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1. INTRODUCTION  

1.1 This report has been prepared by Carter Jonas, on behalf of Clarendon LP GP Limited, in support of a 

planning application for the redevelopment of the Clarendon Centre in Oxford (“the Site”).   

1.2 The proposed scheme is for a mixed-use development including new retail floorspace, office space, 

research laboratory and student accommodation for Brasenose College, as well as a new public 

square.  A proportion of the existing structure will be either demolished or extensively restructured. 

Some parts of the building will be retained including “Clarendon House” in the north of the site.     

1.3 The purpose of this report is to analyse the proposed retail and other uses in compliance with Oxford 

City Council’s Development Plan.  This Assessment considers the potential benefits of the proposed 

mix of uses on local facilities (i.e. retail and leisure), and its relationship with the City Centre.  

1.4 Section 2 of this report provides a description of the Site and outlines the existing uses in the 

application site. Section 3 outlines the proposed uses on the Site. Section 4 sets out the key 

Development Plan considerations for the proposed development; whilst Section 5 sets out the key 

retail and other main town centre use planning considerations. Finally, Section 6 then summarises the 

main conclusions, which support the proposals in terms of the principle of proposed uses and their 

planning benefits. 
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2. SITE CONTEXT 

The Site 

2.1 The Site is an operational shopping centre, with office accommodation above, in central Oxford.  The 

centre fronts Cornmarket Street, and Queen Street with another entrance on Shoe Lane. 

2.2 The total footprint of the centre is approximately 0.75 hectares and is surrounded by other buildings 

including retail units, cafes and restaurants, offices, and other public and private institutional buildings.  

2.3 The Clarendon Centre was built in the mid-1980s replacing a branch of Woolworths which closed in 

1983.  The centre initially opened with more than 20 different shops.  In the late 1990s a range of 

refurbishments were made to the centre and these were again updated at the turn of the century.   

2.4 In 2012, a plan was put forward to extend the centre floorspace by 10%: replacing the section near 

Shoe Lane with a three-storey extension. 

2.5 Following the reopening of Westgate Oxford in October 2017, the branch of Zara in the centre moved 

to the Westgate, vacating its unit in the Clarendon Centre. The unit was taken over by TK Maxx. 

2.6 The site currently includes 33 units and its associated (indoor) public realm. 10 of the units are 

currently vacant and of those occupied, some tenancies are reaching their end dates by the end of 

January the amount of units vacant will increase to 13 with H&M, The Body Shop and Thornton’s 

vacating within the month.  There are three floors of offices let to  a range of tenants within Clarendon 

House 

2.7 Further details on the Site’s context can be found within the Planning Statement submitted in support 

of the planning application.      

Planning History  

2.8 Following a review of the planning history available on Oxford City Council’s online planning register, 

we are unable to ascertain the original planning permissions for the Site.  

2.9 However, in the last 20 years there have been very few planning applications (and therefore consents) 

related to the Clarendon Centre, for anything more significant than signage alteration or the installation 

of mobile telecommunication masts.    

2.10 As is mentioned in the brief site history above, the last significant change to the layout of the centre, 

which was sought, was to units 14/15/16 on Shoe Lane, as shown in Table 1 below:  

 

Table 1: Planning history  

APPLICATION 
REFERENCE  

PROPOSAL DECISION 

11/00317/FUL Demolition of existing Curry's Unit, reconfiguration of existing 
office entrance and construction of new three storey retail (use 
class A1) unit over part of existing Shoe Lane Mall to incorporate 
existing retail space on first and second floors 

Approved 
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Existing Uses 

2.11 The Clarendon Centre includes a limited range of uses including retail, food and drink and offices. 

2.12 Individual units in the centre are divided (by use class; old and updated in Sept. 2020) as shown in 

Table 2 below: 

  

Table 2: Existing uses (units) 

