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CHALGROVE AIRFIELD

____________________________________

OPINION
____________________________________

1.

I advise, on a pro bono basis, a group of residents who live in some proximity
to Chalgrove Airfield. These people wish to prevent the development of that
land for housing because of the dramatic effect such a proposal would have on
their living conditions. Pursuant to this brief I have kept a close watch on the
progress of the South Oxford Local Plan ‘ SOLP ‘ as it passes through its
stages towards adoption and the latest event in this regard is a report written
by a Senior Officer of South Oxford District Council ‘SODC’ which advises
the members to, amongst other things:

“retain Chalgrove Airfield as a proposed allocation in the SOLP”.

2.

The purpose of this Opinion is to explain to the Council that, in view of the
content of that report, there is now a clear legal barrier in place which restricts
that option. The opinion is deliberately written in straightforward language
without reference to law, policy or other published guidance except as
essential because it is hoped it might be read and taken into account by
members of the Strategic Planning Committee who must make an important
decision on March 20th.

3.

The Opinion invites attention to two concepts: “deliverability” and
“necessity”.
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4.

NPPF 182 provides four tests which proposed development plans must meet in
order to be found to be “sound” and therefore acceptable. One of these is that
the plan must be “effective” and the NPPF explains this requirement as
follows:

“the plan should be deliverable over its period …”.

5.

“Deliverable” has a specific meaning in the NPPF which is defined in the
footnote to paragraph 47 therein. No doubt the members of the committee will
have their attention drawn to this definition but I paraphrase it in this way:

“To be deliverable there should be nothing to prevent houses being
built upon it more or less straightaway”.

6.

This is a matter of crucial significance to South Oxford’s local plan, its
integrity and its lawfulness. The members of the SODC are being advised by
their officers that land at Chalgrove Airfield is “deliverable” and that it may
therefore be included in the emerging SOLP as a major strategic allocation
which underpins the entire strategy of the development plan. It is, in fact, plain
and obvious that the Chalgrove Airfield site is not deliverable.

7.

Part of the land at Chalgrove Airfield is currently occupied by a commercial
enterprise known as Martin-Baker “MB’. Three attributes of that business are
relevant to this discussion:

(i)

it carries out work of national significance and that work has extremely
specific locational requirements;
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(ii)

the nature of the work is incompatible with a neighbouring residential
use because of its propensity to create a statutory nuisance; and

(iii)

8.

it is extremely profitable.

It is not possible to deliver the Chalgrove Airfield site without, in the first
instance, securing the co-operation of the MB enterprise. Solicitors on behalf
of MB have expressed the position of the company in the latest round of
representations into the emerging SOLP which are thereafter elucidated in a
letter dated 5th December 2017 (these are to be found at App 1 and 2 of the
committee report written by Holly Jones). The language with which those
representations are expressed is calm and polite but the content is devastating.
It is obvious from reading them that the MB enterprise is wholly and utterly
opposed to the development of housing at Chalgrove Airfield and that they
have sound, rational and highly persuasive reasons for adopting that position.

9.

The response of officers of SODC, supported by the national agency
responsible for promoting this site, is to threaten to use compulsory purchase
powers to acquire this site despite the objections carefully and rationally
articulated by MB. It is noticeable when reading the correspondence passing
between officers of the Council and that agency that the exercise of
compulsory purchase powers is seen as nothing more than a pesky formality
the worst outcome of which may be a modest delay in the delivery of the
Chalgrove Airfield site.

10.

It is not necessarily so, and this requires an understanding of the second
concept referred to above, namely “necessity”.
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11.

The members of the Strategic Planning Committee will no doubt be advised
that the statutory power to make a Compulsory Purchase Order of the
Chalgrove Airfield site arises from S226(1)(a) Town and Country Planning
Act 1990 and that the approach to the exercise of this power is governed by
the seminal judgment of Laws J (as then) in Chesterfield Properties plc -vSOSE [1998] 76 P&CR 117. The exercise of CPO powers depends on the
acquiring authority satisfying the decision maker that the use of those powers
is “necessary”. This is understood as meaning there is no other way to achieve
the public benefit pursued by the exercise of these powers. In other words,
CPO is a last resort.

12.

A further question which must be addressed by any Inspector deciding
whether to confirm a CPO is whether the exercise of these powers is
“proportionate”. This is especially important in this case in view of the Human
Rights aspects of the decision to confirm or reject the proposed CPO.

13.

On the question of “necessity” it is obvious from reading the Officer’s Report
that the CPO would fail. This is because compulsory acquisition is simply one
of a series of options being considered by the Council. A further option is to
delete the Chalgrove Airfield site completely and allocate other land to meet
the strategic objectives pursued by the local plan. The fact that that option has
been identified by the Council as a practical course which may be pursued is
sufficient to exclude the possibility of a successful CPO. An objector to that
CPO would simply have to point to the Report written by Holly Jones and
submit that the Council themselves have recognised that CPO is not a last
resort but simply a preferred approach. In this country we don’t forcibly
expropriate people’s land on the basis of a preference.
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14.

Thus, it is obvious from Holly Jones’ report to the Strategic Planning
Committee that a CPO would fail the test of necessity and that such an Order
would not therefore be confirmed. This is especially so as there are a number
of other sites on the periphery of Oxford being actively pursued as alternatives
to Chalgrove Airfield of which land at Grenoble Road is the most obvious.

15.

This should all have been explained to the members in Holly Jones’ report and
it is surprising that none of these matters are mentioned.

16.

Furthermore, there is no prospect at all that the test of proportionality will be
satisfied in the circumstances of this case. The uncontested evidence is that the
MB enterprise fulfils a nationally important function and there is no
alternative site to which it may relocate. It will therefore be extinguished. It is
highly unlikely that a local need for housing will prevail over a national need
for a unique facility of this nature, especially when there are several available
alternative sites to which the local housing need may be satisfactorily
displaced.

17.

Again, it is surprising that these matters have not been explained to the
Strategic Planning Committee.

18.

Finally, the financial analysis is brief and wholly unconvincing. If the
compensation for the MB business is to be assessed on a total extinguishment
basis it is difficult to see how the Chalgrove Airfield site could be viably
developed. These matters should have been properly investigated and fully
explained to members before they are asked to make a decision as important
as that which comes before them on March 20th.
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19.

For these reasons, the members of the Strategic Planning Committee are
respectfully invited to reject Holly Jones’ recommendation and to pursue the
other option of finding alternative sites to meet the strategic housing
requirements of the local plan over its time horizon.

Anthony Crean QC
12 March 2018
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Adrian Duffield
Head of Planning
South Oxfordshire District Council
135 Eastern Avenue
Milton Park, Milton
OX14 4SB
BY EMAIL ONLY
16 March 2018

Dear Adrian,
Housing Development at Chalgrove Airfield
Following our recent written correspondence and discussions with your officers and Oxfordshire County
Council (OCC), Homes England writes to provide further context to the proposed development at
Chalgrove Airfield in advance of the meeting of South Oxfordshire District Council’s (SODC) Cabinet on
Tuesday 20 March.
Homes England wish to reiterate our commitment to working with SODC and OCC to deliver the
proposed development of Chalgrove Airfield as well as facilitating the associated and necessary
infrastructure improvements. Homes England is committed to making substantial investments in
transport infrastructure as part of the development to ensure the success of any forthcoming
development of this brownfield site and create linkages to the key strategic sites at Berinsfield and
Culham.
The proposed development will result in the construction of approximately 3,000 new homes, the
creation of a new local centre, provision of new education facilities (2 primary schools and a secondary
school) and a new healthcare facility. The proposed development will also provide 3 hectares of
purpose built employment generating floorspace alongside significant public open space provision,
together with substantial additional growth space for the Martin-Baker Aircraft Company Limited.
We currently propose a 12 year, three phase, build period for the development, with an expectation that
work would commence on site in Q1 2021, and be completed by 2036. This programme anticipates that
within three years from today’s date, work will have commenced on site to deliver this important
strategic allocation. In addition to the homes proposed, we are committed to providing significant social
infrastructure within the new community.
Homes England and OCC have been in ongoing discussions to relocate Icknield Community College
into to the development as part of a larger 1,200 (plus 300 place sixth form). Following discussions
with Icknield that confirmed the school is currently operating almost at capacity, the new secondary
school will be delivered in Phase 1 which will meet this need. The new secondary school will be a focal
point of Phase 1 and alongside the delivery of the local centre in Phase 2, will play a significant role in
the vibrancy and vitality of the development. The delivery of this new secondary school will be fully
funded by Homes England (approx. £40 million) and be operational by 2025. The two primary schools
proposed will also be fully funded by Homes England (approx. £10 million each) and be delivered by
2030 (end of Phase 2) and 2035 (end of Phase 3).

