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OXPENS 
 

GUIDANCE NOTE FOR INTERESTED PARTIES 
 
Provisions of the West End Area Action Plan relatin g to the Oxpens site  
 
Background to the West End Area Action Plan 
 
The West End Area Action Plan (AAP) was adopted by the City Council on 30th June 
2008. It is the basis for the determination of all planning applications in the West End, 
as well as being a guide intended to stimulate the renaissance of the area. Its 
intention is to provide policies that ensure the street layouts, buildings, open spaces 
and mix of uses across the West End area create an attractive and well-used part of 
Oxford City Centre.  
 
Physical requirements of development of the Oxpens site 
 
There are a number of physical improvements that have been identified as being 
required in the West End in order to make the regeneration successful. The Oxpens 
site is the largest site in the West End and some of these physical improvements 
have been identified as being required on this site, both to make development of the 
site and the West End as a whole successful.  
 
The public realm in the West End, especially in the Oxpens area, is currently poor. 
Routes have been identified that would improve accessibility around the area. New 
links will be needed through the Oxpens sites, as identified in the Design Code 
(policy WE2).  
 
It is intended that part of the regeneration of the West End will create a series of 
linked spaces, each with its own feel and function, which will encourage 
cultural/street activities. Existing spaces will be enhanced or redesigned (as has 
happened already at Bonn Square) and new spaces will be created. A location for a 
new civic square has been identified on the Oxpens site. This could host festivals 
and other events. The space will be surrounded by new buildings with an urban and 
civic quality (originally this was intended to include new civic offices, although this is 
now seeming unlikely. It was also thought a new hotel and conference facility would 
front the square). The appropriate size of the square is identified as being about 
2500m2 (see policy WE5 and the Design Code).  
 
Oxpens Field is protected as a public open space in the AAP (policy WE8). It is also 
intended that enhancements to the park are carried out. Wildlife habitats along the 
Thames are also expected to be protected or created when there are waterside 
developments. Development of the Oxpens site must allow for improved access to 
the river frontage and pedestrian and cycle access along it (policy WE9). 
 
Approach of the AAP to identifying an appropriate m ix of uses 
 
The AAP was written to address the West End as a whole, rather than considering a 
series of individual sites. In most cases, policies do not dictate the uses that should 
be developed on a particular site. However, the effect of general policies relating to 
uses will control uses found on sites to an extent, for example sites outside of the 
central retail area will not be considered suitable for anything other than local retail.  
 
Appendix 2 of the AAP provides a quick-reference guide to the identified 
development sites and their indicative uses, with the proviso that further site 
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investigations would be required to confirm they are appropriate. The uses indicated 
in appendix 2 were derived from consideration of the nature, location and size of 
particular sites, the overall mix of uses and considered desirable across the West 
End, and discussions with landowners. Not all uses identified must be provided on an 
individual site. Appendix 2 offers potential developers and landowners the flexibility to 
mix-and-match between the uses identified as appropriate.   
 
Expected mix of uses on the Oxpens site 
 
Because of the size of the Oxpens site (the largest individual site by some way), a 
very broad range of uses has been identified.  Many of the priority uses (conference 
centre and public square) are specifically appropriate for the Oxpens site as opposed 
to others given the vision for a civic area.   

 
Housing and housing mix 
The West End is a very sustainable location for residential development and the 
Oxpens site is considered a suitable site for housing. The intention of the AAP is to 
create a strong a balanced community. This requires family housing to be provided 
as well as flats. Policy WE15 requires that at least 50% of housing units that come 
forward on the Oxpens site should be houses of 3, 4 or 5 bedrooms. At least 50% of 
any flats proposed should have 2 bedrooms.    

 
Office development 
Redevelopment of the West End is seen as an opportunity to provide some new 
office accommodation in modern and flexible spaces. This is most appropriate on 
frontages of main routes such as Oxpens Road. Office development would therefore 
be appropriate on the Oxpens site. However, it is not expected to dominate. Policy 
WE21 sets a limit on additional office floorspace across the West End of 15,000m2. 
Provision was also made for new civic offices in addition to this, which would have 
been on the Oxpens site, although these now seem unlikely to come forward.  

