Agenda Item 6 for Thursday 13th December 2018
What SODC says and what the Public concludes
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P46
The Local Plan proposes to inset Culham Science Centre and land adjacent to it from the Green Belt. The site is at the
outer edge of the Green Belt. This location is also at a distance from the special historic setting of the City of Oxford and
does not make a significant contribution towards the purposes of including land in the Green Belt to check the
unrestricted sprawl of Oxford City. The exceptional circumstances justifying a release of the Green Belt through the
Local Plan in this area are:
 The additional land provides an opportunity to deliver housing adjacent to one of the major employers in southern
Oxfordshire
 Development in this location is at the heart of Science Vale and supports the delivery of much needed significant
strategic infrastructure
The Council supports delivery o

PUBLIC CONCLUSION. SODC IS PREPARED TO SACRIFICE GREEN BELT LAND ‘at a distance from the special historic
setting of the City of Oxford’
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P58/73
Policy STRAT15: Land north of Bayswater Brook
Land north of Bayswater Brook directly adjoins the eastern boundary of Oxford City.
The site is entirely within the Oxford Green Belt. The Local Plan proposes to inset this site from the Green Belt. The
exceptional circumstances for doing this are:
 The site is in a highly sustainable location adjoining a major urban area;
 The site’s proximity to major employment locations and a wide range of services and facilities means that there is high
potential to support travel by walking and cycling;
 The site is well positioned to connect with public transport provision in Oxford City; and
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PUBLIC CONCLUSION. SODC IS PREPARED TO SACRIFICE GREEN BELT LAND AS CLOSE TO THE HISTORIC CENTRE OF THE
CITY OF OXFORD AS IT IS POSSIBLE TO GET.
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 The development of this site will help to provide for Oxford City’s unmet housing need, including affordable housing
need, close to where that need arises.

CONCLUDING QUESTION. IS ANY AREA OF SODC’s GREEN BELT SAFE FROM THE APPLICATION OF THE ‘exceptional
circumstances’ CLAUSE IN THE NPPF THAT OTHERWISE PROTECTS GREEN BELT LAND?
P93/118
It is particularly important to retain residential accommodation in the town centres to maintain a balance between uses
and to allow easy access to services. The Council will allow a change of use in the exceptional circumstances described in
the policy. With regard to environmental factors, however, there will be few locations in the four South Oxfordshire
towns where noise, fumes or other forms of nuisance will be such as to render premises unsuitable for living
accommodation. The Local Planning Authority will be guided in this matter by advice from its environmental health
department.
The amenity afforded by a private garden is often an important factor in keeping town centre flats and houses in
residential use. The Council will, therefore, resist development that would destroy such gardens.

PUBLIC CONCLUSION. LOCAL COUNCILS HAVE ALLOWED INAPPROPRIATE DEVELOPMENT OF TOWN CENTRES TO SUCH
AN EXTENT THAT SOME OF THEM ARE NOW UNSAFE TO LIVE IN. COUNCILS ARE NOW LOOKING TO GREEN BELT LAND
FOR NEW HOUSING. UNLESS THINGS CHANGE, SUCH LAND WILL SUFFER THE SAME FATE AS OUR TOWN CENTRES.
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P138/175
Sites of Special Scientific Interest (SSSI) are of national importance. Development that is likely to have an adverse
effect on a SSSI (either on its own or in combination with other developments) will only be permitted in exceptional
circumstances, where it can be demonstrated that the benefits of the development in the location proposed clearly
outweigh any harm to the special interest features and the SSSI’s contribution to the local ecological network. In such
circumstances, measures should be provided (and secured through planning permissions or legal agreements) that
would mitigate or, as a last resort, compensate for the adverse effects resulting from development.
PUBLIC CONCLUSION. THE ‘exceptional circumstance’ CLAUSE CAN BE APPLIED TO SSSIs AS WELL.
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The above documents states the following
p. 139

G: Raising Densities - Fitting in more
growth on a smaller area of land by
encouraging higher densities in new
development. Core Strategy policy
CSH2, sets a minimum of 25 dwellings
per hectare, which is quite a low
density. This was set to make sure
that developments are planned
sensitively to fit with their settings.

On its own this option is unlikely to
deliver the number of additional homes
that the Council are planning for but this
can be a complementary option.

The Council will always seek to make the
most efficient use of land and it is
sensible given the onus on efficient use
of land introduced in the NPPF 2018 for
this to complement the spatial strategy
for the District. The character or location
of some sites will make them more suited
to higher density development. A review
of densities has been undertaken to
support Local Plan policy updates on
density to ensure this complementary
element of the strategy is achieved. It is
also important that the main advantage
of Option G is that densities being
increased means that the Council can
demonstrate that it has exhausted
options for development that are not
within the Green Belt.
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PUBLIC CONCLUSION. 25 dwellings per hectare is a minimum density for SODC’s Core Strategy Policy. Applying this
‘rule’, and failing to meet housing targets because development land is deemed unavailable, SODC might be able to
argue that it needs to use the ‘exceptional circumstances’ clause to justify building houses on Green Belt land (3rd
column, above).

Agenda Item 6

Page 13

Below is the Wick Farm area on which SODC proposes to allow 1100 homes to be built.
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The approximate total area of this land, to be removed from the green belt because of claimed ‘exceptional
circumstances’, is 114 hectares, giving a housing density of 9.6 houses per hectare (hph), way below SODC’s own
minimum target density. (The density of houses on the new Barton Park development is 23.3 houses per hectare).

Page 14

Agenda Item 6

PUBLIC CONCLUSION. SODC is prepared to sacrifice our Green Belt, in totally inefficient ways. This is a profligate waste
of a precious resource, so close to the ‘special historic setting of the City of Oxford’ that SODC claims to want to
protect? The same number of houses could be built on less than half the area at the minimum housing density SODC
recommends (25hph).

This is the Barton Area Action plan of 2012
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Map 4 from the above document
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Notice the dashed green arrows ‘Access to the Countryside’. 6 years later SODC plans to build houses on this
countryside.
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Professor David Rogers, MA, D.Phil. (Oxon)
david.rogers@zoo.ox.ac.uk
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PUBLIC CONCLUSION. Promises to new home owners are worthless in the face of housing targets set by questionable
methods (SHMA) that even the Office for National Statistics now criticises.