Homes England
Fry Building, 2 Marsham Street, London, SW1P 4DF
0300 1234 500
homesandcommunities.co.uk
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HCA Chalgrove Airfield - Indicative Delivery Rates (August 2017)
Year
Amount of units
Cumulative Units
Phase
2021
50
50
1
2022
150
200
1
2023
200
400
1
2024
200
600
1
2025
150
750
1
2026
200
950
2
2027
450
1400
2
2028
200
1600
2
2029
250
1850
2
2030
275
2125
3
2031
325
2450
3
2032
300
2750
3
2033
250
3000
3
A new local centre will provide a wide range of community and commercial facilities will be completed
by 2030 and will be constructed around the secondary school. This local centre will provide in the new
jobs in addition to the 1,150 employment opportunities that will be created as part of the employment
floor space due for completion by 2030. Also, as part of the local centre, a high quality health centre
with specification agreed by the Oxfordshire Clinical Commissioning Group CCG will be provided to
replace the existing facility in Chalgrove at a cost of £3million and it is expected will be operational to
coincide with the expiry of the existing health centres lease in 2027.
Phase
1
2
3

Working Population
950
1350
1450

The social and economic infrastructure provided on the site, will be complemented by the substantial
suite of onsite and offsite transport and highways infrastructure works that have been discussed in our
previous correspondence. For clarity, our commitment to the delivery of these schemes is outlined once
again within this letter.
The transport strategy for Chalgrove Airfield has been formed using the following approach:




Reduce the need to travel through the provision of high quality local facilities;
Promote and enhance travel by sustainable modes;
Provide the infrastructure to meet the needs of the existing communities and accommodate
economic growth in a co-ordinated and strategic fashion.

The development has been designed to encourage sustainable modes of travel including high quality
walking and cycling links to provide integration with the existing village and existing employment
opportunities. An increased public transport service is proposed which will link the site with larger hubs
such as Oxford and Didcot and east west connections along the proposed strategic ‘east-west arc’.
Chalgrove, as a draft strategic allocation (alongside Culham and Berinsfield) provides a unique
opportunity to deliver the ‘East-West Arc of Growth’, which we share with OCC. It is considered that
focussed interventions, some of which are outlined below, will allow a vastly improved route to the A34,
Didcot and the Science Vale with the M40/A40 and Thame. This provides an unrivalled opportunity to
link employment growth areas in the District and beyond, unlocking economic growth potential. The arc
will support the growth of the strategic allocations and the wider economy and will form a strong public
transport corridor, with potential to support inter-urban cycling.
As part of the creation of this arc, we will directly deliver a bypass and infrastructure improvements at
Stadhampton and Chislehampton by 2025 at a cost of c.£15 million. These improvements will be
complemented by the delivery of the Watlington Edge Road, which Homes England will contribute £4
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million to ensure the delivery alongside other developers within Watlington also by 2025. Over the
lifetime of the construction programme, further infrastructure improvements are to be directly delivered
by Homes England and these are outlined in the table below with our expected start and completion
dates as well as our current cost estimates.
Highways
Improvement
Stadhampton Bypass
Chiselhampton Traffic
Improvements
Watlington Edge Road
Benson Edge Road
Hollandtide Lane
Traffic Improvements
Cuxham Edge Road
Little Milton Traffic
Improvements
Walking/Cycling Local
Network
Improvements
B480 Re-Alignment

Start Date

Completion Date

Cost (£m)

2022
2023

2024
2025

10
5

2021
2025
2020

2023
2027
2030

4
2
9

2025
2020

2027
2031

4
10

2020

2026

2

2024

2026

Public Transport
Improvements
Oxford Gateway
Junction Capacity
Improvements
Great Haseley, Berrick
Salome, Brightwell
Baldwin, Pyrton,
Shirburn, Britwell
Salome Improved
Public Realm
Miscellaneous

Ongoing

Ongoing

Included as
part of onsite costs
18

2023

2029

21

2025

2026

0.5

Ongoing

Ongoing

6.5

Homes England wishes to work collaboratively with SODC, OCC and other key stakeholders to ensure
the strategic allocation at Chalgrove is delivered and provides the maximum possible benefit to the
local and wider area.
With regard securing the land needed for the development, we will continue to negotiate with the
Martin-Baker Aircraft Company Limited but you should be aware that there is no longer a requirement
for Homes England to obtain ministerial consent as this has now been removed in the publication by
MHCLG of the amended ‘Guidance on Compulsory Purchase (2015)’ in February this year. We do not
consider that a CPO would unduly delay the Scheme as we have confirmed that we have already
started the preparatory work and intend to ask our Board to make a compulsory purchase order around
the anticipated date for the grant of planning.
We would be happy to meet with you once again to discuss the content of this letter, and we will be
presenting the information included within this letter to SODC Cabinet on 20 March 2018.
Yours sincerely,

Ken Glendinning
Head of Strategic Land
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1

National Infrastructure Commission, Partnering for Prosperity: A new deal for the Cambridge – Milton Keynes
– Oxford Arc: https://www.nic.org.uk/wp-content/uploads/Partnering-for-Prosperty.pdf
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2 National Planning Policy Framework, Draft text for consultation, MHCLG, March 2018.
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South Oxford Science Village
Vision, Capacity and Delivery
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SOUTH OXFORD SCIENCE VILLAGE
The South Oxford Science Village will integrate international research and innovation with local
business and education, leisure and social opportunities to create a new neighbourhood that is
greater than the sum of its parts.
It will deliver an integrated community fit for the 21st century where residents and employees mix
together in work and leisure; where shopping and community facilities are accessible to everyone;
and where health and quality of life are paramount.

Purposes of this document
The purpose of this document is to show how a strategic development
at South Oxford Science Village could be delivered as part of the
South Oxfordshire Local Plan, as a highly sustainable location for
delivering the homes and economic growth.

The format is as follows:

INTRODUCTION

4

VISION

5

DELIVERY

6

POLICY CONTEXT
AND ANALYSIS

7

ANALYSIS

9

ENGAGEMENT

20

PROPOSALS

22

CONCLUSION

31

2
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Magdalen Centre, Oxford Science
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INTRODUCTION
Oxfordshire supports one of the most important
concentrations of high value business in the World.
The success of the county in creating and attracting
world-leading science-based business is evident in
the range of science-related clusters focussed in
Oxford and the Science Vale.
This concentration of activity makes a substantial
contribution both to the regional and national
economy, with a GVA of £7.3bn. This vital contribution
is recognised in the very recent NIC report ‘Partnering
for Prosperity’, and the autumn budget which provides
investment for the region’s future as a globally
significant economy.

The SOSV has a unique set of locational
characteristics that make it ideally suited to this
objective:
yy a large site (150ha-plus) on the edge of Oxford,
which is unconstrained by any environmental
designation or significant environmental factors;
yy adjoining the largest, single focus on sciencerelated activity in the county, located at the world
class Oxford Science Park (OSP);

Locational Advantages

yy within a short distance of Oxford’s main
concentrations of employment activities – the
Eastern Arc of the City, Oxford Science Park, the
Churchill Hospital site, Cowley BMW Plant and
Oxford Business Park;

There is no other location in South Oxfordshire that
can provide the combination of locational advantages
found at South Oxford Science Village (SOSV).

yy superb leisure facilities within walking distance
of the site, including the Vue cinema, Kassam
Stadium, and Blackbird Leys Leisure Centre;

The SOSV is a concept intended to build on the
existing core strengths and successes of Oxfordshire.

yy immediate access to transport infrastructure:
Grenoble Road to the north with suitable access
points already in place and the A4074 Reading

Road to the west connecting to the principal road
network;
yy connectivity to existing communities; Blackbird
Leys and Greater Leys, with the opportunity
to share existing facilities and create new
opportunities to contribute to the regeneration of
this southern part of the City; and
yy the potential re-opening of the Cowley branch
line for passengers by 2019.
It is for this reason that the site and its potential has
been identified repeatedly as the preferred location for
an extension to the urban area of Oxford.
Previous plan-making processes in 2003, 2007 and
2009 all confirmed that the SOSV Site is a preferred
location for meeting Oxford’s housing needs.
The SOSV site therefore has an unrivalled pedigree
having been confirmed through local, strategic and
regional studies as a highly suitable and sustainable
location for the physical expansion of Oxford.

Great Kneighton, Cambridge
Page 17
4

Agenda Item 5

VISION
The South Oxford Science Village
will integrate international research
and innovation with local business
and education, leisure and social
opportunities to create a new
neighbourhood that is greater than the
sum of its parts.
It will deliver an integrated community
fit for the 21st century where residents
and employees mix together in work
and leisure; where shopping and
community facilities are accessible to
everyone; and where health and quality
of life are paramount.

Summary of Key Benefits
The South Oxford Science Village occupies a unique
location in South Oxfordshire, well connected to
the rest of the district whilst immediately adjoining
the southern edge of Oxford. In this location, the
project is able deliver a number of social, economic
and other benefits to the residents, businesses and
environment of South Oxfordshire: -

Enhancing the Knowledge-led Economy
The Oxford Science Park is one of the most
important clusters of knowledge-based activity in the
UK employing more than 2,500 people. The SOSV
provides an extension of the Science Park allowing
existing businesses to expand.
The economic impact of the project overall is
estimated to be some £275 million of additional input
into the economy each year.

Homes for All Needs
Homes to meet the full range of needs of the
community: 3,000 of which 1200 homes in total will
be provided as affordable housing.

Sustainable Travel
The SOSV will deliver a Park and Ride, ensuring
that those commuting into Oxford from South
Oxfordshire have access to high quality bus
services in and out of the city centre. Bus services
operating from the Park & Ride will access the main
employment destinations; the City Centre and the
Eastern (employment) Arc. The local network of
footpaths and cycleways will be extended to improve
connectivity to these key destinations.