 
Food and drink uses  
These are helpful in creating activity and in encouraging people to spend longer in an 
area.  These uses are particularly appropriate on streets with relatively high footfall 
where it is important that there is activity at street level. The frontage to the Thames 
may also provide an appropriate location for these uses. However food and drink 
uses would only be expected as a minor element on the Oxpens site as the West 
End renaissance is not A3 led. 

 
Hotel/conference centre 
The Oxford hotel study identified a need for additional hotel spaces in the area. 
Three sites in the West End were identified as being particularly appropriate, 
including the Oxpens site. Linked to this is the identification of the Oxpens site as 
appropriate for a conference centre as the evidence base studies have shown the 
importance of a link between a conference centre and a hotel.   

 
Leisure 
Oxpens was identified as an appropriate site for a leisure facility given the large site 
area and the assumption that the ice rink would not be remaining on the site. 
However, it now seems likely the ice rink will remain on the site. Additional leisure 
facilities would not be expected, although they could be considered appropriate.  
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Amenities to support housing 
If proposals for amenities to support housing come forward, these would be 
considered suitable on the Oxpens site. These uses may include new city centre 
health care facilities, small convenience stores, children’s nurseries or schools.  The 
City Council would support the provision of such amenities. 

 
Community energy  
The Oxpens site has been indicated as appropriate for community energy use.  A 
study by Arup identified this site as good location given its location in a wider area of 
potential change.  If a scheme did come forward its footprint could be as small as 
50mx50m 

 
Uses not mentioned in Appendix 2 of the AAP as appr opriate on the Oxpens 
site 
 
Retail  
Retail is not identified as an appropriate use on the Oxpens site.  The retail needs 
study found a need for additional floorspace in the City centre but this should be 
located adjacent to the established primary shopping area. It is important that the 
heart of the retail area is maintained in order that established areas such as Broad 
Street and the High Street do not suffer. Outside of the primary retail area additional 
retail floorspace is not appropriate except for small-scale local shops, facilities 
ancillary to cultural attractions or facilities that enhance the cultural offer in their own 
right (policy WE23).  
 
Student accommodation 
The provision of student accommodation in the West End is limited by a restriction on 
speculative accommodation to the two Universities (policy WE18). It was seen as 
important to the regeneration of the area that a balance of many different uses is 
achieved, and to do this it is considered necessary to restrict student 
accommodation. As part of the background evidence to the AAP, Oxford Brookes 
and all University of Oxford colleges were contacted to ask about their likely 
requirements for student accommodation in the West End. No interest was shown in 
having student accommodation on the Oxpens site, and given the many other uses 
expected on the site it has not been considered as a likely use.  
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OXPENS 
 

GUIDANCE NOTE FOR INTERESTED PARTIES 
 
County Council issues: Education, Transport and Soc ial/Community 
 
1. Background 
 

1.1. In 2008 Oxford City Council adopted an Area Action Plan (AAP) as a 
planning framework for the renaissance of the West End for the period to 
2016. The County Council supports the aims of the plan and is a partner with 
the City Council in support of the delivery of the plan. 

 
1.2. The Oxpens site is significant to the renaissance of the West End. Its’ 

development can help to redefine the boundaries of the City Centre, and help 
to achieve key infrastructure that will make the West End work. 

 
1.3. Infrastructure relating to Oxpens needs to be decided in the context of the 

needs and aspirations for the West End as a whole. 
 

1.4. The exact nature and level of infrastructure required to match the new 
development will depend upon the make up of uses proposed for the site.  

 
1.5. On the basis that the site will comprise a mix that includes both residential 

and commercial uses, the development will need to provide for transport and 
public realm, education and other social and community provision. This 
provision will be a mix of on and off site provision and funding. 