Ground / First Floor 

A1 / E(a) A2 / E(c) A3/A5 / E(b)/SG Total  

26 3 4 33 

Of which vacant:  10    

Second Floor 

B1(a) / E(g)   Total  

1   1 

Third Floor 

B1(a) / E(g)   Total  

1   1 

Fourth Floor 

B1(a) / E(g)   Total  

2    2 
  

2.13 First, considering the number of units in the centre on the ground and first floor; this is what most 

people experience when visiting the centre.  This is the area of shops and café concessions (“the 

shopping centre”).  About 79% of the units are in (or were last in) retail use.  However, overall, 30% of 

the units are currently vacant and this rises to 38% when only those units in retail use are considered.  

Therefore, only 48% of the units in the shopping centre are in active retail use.    

2.14 The consideration of existing unit mix on the ground (& first) floor is confused slightly, when the tally of 

33 units is compared to Oxford City Council’s retail surveys for the city centre. A comparison with the 

City Council’s record is given in Table 3 below:  
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Table 3: City Council retail survey (units) 

Cornmarket units 

A1 / E(a) A2 / E(c) A3/A5 / E(b)/SG Total  

2 3 2 7 

Queen Street units  

A1 / E(a) A2 / E(c) A3/A5 / E(b)/SG Total  

3   3 

Clarendon Centre  

A1 / E(a) A2 / E(c) A3/A5 / E(b)/SG Total  

20  2 22 

Of which vacant:  10    

Shoe Lane  

A1 / E(a) A2 / E(c) A3/A5 / E(b)/SG Total  

1    1 

 

2.15 Focusing only on what the City Council surveys as the Clarendon Centre reveals that 90% of the units 

are, or were last, in retail use.  However, 45% of the units are vacant and, this increases to 50% when 

considering only the retail units.    

2.16 The existing quantum of floorspace within the centre has been provided by Clarendon LP GP Limited.  

The floorspace of the building, divided by use class (old and updated in Sept. 2020), can be found in 

Table 4 below: 

 

Table 4:  Existing floorspace  

Ground / First Floor 

A1 / E(a) A2 / E(c) A3/A5 / E(b)/SG Total  

7,890 sqm 1,730 sqm 820 sqm 10,440 sqm 

Of which vacant:  984 sqm    

Second Floor 

B1(a) / E(g)   Total  

388 sqm   388 sqm 

Third Floor 

B1(a) / E(g)   Total  

1,671 sqm   1,671 sqm 

Fourth Floor 

B1(a) / E(g)   Total  

1,010 sqm    1,010 sqm 
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2.17 Turning to the total useable floorspace in the Clarendon Centre; this is currently 13,509 sqm.  About 

78% of the floorspace is on the first two floors.  9% of the shopping centre space is currently vacant 

and this rises to almost 12% when only the class E(a) (formally A1) uses are considered, and further 

still to 17% if only the area which the City Council surveys as the Clarendon Centre is considered.  

2.18 In light of the above, it is considered that the existing site has a very modest range of main town 

centre uses, as defined by Annex 2 (Glossary) of the National Planning Policy Framework (NPPF).    

2.19 The Site has functioned as a shopping centre for some years, but – as highlighted by the level of 

vacancy and forthcoming vacancies – it is in serious decline.  This is, in part, as a result of the opening 

of the refurbished Westgate shopping centre but also is a reflection of the high street in general.  

Stores such as those traditionally seen in shopping centres – clothing brands, and departments stores 

– continue to close and people visiting town and city centres expect to see a more ‘interactive’ and 

mixed offer.  Fully enclosed public realm is also a less popular setting for retail than it once was. 

2.20 Moreover, H&M the key anchor tenant is vacating the shopping centre on the 8th January which 

illustrates the challenge outlined above, and is also detrimental to attracting new tenants.  Alongside 

the loss of H&M; The Body Shop and Thornton’s  are also leaving which will increase the number of 

vacant units to 13.  
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3. PROPOSED DEVELOPMENT 

3.1 Full details on the description of development are provided in the Planning Statement submitted in 

support of the application.  Notwithstanding, this report focuses on the main town centre uses 

proposed as part of the proposed development.  