Access to Green Spaces and Improved
Habitat
A comprehensive Green Infrastructure network
will deliver a diverse and attractive range of green
spaces performing various functions, including
parkland, sports pitches, habitat creation, drainage
measures and landscape planting. Green spaces
will be within walking distance for residents of the
new homes as well as being accessible for existing
nearby communities.

Future Rail Access

Enhanced Local Facilities

The NIC has recommended that the Cowley
branch line should be opened to passengers
by 2019 and the Chancellor in the 2017 Budget
Statement committed to co-fund a study of this and
opportunities across the Oxfordshire rail corridor.

To ensure that SOSV is a fully functioning community
a range of local services and facilities will be
integrated within the proposals, including local shops,
health facilities, restaurants and cafes and smallscale local business opportunities. These services
and facilities will equally be available to the residents
of nearby communities such as the Leys. This will
enhance both the range of services and facilities that

High Quality Education
SOSV will deliver a range of education facilities
from nursery level up to and including Sixth Form.
Two Primary schools are proposed as well as a
Secondary school and Sixth Form provision. The
Secondary and Sixth Form facilities will not only
serve the new community, but also pupils from
existing, nearby communities including residents of
Blackbird and Greater Leys.
Magdalen College and Magdalen College School
have worldwide reputations for delivering education
services of the highest quality. Magdalen, as
a partner in the development, is committed to
supporting the delivery of excellent education across
the site, which is expected to be one of the prime
reasons for people wanting to come and live within
SOSV.

Regeneration of Communities
The communities of Greater Leys and Blackbird
Leys are amongst the most deprived in England. The
creation of a new community adjoining the southern
edge of these communities provides the opportunity
for a significant improvement in access to jobs,
homes, schools and other services and facilities.

are locally available and the level of choice.

Support for Local Business
With 3,000 new homes being provided there will
be a community of some 7,500 people created.
This community will have the option to utilise local
services and facilities near to the site, as well as
those within the community, enhancing the level of
footfall and spend in the locality.

Financial Considerations
In addition to the general economic activity that
the project will create, there would be the following
financial benefits £6.4 million annually in Council
Tax, £9.9 million in Business Rates, £11 million New
Homes Bonus, and £60 million in contributions via
the Community Infrastructure Levy. These sums
have the potential to realise further benefits in
terms of additional investment made into the local
community of South Oxfordshire.
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DELIVERY
Delivery Partners
The SOSV site is owned by Magdalen College,
Oxford City Council and Thames Water; the Oxford
Science Village Partners (OSV Partners). The
OSV Partners have worked together to define
and promote the concept of the SOSV. All 3 of the
Partners are committed to achieving the necessary
consents and subsequently delivering the project and
each has experience of delivering similarly large and
complex developments:

Magdalen College, Oxford

Oxford City Council

Thames Water

Magdalen College is one of Oxford’s oldest
colleges with a tradition of academic excellence
and entrepreneurship. These characteristics are
demonstrated in its ownership and management of
Oxford Science Park.

Oxford City Council is a significant owner of land
and built development and has set up joint ventures
with the private sector to ensure early delivery of
key sites. This includes Barton Oxford LLP, a joint
venture with Grosvenor Britain and Ireland which is
currently delivering new homes at Barton Park. A joint
venture with Nuffield College, OxWed, will deliver
the redevelopment of the Oxpens site in the heart of
the City centre. The Council’s housing company also
directly develops housing.

The Thames Water Utilities estate is around 16,000
acres comprising a wide variety of operational sites
as well as land surplus to operational requirements.
Thames Water Property manages the property
portfolio and seeks to realise added value through
the planning and development process.

The Science Park provides one of the most influential
science, technology and business environments
in the UK. The Park provides an environment
for the creation and expansion of knowledge-led
businesses. There are currently 70 companies on
the Park, ranging from start-ups to SMEs and multinational organisations, which together employ more
than 2,500 people.
People who work at the Park enjoy a superb
environment, both in terms of the quality of the
buildings and access to 75 acres of beautifully
landscaped grounds. Together this creates a
unique atmosphere of discovery, innovation and
entrepreneurship.

Barton Park, to the north east of Oxford has many
parallels with SOSV. The joint venture has secured
planning permission for a 885 new homes, a
community hub including a new primary school,
sports pitches, food store, and a linear park. The joint
venture put in the strategic infrastructure first and now
new homes are being developed.
The project aims to integrate Barton Park with
surrounding neighbourhoods by establishing social
and physical connections and promoting social
cohesion. The master plan facilitates cycling and
walking - and a strong green infrastructure network of
greenways and a linear park.
APSE and the TCPA identified Barton as an example
of best practice in the delivery of a site as a joint
venture as well as being recognised with a Planning
magazine award. In March 2016, Barton Park was
awarded the NHS England’s Healthy New Town
status which reflected the key elements of the design
that promote active and healthy lifestyles.

6

Kennet Island is one example of where a substantial
redevelopment opportunity has been realised from
a redundant site. Located in Reading, between the
town centre and the M4, the project involved the
provision of a modern water treatment works and
redevelopment of the site of the redundant works.
Outline planning permission was secured for 1,150
new homes with additional facilities and commercial
development.
Development commenced in 2005 with St James
Homes as the main housebuilder. The scheme is
now substantially complete including a central square
– The Piazza – which is the focus of local facilities, as
well as shops, gym, a hotel and restaurant and a new
BMW Mini showroom. The scheme benefits from
proximity to Green Park as well as public transport,
footpath and cycleway links to the city centre.
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POLICY CONTEXT
AND ANALYSIS
Time for a new Spatial Strategy
There has been an increasing debate about a new
spatial strategy for Oxfordshire in the last 20 years,
in order that the region can meet its aspirations as a
leading generator for growth. The historic evidence
and most recent thinking on the future strategy for the
Oxford region is set out below.

Oxfordshire Growth Strategy
The severe shortage of housing in Oxfordshire has
been a problem for decades. The region’s economic
success has meant that housing demand has far

outstripped delivery and the area is well-documented
as the least affordable in the country, with average
house prices in excess of 16 times average earnings.
The Oxfordshire Growth Board (OGB) was formed
to facilitate and enable joint working between the
Oxfordshire local authorities on strategic regional
and sub regional matters. Within this remit the OGB
led on a post SHMA Strategic Work Programme,
the purpose of which was to establish how much
of Oxford’s housing need can met within Oxford’s
boundary and then how any unmet need can be
apportioned between the neighbouring authorities.
This work concluded that under the duty to cooperate,

the working assumption for the unmet housing need
for Oxford should be 15,000 homes. The OGB
determined that SODC’s apportionment of the unmet
need should be 4,950 home.
The OGB work included the commission of an
extensive evidence base, in order to decide how
much of Oxford’s housing need cannot be met within
the city due to historic and environmental constraints.
This evidence concluded that under the Duty to Cooperate, the surrounding local authorities would need
to meet a minimum of 15,000 homes which could
not be met within Oxford. The OGB determined that
4,950 of these homes should be delivered in South
Oxfordshire.

Spatial Options
N

Past Assessments
Whilst the figures identified by the OGB are new,
the challenge of finding land for new homes and
jobs is not. Consideration of Oxford’s unique
constraints (as shown in Figure1) and where to
best accommodate growth are questions that have
been asked repeatedly over the last 15 years, and
answered comprehensively (particularly in relation
to the extensive evidence examined by the South
East Regional Panel), with the same solution being
identified as set out below:

Tree belts/

yy 2003; the County Council identified in a
‘Feasibility Report’ that the SOSV site would
‘provide an opportunity for a mixed-use urban
extension supporting a range of services and
facilities’;
woodland

yy 2008; following examination of comprehensive,
the South East Regional Plan Panel
floodplain evidence
identified land to the south of Oxford as the
most appropriate location for an extension to
the City; and

River
Tree belts/ woodland
Tree belts/ woodland
Gaps between settlements
yy 2009; a report prepared for South Oxfordshire
by Machin Bates identified the area shown in
River floodplain
Figure 2 as a suitable location for an urban
River floodplain Elevated land
extension.
Gaps
between
settlements
Tree belts/ woodland
Gaps
between
settlements
Tree belts/ woodland
Figure
1 - Physical
constraints
to growth
in Oxford areas and view cones
High
building
Elevated
land Extension of view cones
River
floodplain
Elevated
land
Site Boundary
River
floodplain
Elevated
land outside
River
floodplain
Extention
of view cones outside of the city
of the city
High building areas and
Tree belts/
Gap between
High
building areas and view cones
Gaps betweenviewsettlements
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Oxfordshire Growth Board Assessment
In 2015 the OGB commissioned new studies to
identify where the housing needs arising from Oxford
could best be met. The Green Belt Study (October
2015) reviewed the potential for land within the Green
Belt to accommodate new development, including the
SOSV site. It concluded that the site is a location for
growth where harm to the Green Belt would not be
unacceptable.
A subsequent Spatial Options Assessment ranked
the SOSV site as one of the three best-rated sites in
South Oxfordshire to accommodate growth arising
from Oxford.

South Oxfordshire District Council
Assessment
In the emerging Local Plan 2031, South Oxfordshire
District Council (SODC) has appraised a range of
sites for meeting both the district’s and Oxford City’s
housing requirements. Through the allocation of
strategic sites at Culham and Berinsfield, the Council
has accepted that exceptional circumstances existing
to justify Green Belt review in the district.