 
 

2. Infrastructure position for West End 
 

2.1. In general infrastructure terms, this is what the Area Action Plan would 
support, or seek to encourage or achieve: 

 
·  better access for all modes 
·  better experience for pedestrians and cyclists through a series of linked 

spaces 
·  improved bus circulation and reduced adverse impacts of buses through 

priority routes, particularly approaching and through Frideswide Square 
·  maintain public car parking levels 
·  improve the welcome to Oxford through the western approach to the City – 

particularly from the railway station and through Frideswide Square 
·  a quality public realm 
·  a new primary school and/or contributions to support appropriate and 

adequate local primary education 
·  contribution to meet secondary school needs 
·  adequate space and contributions to meet other social and community needs 
·  provision or contribution towards recreation facilities 
·  A primary care trust facility 
·  relocation of emergency services to co-locate police, fire, ambulance at 

Northern Gateway, replacement with local police and fire service 
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Potential quantum of housing development in the West End 
 

2.2. The AAP envisages delivery of around 600-800 dwellings. The down turn in 
the economy has slowed the progress of development in the West End. We 
now anticipate that housing delivery will take longer, and be more likely to 
realise housing numbers at the lower end of the scale first anticipated. 

 
2.3. It is the County Council’s responsibility to ensure there are sufficient primary 

and secondary and special need education places to meet the needs of the 
existing and new population. A lower level of residential development in the 
West End will generate a need for a lower level of new school places.  

 
2.4. However this needs to be considered in the context that the Core Strategy 

for Oxford plans to deliver around 8000 new dwellings in the City by 2026; 
this taken together with a continuing take up of spare capacity in schools 
means that there will be significant pressure to provide new education 
infrastructure. 

 
2.5. Work to date has shown that existing primary schools in the area are at 

capacity and the Partnership has identified that a new primary school at the 
heart of the new community would be a desirable outcome.  

 
 
3. Funding mechanisms to achieve infrastructure 
 

3.1. Regeneration of the West End will come as a result of many different 
developments and the input of a variety of developers. Developers are 
expected to contribute to the provision of infrastructure to mitigate the 
individual and cumulative impacts of their developments. This can be by way 
of funding and/or works both on and off the site of the development 
proposed. 

 
3.2. Some on-site measures required to create a successful development will 

need to be funded solely by the development proposed. Other contributions 
needed for off-site infrastructure will be sought through the Section 106 
agreements. 

 
3.3. The West End Partnership will take opportunities to secure Government and 

other funding (such as Regional Growth Fund) for projects that will benefit 
the area generally and contribute to the regeneration and renaissance of the 
West End. 

 
 
4. What Oxpens development will need to achieve 
 
Transport  
 

4.1. The County Council contributed to the production of the West End Area 
Action Plan and continues to work with the City and Stakeholders in bringing 
forward suitable transport infrastructure and public realm schemes to deliver 
a world-class West End of Oxford. 

 
4.2. The Oxpens site is very important in transport terms. The amount and nature 

of development proposed for the site will greatly alter the movement patterns 
in this part of the city centre and will change the character of several streets.  
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The development of the site presents opportunities to deliver some large 
transport schemes (as set out below) that are critical to the West End 
renaissance. 

 
Development Characteristics 
 

4.3. In order to minimise the generation of new trips, particularly by car, 
development on the Oxpens site will need to have  the following 
characteristics: 

 
·  A mix of uses, to help minimise the need to travel; 
·  Car-free or very low car: operational/disabled parking only for non-

residential uses and for flats; a maximum of one car parking space per 
dwelling for family houses; 

·  Abundant cycle parking that meets best practice for location, design and 
layout; 

·  Compliant with the West End Design Code to create attractive, active 
frontages to help create a safe and welcoming pedestrian environment; 
and 

·  Active promotion of travel plans and other sustainable transport initiatives 
during construction and operation 

 
4.4. The location and size of the Oxpens site presents opportunities to deliver 

some new transport links that are critical to the West End renaissance. 
These links are necessary to make development of the Oxpens site possible 
and acceptable but also for wider strategic reasons. 

