 695
(papinold
puisnoy|  saydud syods - sex 9UIPIAG S$3IUN) S1YOdS - AILDIMTY ON| ON 3I0WIINN Awapedy plogxQ spjaly buikeld jo abp3| /91
(papinoud
Buisnoy :jooyds SOA 8JUPIAG SS3JUN) SIYOdS - A31D3TY ON| ON| Aajylpue |jiH asoy pj14 buike|d pesinl Asjyl Jowod | 0L
(papinold
suods Juausade|dal buisnoy SOA 3JUBPIA3 $S3|UN) S1YOdS - A3LD3TY ON| ON yste Aajmod punoin spods 35| SILO WellliM | L€
(papinold
32eds uado apinoid-al pue buisnoH SOA 9IUBPIAG $SBIUN) SIYOdS - A3LDIrIY ON| ON umopBWWNS| 1S3\ — Plal4 Buikeld j0oydS SpfRl4 JBWWNS| 6OE




TION
%FWOU M sc
U e o
H— .M ° (z fobaed) jua
H0AIX0 | 8 %V,% <& N (¢ hobaye oriis by
= %@%ﬁoﬁoﬂ@%ﬁ SN O\ e o
A © 7//%0 ™\ Y ///ﬂ%&%oo X d on| o e oo
- ISCAN N & o \ o N T wons
A = o ¥ %mmo /omoo %/@7%%% @w&@o@ X ystep Aopmod 115 'sady0 pue abue o)
@ N @%.8@ &Y ao%/ el & ay@& R e Bt
-] N SO OIS N> - Nm
= W BN ,O&OV X \F/f Y > .’
. : o N <O S //«m & e
m o O/vj/yo é&&@, A%/%/ .ffOAf
R ) © /nv
& & @Mw%%@ y%%/ N




9€0¢ ue|d [ea0]
To_o uswWNd0Q suoidQ paJlasaid ue|dje>o||




YN"AoH*Paojxo-mmm







3| g

-

&

S NN

S | AAA

% | OXFORD

E CITY
COUNCIL

'O ford

Local Plan 2036
),

An online questionnaire is available at

If you have any questions please
planningpolicy@oxford.gov.uk

01865 252847

Planning Policy Planning, Sustainable

Development and Regulatory Services

Oxford City Council

St Aldate’s Chambers '
109-113 St Aldate’s

Oxford

0X1 1DS

Building a world-class city for everyone