Site Boundary

N

Area identified for potential
Green Belt release within
the Machin Bates report
(2009)
Area identified for potential
Green Belt release by
Kirkham Green Belt Study
(2015)
Area identified for Park
and Ride location within
PVLP (2017)

SODC has also commissioned a Green Belt Study
prepared by Kirkham Landscape Planning Ltd (2015).
This report identified an area of land adjacent to the
existing Science Park as suitable for release from the
Green Belt.
The Local Plan Publication Version also allocates an
additional part of the Site for a Park and Ride. The
land identified by the Kirkham report and the location
of the Park and Ride site are both shown in Figure 2.

Conclusions
The need for Green Belt review has already been
established by other Oxfordshire local authorities, and
now also by SODC. Land has already been removed
from the Green Belt to the North of Abingdon to
accommodate growth in the adopted Vale of White
Horse Local Plan. Green Belt options to the north
of Oxford are also now being pursued through the
Cherwell Local Plan Partial Review Part 1.
The release of land to the immediate south of Oxford
to accommodate the SOSV is consistent therefore
with existing Local Plan processes elsewhere in
Oxfordshire.
0

500

Page
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Figure 2 - Land identified for potential Green Belt release by South Oxfordshire evidence studies and Local
Plan
8

Agenda Item 5

ANALYSIS
Summary

Introduction

The site is located in excellent proximity to existing
jobs, shops and leisure services, accessible on
foot and by bicycle, with a high concentration of
existing public transport services. Development
will secure regeneration benefits to the nearby
Blackbird Leys area. The site is predominantly
farmland, and is contained in views from the
wider landscape. There are no constraints that
preclude the Site’s development. Existing green
infrastructure will inform development proposals,
offering opportunities for better access to the
countryside and enhancement to ecology.

As a sustainable location for growth, the SOSV
has a series of unique characteristics unable to
be replicated elsewhere in South Oxfordshire. An
analysis of the three strands of sustainability:

These, together with the benefits that arise because
of the site’s proximity to sustainable transport and
movement networks are identified in this section.

yy economic;
yy environmental; and
yy social;
identifies cumulative, interrelated benefits that arise
from the site.

Figure 3 - The three strands of Sustainability: Environmental, Economic, and Social
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Economic
Summary

Barriers to growth

Opportunities

The Site offers a unique opportunity to secure the
future economic success of the wider economic
region. It will deliver new homes close to
established world-class education and research.
A mix of complementary employment types
will support regeneration and the creation of a
Business Innovation District that competes at a
global level.

Barriers to the growth of the wider regional economy
are well documented in the work of the Oxford
Growth Board, Local Enterprise Partnership (LEP)
and SODC Employment Land Review. These include
a severe housing shortage, road traffic congestion
and poor accessibility by public transport. The
Strategic Economic Plan (SEP) 2016 produced by
the LEP indicates that in 2011 there was a daily net
inflow to Oxford of nearly 30,000 workers, up 16%
since 2001. The LEP reports that this increase in
commuting has led to increased congestion on the
highway network across much of the county:

The site is uniquley placed to work with existing
world-class employment at the Oxford Science Park.
and links to Oxford University as an international
education centre. Oxford has a key role to play
in delivering the post Brexit industrial strategy, in
addition to its role in creating start-up business.

Economic Assets
Oxford has a series of unique assets that underpin
and sustain its role as the pre-eminent hub of
economic activity in the sub-region; the UK, and as
an internationally important learning and research
centre. The Oxford Science Park is home to leading
biopharma companies, part of the driving force
behind the Oxford to Cambridge Arc. Oxford: yy is strategically located in the south east
region, some 50 miles from London;
yy has exceptional connectivity provided by the
national transport network including the M40
Motorway, A34 and the train services that
provide access to London within an hour;
yy is home to a significant number of the largest
employers in the County;
yy has a unique concentration of high-tech firms,
research-based activity and a highly qualified
work force, including the Oxford Science Park

One reason for increased commuting into
Oxfordshire is the high housing costs and associated
issues of affordability. According to the recently
published National Infrastructure Commission interim
report, ratio to house prices in Oxford is 12:1, 50%
higher than the national average. ... completions
remain well below the objectively assessed need:
a total of 3,124 new homes were completed in the
county in 2014/15, compared with a need averaging
approximately 5,000 per year. (SEP 2016).
The South and Vale Business Innovation Strategy
(BIS) highlights the most common issues raised by
businesses:

yy is a world leader in healthcare and life sciences;

yy difficulties in accessing suitable premises at
an affordable price;

yy is the location of more than 150 companies in
the therapeutic supply chain;

yy attracting and retaining the skills and
workforce needed to operate and grow the
business;

yy has two universities with the University of
Oxford one of the best in the world and
Oxford Brookes one of the best of the new
universities in the country; and
yy is a global brand that is recognised throughout
the world that combines associations with
academic excellence, Areas of Outstanding
Natural Beauty (AONB), a legacy of high quality
architecture, and a long period of historic
importance.

yy accessibility issues associated with
congestion and gaps in key infrastructure
that are needed to guarantee the smooth
operation of their business; and
yy public transport provision and infrastructure.

The BIS recognises that many SME’s value an
urban location with access to services, facilities
and transport connections (particularly good public
transport). SOSV provides exactly this type of
location, where traffic impacts are minimised, and
the public transport provides regular services to
many destinations. A range of new employment will
deliver the economic and regeneration benefits of a
Business Innovation District, including: yy housing, including affordable accommodation;
yy space for start-up units;
yy space for grow-on units;
yy supporting uses such as workshops;
yy science research linked to education;
yy apprenticeships and retention of graduate
talent;
yy accommodation for embryonic technologies,
science and innovation companies;
yy opportunties for greater collaboration with the
Universities and Hospitals in driving forward
cutting-edge research and development;
yy co-working space, encouraging innovation;
and
yy hotel accommodation.
The location also creates an opportunity to build on
the success of the established cluster of businesses
in the Oxford Science Park.
New jobs will be delivered both during the
construction of the project and once it has been
completed. During construction a range of workers
will be employed on the project estimated at 1090;
727 directly on the site and 363 in the supply chain.
Once completed the employment space created will
support some 2,500 jobs. Of this total, some 850 will
be engaged in those businesses contained in the
extension of the Science Park.
The economic impact of the project overall is
estimated to be some £275 million of additional input
into the economy each year.
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Oxfordshire’s Top 10 employers
COMPANY

EMPLOYEES IN
OXON

LOCATION

Oxfordshire County Council

22,000

Oxford

The University of Oxford

18,000

Oxford

Oxford Radcliffe Hospitals
NHS Trust

10,136

Oxford

BMW (UK) Manufacturing

3,700

Oxford

Thames Valley Police

2,902

Kidlington

Oxford Brookes University

2,800

Oxford

NHS Oxfordshire

2,500

Oxford

Oxfordshire and
Buckinghamshire Mental
Health NHS Foundation Trust

2,144

Oxford

Midcounties Coop

1,825

Leamington HQ

Waitrose

1,408

Bracknell HQ

Reference - Manches LLP, 2010
Employers highlighted are located within Oxford

Figure 4 - Employment
Pagelocations
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Environmental
Summary
Development will be designed within the
landscape, which will inform development
proposals. There are excellent opportunities to
integrate green spaces and for better access to the
countryside and benefits to ecology. There are no
constraints that preclude the Site’s development.

The Kassam Stadium

Sewage Treatment Works (SWT)

Oxford Park
Homes Estate

Landscape
The Site is on relatively level ground contiguous with
the adjacent urban edge. It is generally contained
in views from the wider landscape by higher
ground to the south and boundary hedgerow and
woodland features. In local views, in the Site and
from surrounding footpaths the Site are seen in the
context of the existing built edge and other urbanising
influences.

Oxford Science
Park

Key landscape features
yy a mature treebelt provides visual containment of
the north-western part of the Site;
yy Sandford Brake, which partially encloses
Cowley substation to the east of the Site;
yy southern boundary meets with an off-site young
tree belt that integrates with Bushey Copse and
Sandford Brake woodland;
yy mature willow trees scattered along the northern
section of the stream;
yy remnant hedgerow pattern provides little
representation of field pattern found in the wider
landscape; and
yy predominantly arable farmland forming part of
the wider agricultural landscape surrounding
Oxford.
Urbanising features
The character of the Site is influenced by the
prominent, urbanising features that are also clearly
identified from views of the Site, including:
yy the Sewage treatment works;
yy the Kassam Stadium;
yy Oxford Park Homes Estate;
yy Grenoble Road and settlement edge; and
yy the Pylons, overhead cables and Cowley
substation.

Figure 5 - View of the Sewage Treatment Works, Oxford Park Homes Estate and the Oxford Science Park.