 
4.5. Proposed major new links in the West End are shown on the “Key streets 

and spaces map” at the end of Section 2 of the West End AAP.  This plan is 
reproduced below for ease of reference. Policy WE2 in the West End AAP 
requires developments to help deliver these new links. Any development that 
compromises the delivery of the links mentioned below will not be acceptable 
to the County Council. 
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The numbering below refers to the map above. 
 

4.6. Becket Street extension (1) - The extension of Becket Street through the 
Oxpens site: 

 
·  Divides the Oxpens site into smaller blocks and opens up access to parts 

of the site that would otherwise be inaccessible from Oxpens Road or 
elsewhere; 

·  Allows Becket Street to carry two-way motor traffic (subject to the 
introduction of a new layout at Frideswide Square), which in turn allows a 
proportion of the traffic from Oxpens Road to be redirected to Becket 
Street.  This reduces traffic on Oxpens Road, which makes it less of a 
barrier to pedestrian movement between the Oxpens site and city centre; 

·  Helps create a lively new public space near the junction of Oxpens Road 
and the extended Becket Street; 

1 

2 

3 

4 
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·  Provides significant benefits for traffic flow on all the approaches to 
Frideswide Square; and  

·  Provides a new cycle link between the railway station and the proposed 
new cycle and footbridge at the southern end of the Oxpens site (see 
below) 

 
The precise alignment of the Becket Street extension is yet to be determined.  
We would want to see both the Oxpens Road and the Becket Street 
extension designed according to shared space principles (perhaps along the 
lines of the Ashford inner ring road). 

 
4.7. New cycle and footbridge (2) - A new cycle and foot bridge over the River 

Thames is proposed to link the railway station, Oxpens site and the rest of 
the West End to off-road cycle routes via the Thames towpath serving 
suburbs to the east, south and west of the city. [See s 2.2 of the AAP.] 

 
4.8. Cycle links (3 and 4) - These links are required to connect the new Thames 

cycle and foot bridge to Oxpens Road and the extended Becket Street. 
 
Visitor Coach Parking  
 

4.9. The existing visitor coach parking area needs to be relocated to allow the 
Oxpens site to be developed. Policy WE25 in the AAP states that visitor 
coach parking will be provided at a Park & Ride site, with suitable provision 
for visitor coaches to pick up and drop off in the city centre. Whilst this 
remains the ultimate aspiration, it has so far not proved possible to identify 
appropriate and feasible locations for parking or for pick up and drop-off. The 
County is continuing its work to identify a suitable site so that coach parking 
does not occupy a prominent location on the Oxpens site.   

 
Oxpens Road  
 
4.10. Oxpens Road is currently a major barrier to pedestrian movement. Its 

width and layout are designed for high-speed high-flow motor traffic. The 
West End renaissance envisages a transformation of both frontages to 
Oxpens Road, with new buildings, more activity and a greater sense of 
place. With a number of large attractions on the Oxpens site, it will be vital to 
ensure Oxpens Road is designed to allow easy and safe pedestrian 
movement, at any point along its length, between the Oxpens site and city 
centre. 

 
4.11. As mentioned above, we envisage that shared space principles would 

be applied and that Oxpens Road should take on the character of a busy 
inner city street where pedestrians and cyclists have priority and traffic 
moves slowly through the space. Traffic flows will be reduced by diverting 
some traffic to the extended Becket Street. 

 
4.12. Development on the Oxpens site should be designed with particular 

regard to the Oxpens Road frontage and the need to create a successful and 
lively street. 
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Rapid Transport (long term) 
 

4.13. The county council is developing outline proposals for a rapid transit 
system (bus rapid transit or light rail) serving the city’s “eastern arc”.  This 
would initially serve a route from Redbridge Park & Ride to Water Eaton Park 
& Ride via several major areas of employment and housing near the Oxford 
ring road.  Possible extensions to the system are being considered at this 
very early planning stage. 

 
4.14. One possible extension of the system would be to make use of the 

“GTE” alignment alongside the railway line between Redbridge Park & Ride 
and the city centre.  This could allow rapid transit services to access the 
West End and city centre.  Given the constraints at the Botley Road railway 
bridge and at Oxford station, the logical entry point to the city centre would 
be just north of the Thames, at the south-west corner of the Oxpens site.  A 
short connection (approx 100 metres) would be required between the railway 
line and the extended Becket Street, from which point the rapid transit 
vehicle could serve the Westgate centre and the rest of the city centre via the 
road network. 

