WARNEFORD MEADOW: NHS APPEALS AGAINST NON-DETERMINATION BY OXFORD CITY COUNCIL
OBJECTION BY RESIDENTS’ ASSOCIATIONS AND FRIENDS OF WARNEFORD MEADOW
1. Five local Residents’ Associations (Divinity Road Area, Hill Top Road, Highfield, Mileway Gardens, and Little Oxford) and Friends of Warneford Meadow have submitted a joint objection to the NHS’s appeals against Oxford City Council’s failure to decide on their planning applications to build on the Warneford Meadow, Warneford Hospital Playing Field and Park Hospital sites.
2. The appeals are likely to be decided by a Planning Inspector appointed by the Government, following a Public Inquiry around the turn of the year, unless before then the NHS reaches agreement with the City Council on what might be acceptable developments, and submits new applications and withdraws its appeals.
3. The objection is to all five linked applications.  The objectors oppose any development on the Warneford Meadow; they do not oppose the principle of development on the other two sites, but the appeals relating to those sites need to be considered in the context of the appropriate mix of uses in the area as a whole.
4. The core of the objectors’ case is that the Meadow is a green-field site, highly valued by local residents, justifying protection on environmental and amenity grounds.  There have been material changes since the Local Plan was adopted – specifically, the NHS’s decision not to sell the existing Warneford Hospital buildings nor to re-provide the hospital on the adjacent Playing Field – meaning that development on the Meadow is not  required to meet needs identified in the Plan.  The site-specific policy relating to the Meadow should therefore be reviewed, balancing the environmental (including biodiversity), amenity and recreation, traffic and other arguments for protecting it against Oxford’s broader development needs.  Meanwhile it would be premature to approve any application to build on the Meadow.  

5. The full objection document – available at [add link] sets out a brief description and history of the Meadow and some planning background; then why the Meadow should not be developed, on environmental (including biodiversity), amenity and recreation, and traffic grounds, and why there is no need to develop it, and therefore why building on the Meadow should be rejected despite the earmarking of 50% of it for development in the Oxford Local Plan.  Finally, the paper argues that, even if the principle of building on the Meadow were accepted, the actual proposals do not meet the conditions in the Local Plan designed to protect the wildlife corridor and local amenity more generally, and should be rejected on those grounds alone if not on broader grounds.
6. A summary, taken from the objection document, is set out below.

A. The applicants’ motive is to raise funds from the sale of these sites on the open market.  Any public purpose served by the proposed developments is subordinate.  The NHS’s need for additional funds is not a material planning consideration.

B. Likely demand for the developments proposed would not normally be a material planning consideration.  However, in the case of a green-field site of significant environmental and amenity value such as the Meadow, permission should not be given unless required development cannot be accommodated on brown-field sites.

C. The Local Plan Inquiry Inspector concluded that, because the Playing Field was required for re-provision of the Warneford Hospital, the other sites were required for other desirable uses supported by the Plan, especially student and key worker housing.  That conclusion is now invalid following the NHS’s decision to renovate the existing buildings.

D. The uses applied for are either not supported by the Local Plan (assisted housing), in excess of the provision required (student and key worker housing), or unlikely to be taken up (medical research etc).  It seems highly likely that any developer who bought the sites would re-apply for permission for more profitable uses, most obviously open market housing.
E. Enough student and key worker housing to meet identified need can be accommodated on the Park Hospital and Playing Field (as demonstrated in more detail in the joint submission to the City Council and OBMHT by the residents’ associations and FoWM).

F. Against that background, and given the environmental and amenity grounds for protecting the Meadow, and the traffic problems likely to be caused by development, permission should not be given for any development on the Meadow.  The appeals relating to the other sites should also be refused because they would not deliver a mix of uses conforming to the Local Plan and to actual need.

Contact for queries: Chris Dunabin (HTRRA and FoWM), c/o 82 Hill Top Road Oxford OX4 1PE;   chrisdunabin@aol.com ; 020 7354 0441 / 07709 906564