Ecology
The Site comprises large arable fields and
consequently is relatively unconstrained from an
ecology perspective. As a result, there are significant
opportunities to enhance the wildlife value of the
site through the provision of new habitats and
strengthening of wildlife corridors as part of the
scheme’s green and blue infrastructure strategy.
The following presents a summary of ecology
considerations:
yy no part of the Site is covered by any statutory or
non-statutory designations;
yy Sandford Brake Local Wildlife Site, an area of
woodland lies adjacent to the Site’s eastern
boundary and Minchery Farm Site of Local
Importance to Nature Conservation (SLINC),
adjacent to the Ozone Leisure Park;
yy predominantly arable farmland of low ecological
value, bounded by a locally valuable network of
native hedgerows of variable composition and
structure;
yy other locally valuable habitats include woodland
along the eastern and southern boundaries of
the Site and two ponds;

yy a seasonally wet stream corridor, with
associated mature trees, runs south to north
through the centre of the Site;
yy an assemblage of breeding birds that is typical
of it’s locality and habitat composition, including
relatively small populations of declining
farmland species (e.g. skylark);
yy common and widespread assemblage of
foraging and commuting bats, with a number of
mature trees with bat roosting potential; and
yy an active badger sett is also present along the
stream corridor in the north of the Site.
Opportunities
Key woodland, hedgerows, streams and ponds
will be retained, providing a framework for a
green infrastructure strategy for enhancements of
existing habitats, and the creation of new wetland,
hedgerows, woodland, and wild flower grassland.
Complimentary woodland buffer planting and green
open space will be provided to enhance habitat
connectivity with Sandfordbrake LWS and minimise
potential for recreational disturbance.
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Site boundary
Local wildlife site (LWS)

Continous scrub
improved grassland

Sites of local importance

mosaic

to nature conservation

Continous scrub/trees

(SLINCs)

mosaic

Broad-leaved semi-natural
woodland
Broad-leafed plantation
woodland

Running water
Seasonally wet ditch

Arable

Broad-leaved tree line

Amenity grassland

Species-poor intact hedge

Poor semi-improved

Native species-rich intact

grassland

hedge
Species-poor hedge and

Pond
Dry pond

N

Tall ruderal/poor semi-

trees
Native species-rich hedge
and trees

Ephemeral

Earth bank

Building

Fence

Hardstanding

Scattered tree

Tall ruderal

Scattered scrub

Figure 6 - Phase one habitat plan of the site

Heritage

Noise

Utilities

The Site does not contain any designated heritage
assets or reside within a conservation area.
Investigations into the archaeological potential of the
Site principally recorded Romano-British settlement
activity, associated with pottery production, however
earlier, smaller scale settlement evidence was also
observed. Further investigation and recording of the
archaeological resource will be carried out prior to
any development on the Site, as agreed with the
County Archaeologist.

Noise assessments for the Site assessed existing
noise levels from the substation and the STW, in
addition to potential changes to road traffic noise
associated with the development. The detailed
design proposals have been informed by the
analysis, and will use standard forms of mitigation
which ensure suitable noise levels for new
development are achieved across the Site.

The site is crossed by 400kV and 132kV power lines
which will be retained within appropriately sized
landscape corridors in accordance with National Grid
guidance. The green corridors will provide new areas
for low-level planting, SuDS features, recreation and
leisure facilities in association with the wider Green
Infrastructure strategy.

Drainage
Much of the Site lies outside of the floodplain, with
a small area to the north within Flood Zone 2 and
3. All proposed buildings will be located outside of
this area, with no impact on storage or flow routes.
Potential surface water flooding is limited to the
central stream corridor, which forms part of the green
infrastructure for the Site. Run-off rates across the
Site shall be maintained at existing levels to ensure
no increase in surface water flood risk following
development.

Odour
Investigations into the odour emissions from the
Sewage Treatment Works (STW), propose mitigation
measures which include the containment of areas
producing offensive odour within buildings and
improvements to air treatment plant. No residential
development will be located within areas inside the
three odour contour zone with less sensitive uses
located in areas affected by odour up to the five
odour unit contour. No development is to be located
in areas above the five odour unit contour.
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Social
Summary
The Site is adjacent to Blackbird and Greater
Leys, where regeneration benefits are highly
desirable. There are invaluable opportunities to
deliver improved education and skills, quality of
life and life expectancy. SOSV will support and
complement the numerous existing services
including a new swimming pool, cinema,
conferencing facilities, a wide range of shops, and
places of worship.

Health
Blackbird Leys, adjacent to the Site, suffers from
some of the worst education and health inequalities
in Oxfordshire. The development of land south
of Grenoble Road will provide highly beneficial
outcomes for health and regeneration in one of the
most deprived areas in the County.
In Blackbird Leys, life expectancy is eight to ten
years less than in the least deprived areas of South
Oxfordshire, and twice the number of people in
Blackbird Leys are obese when compared to the
rest of Oxford City. Opportunities for food growing,
markets, better access to open space and the
countryside will all arise from development in this
location.
Lessons learned from the Barton Park Healthy New
Town development will be used to ensure SOSV is
designed to be a healthy place; and provides wider
health benefits to the existing residents of Blackbird
Leys.

There are two pharmacies and a health centre
within 1km of the Site. The health centre provides
eight General Practitioners, assisted by a range of
specialist health care professionals.

Education
There is a wide choice of education facilities at
all levels in this location. There are three Primary
Schools nearby, the closest of which is Windale
Primary, within 1km of the Site. Local secondary
provision includes the City of Oxford College at the
Leys and the John Newman Academy in Littlemore,
which is accessible via a public footpath. The
proposals will require additional secondary and
primary school provision which will widen choice in
the area.
The percentage of children achieving five A* to C
grades in English and Maths GCSE’s is lowest in
the Rose Hill estate and Blackbird Leys, and at thirty
three percent compared to fifty seven percent. This
is considered to have a significant impact on physical
health as well as income, employment and quality
of life (Oxfordshire Health Inequalities Commission,
October 2016).

Sport and recreation
Within 1km of the Site, the Leys Pools and Leisure
Centre provides a 25m pool and other facilities that
include a gym and sports hall. There are a number of
parks and open spaces within the Leys, the largest
of which is Blackbird Leys Park with facilities that

include sports pitches, a bowls club, play areas and
fitness trails.

Retail and leisure
Leisure and retail opportunities in Oxford include
world-class museums, galleries, shops and parks,
all accessible by public transport. Adjacent to the
Site The Ozone Leisure Park has a range of facilities
which include a multiplex cinema, restaurants and
entertainment. Given that travel to leisure activities
is one of the largest generators of car trips, the
proximity of new housing to existing strategic leisure
facilities has significant benefits in reducing traffic
congestion.

Opportunities
Provision of mixed use development including
employment will directly improve health outcomes for
existing residents, by: yy creating additional employment opportunities
at all levels through integration between
education and employment;
yy improving aspirational and educational
outcomes, linked to business and
employment opportunities;
yy providing opportunities for local food
production and markets; and
yy providing new services and facilities, shared
with new residents, in a development that
has good access to green spaces and the
countryside.				

Early delivery of open space at Barton Park, Oxford - Healthy New Town
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Oxford Business Park
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Manufacturing Ltd
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John Henry Newman
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Oxford Science Park
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Windale Primary School
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Figure 7 - Facilities plan with Walking distances

Site Boundary
Employment

Retail
Healthcare

Education
Leisure

Community
Restaurants/Cafés

Open space
Pedestrian and cycle
routes

0 - 15 minutes walk
(0km - 1.2km)
15 - 30 minutes walk
(1.2km - 2.4km)
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Transport and Movement
Summary
The Site is extremely well placed to benefit from and
connect into existing strategic and local transport
infrastructure, and to integrate with the surrounding
urban area providing excellent access by public
transport to all of the facilities and services found
there.

City (including the City Centre), 28% are walking
/ cycling trips, 29% by bus and 39% by car
(Figure 8); and
yy this represents a baseline position of commuting
patterns without accessibility improvements,
such as those discussed in the Transport
Strategy.

Oxfordshire Knowledge Spine

Local Transport Plan

The Site is located within the ‘Oxfordshire Knowledge
Spine’ as identified by Oxfordshire Growth Board’s
Strategic Economic Plan. The Growth Board
recognises the transport advantages of the SOSV site
which include:-

The Site is well located to benefit from existing
transport infrastructure as well as to support and
facilitate the implementation of future planned
improvements.

yy being adjacent to an area where around only
55% of commuter trips currently are made by
car;
yy accessible to over 21,000 jobs within 30 minutes
by either walking, cycling or existing public
transport;
yy located where good bus services exist to nearby
areas which could be extended into the Site; and
yy adjacent to strategic cycle routes.