 
 
Social and Community Facilities 
 

4.15. The Oxpens site is the single largest underdeveloped piece of land in 
the West End. Whilst the whole site has constraints which restrict areas for 
built development, the scope remains for significant new residential and 
commercial development overall. This will contribute to the need for social 
and community facilities in the area as a whole. 

 
4.16. The partnership is committed to seek to achieve a new primary school 

at the heart of the West End community. The opportunities for site provision 
for this are few and the Oxpens site offers scope to provide such a site.  

 
4.17. The County Council is developing an approach which allows a school 

to be a community hub designed to allow a range of community services to 
operate within it. For the West End there is potentially scope to provide 
remote playing fields at Grandpont. Overall it is possible that a multi purpose 
school building may be achieved on a site of around of around 0.8 hectares 
subject to playing field requirements being met through nearby sustainable, 
accessible and convenient provisions being made available. 

 
4.18. We are conscious that a school at Oxpens would have a notable land 

take. We will continue to look at other options of school provision in case 
there is a way of meeting the needs of the expanding community and the 
aspirations of the Partnership without a dedicated school site inside the West 
End boundaries.  

 
4.19. Funding for education and other social and community provision will 

be required commensurate with the development ultimately proposed.  
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OXPENS 
 

GUIDANCE NOTE FOR INTERESTED PARTIES 
 
Flood risk issues relating to the Oxpens site 
 
Flood risk on the Oxpens site 
The Oxpens site contains areas of high flood risk. The map below shows the flood 
zones on the Oxpens site. This shows that Oxpens Field is at high risk of flooding, 
There is also a finger of the high flood risk flood zone 3b on the developable part of 
the Oxpens site. Flood zone 3b has a 1/20 or greater annual risk of flooding and is 
only suitable for water compatible uses, such as outdoor sport and recreation.  
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Flood storage compensation 
Because of the importance of the Oxpens site to the regeneration of the West End 
and the particularly awkward shape of the developable area that remains outside the 
areas of higher flood risk, a broad assessment was carried out into the feasibility of 
providing alternative but equal flood storage capacities elsewhere. This assessment 
was carried out in 2007 as background work to the West End Area Action Plan. It 
was only intended as an initial brief assessment. A more technical and robust 
assessment is still required.  
 
The initial calculation of the flood storage available on the Oxpens site for the 200 
year water level (which is equivalent to the 100 year return period + the 20% 
allowance for climate change) is approximately 20,000m3. The volume evaluation 
(flood storage and earth excavation) was based on a combination of a digital ground 
model commissioned for this study and existing LiDAR data. 
 
The following diagrams illustrate the four alternative flood storage options considered 
in the assessment: 
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The preliminary results of the simple assessment carried out indicated that costs 
associated with excavation could be minimised by utilising some of the current flood 
storage available on the site. However such an option would reduce the land 
available for development by 3-10%.    
 
Furthermore, as can be seen from the Town Green Guidance Note, the area of 
Oxpens known as Oxpens Field is subject to an outstanding Town Green application.  
Were this application to succeed, it could mean that excavation works required to  
create a new flood storage area and wetland nature park on Oxpens Field might not 
be permissible.  However, the owners of the Field, Oxford City Council, remain 
confident that the application can be disposed of without the land becoming formally 
registered as a Town Green.  
 