Minimising the Need to Travel and Reducing
the Reliance on the Car
The Site will provide the opportunity to maximise local
travel from the proposed new housing with a range
of workplaces, new schools, new shops and leisure
uses provided as part of the Science Village. Added
to that the opportunity for local travel will be further
bolstered by the proximity of other local destinations
in the south of Oxford, as shown in Figure 7. These
are all within a short walk or cycle of the Site. Existing
cycle routes provide access to the majority of Oxford
within a 30-minute cycle ride and a significant
proportion of southern Oxford within 15 minutes.
The analysis of 2011 census journey to work patterns
for output areas in south Oxford, as summarised
below demonstrates that: yy 75% of commuting is to destinations in Oxford
City;
yy for very local commuting trips (both within the
site and to the adjacent areas in the south of
Oxford) a half of these are walking and cycling;
yy for commuting trips to the remainder of Oxford
16

The Oxford Transport Strategy (Oxfordshire County
Council, 2016) sets out the Council’s transport vision
and strategy for Oxford to 2036. Proposals to upgrade
cycle routes and public transport within Oxford are set
out in the Strategy and include: yy super and Premium Routes cycle routes;
yy bus rapid transit routes across the City including
a new Park and Ride located off Reading Road
within the proposed Site boundary; and
yy the opportunity to re-use the Cowley rail link for
passenger rail services with new stations at the
Oxford Business Park and Science Park.
All of these measures will improve the accessibility of
the Site by alternatives to the car.
Development of the Site will offer opportunities to
enhance local pedestrian and cycle routes, including
provision of better access to the countryside and
remodelling parts of Grenoble Road to improve the
environment for pedestrians and cyclists.
The Site will help deliver the Sandford Park and Ride
which is identified and safeguarded in the draft Local
Plan and is related to growth elsewhere in South
Oxfordshire. The County Council has undertaken
feasibility work relating to the Sandford Park and Ride
in the past and adjacent development at the SOSV
will enhance the commercial viability of services to the
site.
To the north of the site the Cowley railway branch
line is presently used for freight rail movements.
Proposals to introduce passenger services on the
branch line were identified in the Local Transport
Plan. The National Infrastructure Commission has
recently endorsed these proposals as a means

of supporting growth in the south of Oxford and
recommended a target to open the line for passenger
travel by 2019. The autumn budget has identified
funding to facilitate this. The provision of passenger
services on the Cowley branch line will deliver a new
station at the Science Park a short walk / cycle for
the proposals. The services on the branch line would
provide local connection to Oxford as well as longer
distance travel. The proposals will further improve the
accessibility of the SOSV location.
The Site is well located to benefit from planned
transport investment, facilitate elements of the bus
priority and Park and Ride, improve the justification
for investment, as well as provide funding towards
services and infrastructure.

Opportunities
yy maximise journeys on foot and by bicycle to
local destinations;
yy deliver new bus services and infrastructure to
link the site to wider areas of Oxford;
yy enhance existing links to the Science Park and
other employment areas;
yy extend and enhance links to the proposed new
rail station at the Science Park;
yy deliver the proposed Sandford Park and Ride
site;
yy use the existing Grenoble Road to provide
early vehicular access;
yy remodel Grenoble Road to better provide for
pedestrians and cyclists;
yy create cycle and pedestrian connections to all
destinations within the site;
yy connect the site to the existing urban area with
improved cycle and pedestrian links; and
yy link new pedestrian routes to the wider
countryside.
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D -New Hinksey & Osney Mead

30.4%
24.6%

46.1%

E - John Radcliffe Hospital and Headington

23.5%
18.8%

57.7%

C - Mini Plant & Unipart (BMW)

6.2%
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54.2%

F - City Centre (including University of Oxford)

55.7%
19.9%
24.5%

Oxford urban area accessible from SOSV by bike
15 mins cycle ride
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B - Cowley & Oxford Business Park
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Bus
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Walking and cycling

A - South of Bypass 13.6% of Journey to Work

4.9%

44.5%
35.7%

45.5%
49.6%

Figure 8 - Existing proportion of journeys to work by mode from the
SOSV
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Opportunities
The scheme will create a large number of positive
benefits including addressing housing need,
delivering new facilities, employment, transport
infrastructure, public open space and improved
access to the countryside. Where challenges have
been identified, mitigation measures and there are
numerous opportunities for positive enhancement. A
summary of the Site’s challenges and opportunities is
set out below.

Development Challenges
yy integration with surrounding land uses and
neighbourhoods;
yy visual sensitivity in some areas of the Site with
less containment;
yy existing hedgerows that provide wildlife habitat
in an otherwise open arable landscape to be
incorporated;
yy high voltage pylons and overhead cables to
be retained and corridors incorporated into the
Green Infrastructure Strategy;
yy incorporation of Public Rights of Way which
cross the Site and integration with new public
access to the wider countryside;
yy noise and odour associated with the adjacent
Oxford Sewage Treatment Works; and
yy noise associated with the adjacent Cowley
substation.

Development Opportunities
yy extension of the Science Park to provide for
high value science and technology sectors
within the ‘Oxfordshire Knowledge Spine’
linked to the Science Vale and global research
economy;
yy regeneration linked to new employment, and
education;
yy a new Park and Ride site and transport hub
as safeguarded in the South Oxford District
Council Local Plan to help release traffic from
the ring road;
yy sustainable transport links to employment
areas including the Science Park, Business
Park, BMW and Unipart;
yy a new mixed-use District Centre close to the
existing Ozone Leisure Park to strengthen this
existing cluster of leisure facilities, serving the
Site and wider area;
yy footpaths and cycle routes to provide legible
pedestrian and cycle links between the
Science Park, potential railway station,
Ozone Leisure Park, Kassam Stadium,
Sandford-on-Thames, Littlemore and the Leys
neighbourhoods;
yy healthy living through local food production,
markets, and improved access to green
spaces and the wider countryside;

yy extended bus services through the Site
ensuring dwellings are within 400m of a bus
stop;
yy higher densities close to facilities and
main bus routes to maximise viability and
sustainability;
yy odour improvements providing benefits to
existing residents and employees;
yy green fingers of open space through the
development with leisure routes connecting
existing Public Rights of Way and the wider
countryside;
yy formal areas of public open space including
parks and sports pitches;
yy SuDS attenuation features to enhance public
open spaces for amenity and wildlife;
yy natural and semi-natural habitat to maintain
and enhance the Site’s wildlife potential;
yy new hedgerow and trees that enhance and
build upon existing wildlife corridors; and
yy open space associated with the pylons and
overhead cables that breaks up the visual
sense of linearity.
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Figure 9 - Opportunities Plan
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ENGAGEMENT
A wide variety of stakeholders have been engaged
during the masterplanning process through meetings,
workshops and exhibitions. This has included
engagement with technical officers of strategic bodies,
County Council officers, pre-application discussions
with SODC, consultation with CABE, councillors and
the public.
Public Consultation has included:
yy public exhibitions held on the 19th, 20th and
21st January 2017, providing local residents
and the wider community the opportunity to
learn about the scheme, ask questions and
provide feedback. ;
yy engagement with all Oxford City Councillors
and SODC Councillors and Parishes informing
them of the proposals and inviting them to the
consultation events;
yy distribution of 7,200 leaflets to local residents
informing them of the proposals; and
yy press notice and headline article in the Oxford
Times.
The exhibition sessions focussed around a series of
large display boards showing details of the Site, key
issues identified through the initial studies, as well as
how these issues were proposed to be addressed
within the illustrative masterplan. Members of the
planning, design and technical teams were available
to respond to queries and visitors were encouraged to
fill in and return a feedback form.
Comments received during the consultation event
included:

CABE Design review 		
October 2016

CABE Design review 		
February 2017

The following presents a summary of changes
that were made to the proposals after the first
review:

A second design review was carried out in
February 2017. CABE endorsed the adopted
design strategy to bring forward a residential
community linked with other employment uses
that support business innovation, regeneration
and provide community benefits.

yy site B was excluded from the scheme;
yy further remediation to odour levels
enabling for housing/retail and leisure
development adjacent to the Kassam
Stadium and Ozone Leisure Park;
yy a new strategy linking this existing area to
the Site with a new District Centre; with a
loop road connecting a new square with
workshops, studios, offices, educational
uses and the Oxford Science Park
extension;
yy this new development structure enabled
the provision of a business innovation
hub at the heart of the scheme. The
emerging vision to develop a Science
Village, empowering local community
and regeneration through education and
employment;

Topics raised by CABE included:
yy further clarity required in relation to
delivery;
yy connectivity with surroundings to be
further demonstrated;
yy scope for greater mix of uses;
yy scope for greater heights and densities;
yy further clarity required in relation to
the District Centre and associated
regeneration opportunities; and
yy explore the function of public spaces in
more detail.

yy the south-west corner of the site was
redesigned to provide a ‘green gateway’
to Oxford;
yy the Park and Ride was reviewed and
moved to work in conjunction with the
‘entrance to Oxford’; and
yy there was consensus at the Design
Review that higher densities should be
confirmed.

These issues have been considered in further detail
and have informed the proposals set out in this
document.

yy the need to demonstrate how public transport,
pedestrian and highways improvements can
integrate with the wider transport network; and
yy support for the mix of uses.
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Figure 10 - Illustrative masterplan presented to CABE at October 2016 design review
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Figure 11 - Illustrative masterplan presented to CABE at February 2017 design review
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PROPOSALS
Development Concept
A series of design principles emerged from the analysis
and consultation process that are set out below: yy deliver housing where it is most needed in
order to address the acute housing shortage in
Oxford, including affordable homes for those
unable to rent or buy at market rates;
yy integrate with the existing settlement edge of
Oxford, to maximise opportunities to access
existing and new facilities including shops,
leisure, and community facilities so that these
can be shared by current residents and the
occupiers of new properties;
yy improve connectivity with Blackbird and Greater
Leys, improving the overall social and economic
opportunities for new and existing residents by
integrating education and employment;
yy integrate the town and country with parks and
open spaces, sports pitches, green corridors
and woodland planting;
yy create a strong landscape context by retaining
important features and incorporating trees,
hedges and topography in the design of the
neighbourhood as well as providing new
landscape planting;
yy safeguard existing habitat and provide
additional habitat to enhance the opportunities
for wildlife;
yy maximise sustainable transport options by
providing for movement on foot, by bicycle, and
on public transport to key destinations locally
and linking to the wider network of pedestrian
and cycle routes;
yy integrate with the wider Oxfordshire and regionwide proposals for transport enhancement,
including the Park and Ride strategy for
mitigating the effect of commuter journeys
into Oxford, and future potential for stronger
east-west links through to Cambridge via new
strategic road and rail infrastructure; and
yy include health and fitness initiatives to maximise
beneficial health outcomes.

Figure 12 - Conceptual diagram
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Site
Proposed land uses
Education
Residential

Access
Highways improvements/
opportunity for integration

Local and District Centres

Sustainable links

Employment

Potential bus routes

Park and Ride

Proposed Cowley 		
branch Station

Figure 13 - Concept
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Design
SOSV will deliver a world-class exemplar new
community of 3,000 homes appropriate to its location
at Oxford and its unique contribution to the Oxford
global brand.

A consistent approach will be used along the
edges of open spaces, providing direct cycle routes
adjacent to building frontages, and leisure routes for
walking and cycling within the larger open spaces.

The business innovation district will comprise an
extension to the existing Oxford Science Park linked
to new employment uses, which will mix co-working,
community, office, workshops and studios around
new public spaces.

The strategic open spaces include a north-south
corridor along the Southfield Brook and east-west
corridor through the centre of the development.
Where these meet forms a central park.

The site will be easily to navigate with a clear
hierarchy of streets, providing dedicated cycle routes
on the main streets, and shared environments in
lightly trafficked areas where environmental qualities
will be paramount. Strategic green corridors will
link parts of the site together, providing distinct
neighbourhoods within the scheme.

The creation of district neighbourhoods will provide
a variety of housing typologies and settings, with
variation in architecture, materials and detailing.
There will be opportunities for higher density
apartments, and lower density homes in a wide
variety of types and tenure.

Further strategic green spaces are provided to
the south-east of the site, where a formal sports
hub links to the primary school within the eastern
neighbourhood; linking to open space at the southwest of the site.
The SOSV will be subject to detailed design
coding. A broad framework has identified four
neighbourhoods, which would be developed further
prior to detailed design.

Illustration of the residential apartments overlooking the ‘Southfield Brook’ green Page
corridor
37
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Accordia, Cambridge
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Land Use Strategy
South Oxford Science Village will deliver:
yy 3,000 homes of which 1,200 will be affordable;
yy Oxford Science Park extension;
yy secondary education;
yy two community hubs including primary
schools;
yy a district centre;
yy a fully integrated green infrastructure package
including well designed public open space,
playing fields and SuDs features;
yy local play facilities including LEAPs and
NEAPs/MUGAs;
yy a circular trim trail including outdoor gym
equipment; and
yy a Park and Ride.
The proposals are anchored by a Business Innovation
Hub, which forms an extension to the existing Science
Park; complements employment and leisure uses at
the Ozone Leisure Park and Kassam Stadium; and is
linked to proposed secondary and primary education
campuses.
Primary and Secondary streets facilitate connections
between the existing Ozone Leisure Park, Business
Innovation Hub, education and Science Park.
North-south connections to established facilities,
neighbourhoods and recreational paths shall be
reinforced through the provision of linear green
corridors.
Residential areas are located adjacent to established
neighbourhoods at the Leys and will be structured
around open space, local centres, primary schools
and a clear hierarchy of streets and public spaces.

Housing
South Oxford Science Village will deliver 3,000 new
homes, with a mix of unit sizes comprising a range
of tenures and typologies establishing a balanced
community.

Employment
The co-location of the Oxford Science Park, linked
with higher education, workshops, studios and
industrial space, and community facilities offers a
unique opportunity to integrate science and research
into the social, economic and physical fabric of the
scheme. The benefits of business innovation are
linked with social and educational interaction, and
greater regeneration benefits.
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Green and Blue Infrastructure (GI)
Business Innovation
Co-locating a variety of employment spaces, together
with a hotel, studios, workshops, offices and retail
near to the Kassam Stadium junction will support
the creation of a business innovation district drawing
together the existing and new communities.
Provisions for these uses is specifically supported by
SODC’s evidence, in particular the SME Business
and Innovation Strategy (Lichfields, March 2017), and
the Hotel Needs Assessment (Hotel Solutions, 2014).

Education
The two primary schools are located close to main
movement routes including green corridors and
proposed off road cycle paths and within walking
distance of the local centres. Secondary education
will benefit from its location within the business
innovation hub, close to main movement routes and
transport nodes.

Local Centres
Local centres will provide local retail and community
space, creating nodes of activity within walking
distance of all residents.
Density will range from 30dph to greater than 300 dph
in places, to make best use of land in this location
adjacent to the urban area. This range of densities
have been discussed and agreed as appropriate by
both CABE and SODC design officers.

Regeneration and integration
Access from the junctions on Grenoble Road into the
new development also provide direct connections
with the existing Greater Leys and Blackbird Leys
areas, so that facilities can be shared. Grenoble
Road will be re-engineered as a street, connecting
the two neighbourhoods. New schools, linked with
employment on a local and international scale, will
raise aspiration. Opportunities for new markets, food
growing, green links and extensive parks and sports
facilities will incorporate and augment the lessons
learnt at Barton Park in relation to regeneration and
improved health outcomes.

The objectives for the GI strategy have been
developed from a rigorous process involving analysis
of ecological and landscape assets, identification of
wider green infrastructure impacts and opportunities.
The strategy draws together and maximises the
benefits of green infrastructure within the scheme.
A SuDS scheme will provide above-ground,
multifunctional water management features including
swales, ditches and attenuation ponds, to manage the
quality and quantity of surface water run-off.
Green and blue infrastructure objectives are to:
yy create a strategic north-south blue-green
corridor through the site along the alignment of
the brook, and link this with a strategic eastwest green corridor, forming the core to which
wider green routes can link;
yy retain and create habitat that is functionally
connected with appropriate open space and
features;
yy include new habitats associated with wetland
and semi-wetland provided as part of the
drainage provision, and for visual amenity;
yy retain and protect all high value trees and
provide new tree planting across the Site
including woodland, street trees, within
gardens and public open space;
yy create a positive interface with agricultural
land to the south through appropriately located
open space, retention of existing vegetation
and new planting to soften views;
yy ensure the design of open space under the
retained power lines does not exacerbate their
prominence and linearity within the landscape;
yy enhance the Shakespeare’s Way, diverting it
from the existing sewage works through parks
and public open space corridors;
yy create green routes through the Site including
north-south and east-west links and circular
routes; and
yy provide new informal and formal open space
including pocket parks, squares, play areas
and sports pitches.
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Indicative Land Use Budget

N

Description

Area (in Hectares)

Residential
Employment including
Science Park extension
Community Hubs/Primary
Schools

62.0
9.7
			
5.3			

Secondary/Higher Education

7.5

Park and Ride

4.5

Formal Sports

11.0

Open Space

44.4

Strategic Roads

7.3

Total Site Area

Figure 14 - Illustrative Masterplan
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Movement strategy
A core principle for planned new housing should be
that these will result in sustainable development.
This is the focus of both national and local policy. The
location and form of new development influences
travel patterns and is important. Planning for
sustainable development should not be based upon
the reliance on uncertain delivery of infrastructure.

Bus services

“At the heart of the National Planning Policy
Framework is a presumption in favour of sustainable
development, which should be seen as a golden
thread running through both plan-making and
decision-taking“ (paragraph 14).

Bus infrastructure

Provision of a range of new bus services, integrated
with the Park and Ride site, providing connections to
the City Centre, to Cowley and to Headington. The
service strategy has been developed in consultation
with both the County Council and the main local bus
operators.

A series of pre-application discussions have been
entered into between the OSVP Consortium and
Oxfordshire County Council in their capacity as local
highway authority. This consultation has helped
define both the Transport Assessment and identify a
proposed transport strategy. Engagement with other
stakeholders has included meeting both main local
bus operators and Highways England.

On site routing of buses will serve the existing
Science Park, the extension of the Science Park,
the new housing, the District Centre and Greater
Leys. Six new pairs of high quality bus stops within
the development incorporating shelters, seating and
lighting, real time passenger information display,
timetable displays, ticket machines, raised kerbs,
cycle stands and bus stop road markings will be
provided. Potential bus priority measures northbound
on the approach to Heyford Hill roundabout, and in
both directions between Heyford Hill and Kennington
roundabouts.

The transport strategy comprises:

Park & Ride

Containment

Facilitation of the Sandford Park & Ride site through
the provision of land, access from the Reading Road
and delivery of bus services.

Maximising the demand to travel within the site with
provision of local centres, a district centre, local
primary schools, a local secondary school, a range
of employment types and adjacent leisure uses. A
network of on-site walking and cycling routes will
ensure the residents of the site are connected by foot
and cycle to these local destinations. The remodelling
of Grenoble Road will also assist walking and cycling
into and out of the site. The result is a target for more
than half of all trips in the AM peak hour from the new
residents to be walking & cycling.