The costs associated with the off site storage options available opposite the current 
site (on the Grandpont Nature Reserve), which do not impact on the Oxpens 
development site, are significantly higher due to the amount of earth excavated. 
These remote options could be modified in order to reduce the excavation required 
by following the natural contours of the site, which would also maintain the 
topographic character of the Thames. However a remote option alone may not 
provide the total flood storage volume required. It was expected that further 
assessment may show a combined on-site and off-site solution would be most 
suitable.  
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OXPENS 
 

GUIDANCE NOTE FOR INTERESTED PARTIES 
 
Town Green Application on Oxpens Field 
 
In September 2008, St Ebbe’s and New Development Resident’s Association 
(SENDRA) lodged a Town Green Application covering that part of the Oxpens site (to 
the south and east of the Ice Rink) known as Oxpens Field, and shown within the 
heavy edging on the plan below. The application is yet to be determined. The City 
Council is opposing the application and has made submissions accordingly. The 
application is currently on hold at the request of both the City Council and SENDRA 
while the parties work together to try and reach a solution that allows the County 
Council, as registering authority, to dispose of the application without the need for a 
public inquiry and without the land becoming formally registered as a Town Green. 
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OXPENS 
 

GUIDANCE NOTE FOR INTERESTED PARTIES 
 
The Westgate Centre 
 
Several years ago, the City Council entered into an Agreement with Capital Shopping 
Centres (CSC) to redevelop the Westgate Shopping Centre and adjoining multi-
storey and surface car parks.  As a consequence of the economic downturn, the 
scheme did not progress within anticipated timescales.  There followed a change in 
the CSC business model with the result that, in April 2010, the Council agreed the 
assignment of CSC’s leasehold interest in the shopping centre, and the novation of 
the development agreement, to the Crown Estate.  Shortly afterwards, the Crown 
Estate brought in Land Securities within a 50:50 joint venture arrangement. 
 
Since then, Land Securities has taken on the management of the Centre and will be 
the development manager for any redevelopment of the site.  They are the UK’s 
largest REIT with total assets of £12bn.  They are currently involved in 26 shopping 
centres throughout the UK, and in the last 5 years, have delivered 3.5m sq ft of new 
retail space including schemes at Exeter, Canterbury and Cardiff.  They have 
invested in Oxford because they are committed to exploring the development 
potential of the Westgate site. 
 
The joint venture partnership is currently working on a “Retail Plan” with a view to 
coming up with a viable scheme for the Centre worthy of being taken forward.  It is 
anticipated that this initial phase will be drawn to a conclusion within the next few 
months. 
 
An application for the renewal of the existing planning consent was submitted in 
March 2010, and was approved by the City Council on 24 November 2010, subject to 
the completion of the necessary s.106 Agreement. 
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OXPENS 

 
GUIDANCE NOTE FOR INTERESTED PARTIES 

 
Ice Rink Statement 
 
Background  
 
The Oxford Ice Rink is situated on Oxpens Road with a postal address of OX1 1RX. 
It was originally built in 1984 and consists of an Ice Pad, Shop, Activity Room and 
Changing Facilities. 
 

  
 
The building and land that it occupies are both owned by Oxford City Council. The 
facility is of regional importance attracting in excess of 200,000 visits per annum. 
 
Fusion Contract  
 
Oxford City Council’s leisure facilities (including the Ice Rink) are managed by Fusion 
Lifestyle a not for profit charitable trust. The contract started on 31st March 2009 and 
will run for ten years with an option to extend for a further 5 years. 
 
Oxford City Council Leisure Facilities Review May 2 009 
 
Within the Oxford City Council Leisure Facilities Review May 2009, it was highlighted 
that a recent condition survey specified that ‘the facility will need approximately 
£1,655,500 over the next four years’. It also highlighted that an ice rink is viewed as a 
“must have” facility for the city of Oxford. 
 
The recommendation from the report was that, 
 
‘Due to the recession the likelihood of the ice rink being rebuilt within the life of the 
ten-year contract is viewed as minimal. As such Fusion are planning to make 
improvements to the site to deal with essential repairs and maintenance, improve 
energy efficiency and improve usage’. 
 
Current Position  
 
The Council has recently invested approximately £700,000 in the improvement of the 
Ice Rink. Key works have included the replacement of the chiller unit, barriers 
replaced, rubber matting replaced and shower areas / toilets upgraded. 
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This will have extended the operational life of the Ice Rink for a further 15 years. 
There are currently no plans to move the facility elsewhere.  