Cycling
‘The site is located within a 15 minute cycle ride of a
number of key destinations in south Oxford and within
a 30 minutes cycle ride of the wider City. The County
Council have identified improvements to the existing
cycle network with Premium and Super routes
connecting through the urban area. The provision for
cycling is central to the design approach and transport
strategy. The proposals identify a commitment to
deliver local improvements for cycling, related to the
target to increase cycling, as well as to work in a
joined up manner with stakeholders to deliver wider
improvements to the surrounding cycle network.
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The Site would both capitalise on and improve the
case for investment proposals to provide passenger
services on the Cowley branch line.

Site access
Access is deliverable from a number of locations
on Grenoble Road, as well as from Reading Road.
The proposed accesses have been discussed and
agreed in principle with the County Council and
are achievable and deliverable early, with practical
opportunities for development phasing.
The South Oxford Science Village proposals are
a sustainable location for new housing and would
positively contribute towards the unmet housing need
of the City. The proposals are also a sustainable
location for new employment with an extension of the
Science Park and a range of other employment.

Rail
The NIC report ‘Partnering for Prosperity’
recommends the opening of the Cowley branch
line to passenger services “no later than 2019”
(recommendation 1C). This recommendation was
supported by a funding commitment in the Autumn
Statement.

Residual highway impact
These have been assessed and potential
improvements to Heyford Hill, Cowley Interchange
and the B480 corridor have been assessed.

Consistency with the Local Transport Plan
(LTP)
The measures for the site are consistent with and
help to facilitate elements of the LTP.

Maximise benefit of investment
Measures provided by the Science Village will benefit
existing residents in the Leys and existing employees
of the Science Park. The site will also benefit from
wider City wide improvements for cycling and buses.

Figure 15 - Bus strategy diagram
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The South Oxford Science Village proposals will help
deliver improved accessibility to existing residents
and employees and help deliver elements of the
LTP strategy related to cycling, public transport and
Park and Ride. The South Oxford Science Village
is deliverable and does not rely upon elements of
uncertain infrastructure delivery.

In summary the South Oxford Science Village:
yy is in the right location to facilitate sustainable
travel by bus, cycle and walking and in the
future potentially by rail services on the
Cowley branch line;
yy will introduce transport investment which will
further improve accessibility and mode choice
to a range of local destinations; and
yy will benefit from further future investment and
the delivery of the LTP specifically the Park
and Ride.

0

500

Figure 16 - Bus strategy identifying areas within 400m of a bus stop (navyPage
dashed
42 line)
29

Agenda Item 5

Infrastructure
Unlike all of the strategic allocations proposed in the
South Oxfordshire Publication Version Local Plan,
there is no strategic infrastructure required to deliver
the SOSV. In fact, it enables the delivery of a key
element of the County’s transport plan, in the form of
the Sandford Park and Ride.
Grenoble Road provides road capacity and existing
junctions that could be used to access early phases
of development.

Delivery timescales
A planning application has been prepared for the site,
which has been subject to public consultation and
discussions with key statutory consultees. SOSV is
therefore extremely well-placed to begin delivering
houses very quickly.
Following submission of the application the SOSV
would formalise legal agreements to enable the
development of the site through a Joint Development
Vehicle or direct with housebuilders, whilst
negotiating a section 106 agreement and discharging
planning conditions. The process for delivery of the
SOSV is set out below.
yy 12 months application determination and
agreement of s106 contributions;
yy 12 months discharging planning conditions
and submitting detailed reserved matters
applications;

The SOSV site will deliver multiple access points
from Grenoble Road, in addition to the new access at
the A4074 to the west of the site. The range if options
for phasing and multiple sales outlets on the edge of
Oxford where there is a strong, established market,
means that a high delivery rate can be achieved
potentially in excess of 250 units per annum. On this
basis delivery of 3,000 units will be achieved before
2033.

Delivery commitments
The development proposals will be refined prior
to delivery on the ground through a process of
negotiation with SODC, including the production of
a design code, and negotiation of a s106 planning
agreement, which will provide (amongst other
benefits) capital and maintenance payments towards
infrastructure and triggers for payment.
Conditions will include detailed controls for the
construction and delivery of the development
including phasing, construction management,
operating hours and governance.

The Oxford Science Village Partners have committed
to the delivery of a high quality scheme, which
includes a number of environmental and social
commitments such as:
yy National Space Standards used as
minimum standards for internal dwelling
sizes.
yy every house will be designed with bicycle
storage with access for bike storage directly
to the street (i.e. not through the property).
yy car share schemes;
yy 20% of predicted energy demand will
come from decentralised, renewable or
low carbon energy sources (including the
potential for combined heat and power, and
district heating);
yy a suite of measures including solar photo
voltaics (PV), solar water heating (or solar
thermal) and/or air source heat pumps will
be implemented.
yy new employment buildings will achieve at
least BREEAM ‘Excellent’ Standard;
yy opportunities for construction industry
employment and apprenticeships;
yy continuity and co-ordination of public realm
and open space management; and
yy destinctive identity through high quality
public realm and architectural principles.

yy site preparation and construction of access /
early infrastructure; and
yy delivery of first homes in 2021/2022.

Magdalen Centre, Oxford Science
Park
Page
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CONCLUSION
The Vision for the South Oxford Science Village
has been developed through a rigorous process of
technical analysis, design, consultation and redesign.
SOSV provides an unmissable opportunity to
harness the historic importance of Oxford as a worldrenowned knowledge centre. The expansion of the
existing Oxford Science Park delivered as part of the
SOSV proposals creates a wealth of new local job
opportunities and provides new research facilities to
attract more business, investment and brain power to
Oxford.
It makes sense to concentrate future growth closest
to the main economic and employment centre in the
region.
This allows the region to get maximum value from
existing and proposed infrastructure and facilities,
including public transport, which will reduce the
impact on main roads in to the city.
The SOSV will place new job opportunities and help
raise aspirations within walking distance of one of the
most deprived areas of the region.
The benefits of the scheme are numerous and wideranging.

South Oxford Science Village will:
yy create a unique place that integrates with
existing communities to create a truly
mixed use, sustainable development in
South Oxfordshire;
yy encourage economic development with
a range of skill levels, linked to education
and research, enhancing the economic
future of the region;
yy deliver an extension to the world-class
Oxford Science Park;
yy address an acute market and affordable
housing shortage in Oxfordshire;
yy regenerate existing communities and
provide shared facilities with Blackbird/
Greater Leys;
yy integrate with the wider Oxfordshire and
region-wide proposals for transport:
yy create links through the site to the
Cowley rail line and new rail station,
proposed by the NIC to be delivered by
2019;
yy provide a Park and Ride, reducing traffic
from commuter journeys into Oxford,
and linking with bus services providing
extensive transport options;
yy connect the development to Blackbird
and Greater Leys changing Grenoble
Road from a barrier into a street;

yy provide excellent pedestrian and bicycle
links to key destinations locally, linking
to the wider network of pedestrian and
cycle routes;
yy create new access through the site to
the surrounding countryside for a range
of health benefits;
yy deliver a range of education facilities of
the highest quality, linked to research,
development and apprenticeship
opportunities;
yy establish a strong landscape setting
through extensive tree planting and
create natural open spaces;
yy retain important trees, hedges and other
landscape and habitat features;
yy safeguard existing habitats and provide
additional habitat to enhance the
opportunities for wildlife, particularly
along the Southfield Brook corridor;
yy maximise health outcomes by providing
a ‘walkable’ neighbourhoods with
opportunities for healthy food and
lifestyles; and
yy establish a range of community facilities
including shops, restaurants, cafes,
community and health facilities available
to new and existing residents.

South Oxford Science Village: residential area, park and green
Page corridor
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This document has been prepared by Savills.
For further information please contact:
PHIL BROWN
Savills, Wytham Court,
11 West Way,
Oxford OX2 0QL
T: +44 (0) 7968 550 302
E: pbrown@savills.com

Barton Park, Oxford; Phase One - Gladstone Gardens
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Adrian Duffield
Head of Planning
South Oxfordshire District Council
135 Eastern Avenue
Milton Park, Milton
OX14 4SB
BY EMAIL ONLY
19 March 2018

Dear Adrian,
Housing Development at Chalgrove Airfield
We note that included in the annexes to your report is the opinion of Anthony Crean QC. Unfortunately
the premise upon which his argument is based is factually incorrect in two important respects:
1. Counsel argues that the CPO would be made under s 226 (1) of the Town and Country Planning
act 1990. This is incorrect. Homes England has statutory powers to make a CPO under section 9
of the Housing and Regeneration Act 2008 to facilitate the achievement of its Objects which are to:
 Improve the supply of housing
 To secure regeneration, development or infrastructure
 To support the creation of communities
 To contribute to the achievement of sustainable development
The delivery of this site meets all of those objectives and is consistent with the policies in the
NPPF. The agency considers it meets the housing need better than other sites proposed which are
greenfield sites.
2. Counsel states that Martin Baker will need to move to an alternative site but this too is incorrect.
The development proposals and offer that the agency has made to Martin Baker have been
designed so that Martin Baker does not have to move operations and the airfield runway is reprovided on the site.
We would be grateful if you would make these points at the Cabinet meeting as we would not wish the
Council to make a decision based on erroneous facts.
Yours sincerely,

Ken Glendinning
Head of Strategic Land

Homes England
Fry Building, 2 Marsham Street, London, SW1P 4DF
0300 1234 500
homesandcommunities.co.uk
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