3.2 The proposed unit mix sought in the scheme is shown in Table 5 below: 

  

Table 5: Proposed uses (units) 

Use classes – units 

 A1 / E(a) A1/A3 / E(a)/E(b) A3 / E(b) B1(a) / E(g) C1 / C2 Total  

Ground floor: 3 3 2 3 2 13 

Other floors:    TBC TBC TBC 

Roof:    1   1 
 

3.3 It should also be noted at this stage, that the proposal is to retain the retail unit on Shoe Lane, and two 

banks (A3/E(b)) on Cornmarket Street. Therefore, town centre uses are proposed to total 17 units.   

3.4 The proposed maximum quantum of floorspace sought within the entire development is outlined in 

Table 6 below: 

 

Table 6: Proposed uses (floorspace) 

Use classes – floorspace 

A1/A3/A5 / E(a)/E(b)/SG  B1(a) / E(g) C1 / C2 Total  

1,740 sqm 14,000 sqm 4,400 sqm 20,140 sqm 

 

3.5 Considering first the proposed A1/A3/A5 / E(a)/E(b) and Sui Generis unit mix; A1/E(a) use would be 

between 23% and 46% and overall, A1/A3 / E(a)/E(b) uses would account for 62% of the mix.  It 

should also be noted that ‘new’ E use classes (Commercial, Business and Service) would account for 

85% of the unit mix.  

3.6 In the case of both unit mix and floorspace (1,740 sq. m), flexible uses/retailers within and between 

Use Classes is sought. The precise mix of retailers will depend upon market demand, and therefore 

flexibility is sought at this stage in terms of the precise floorspace mix between use classes.  It is also 

envisaged that flexibility will be retained in the layout and number of individual units for retail/hot food.  

This, again, is to respond to market demand and the changing face of the high street.     

3.7 Retail services and other commercial uses will feature strongly within the scheme, i.e. foodstore, non-

food shops, hair salons, professional services, restaurant/ cafes, bars, and/or coffee shops. 

3.8 A new and exciting offer in Oxford City Centre – as part of the proposals – will be 2,200 sqm of quality 

open space and public realm, a roof top café and free public access to the roof to enjoy the historic 

views of the city and its dreaming spires.    

3.9 Turning to the proposed B1(a) / E(g) uses (14,000 sqm), this too is envisaged with a degree of 

flexibility in workspace, and R&D space.  Recent regional analysis undertaken by the Oxfordshire 

Growth Board and Local Enterprise Partnership and articulated through the Government’s vision for 

the Oxford Cambridge Arc shows that this kind of space is becoming more and more important.  This 



 

 

Clarendon Centre, Oxford 
Clarendon LP GP Limited 
 Page 12 of 26 

need is coupled with the desire to retain recent university graduates in the city, and to accommodate 

start-up, recently expanding and ‘spin-out businesses especially in the science and high-tech sectors. 

3.10 Attracting people to work in the city centre (especially in new and innovative ways) is a key draw that 

will support the continued vibrancy and vitality of shops, bars and cafés in the vicinity.     

The Opportunity  

3.11 Despite the pressures placed upon the Clarendon Centre, there exists a genuine opportunity to review 

the offering available, potentially providing a broader mix of uses and therefore a more sustainable 

development moving forward. The brief therefore is to re-imagine the overall site, the mix of uses and 

an approach which has a primary focus of longevity and a mix of uses that seek to create a 

sustainable city centre development. 

3.12 The central location of the Clarendon Centre site requires a review in the context of the changing 

nature of retail within Oxford. The site sits at a key junction between the dedicated retail provision of 

Cornmarket Street and Queen Street; with the opening of Westgate, opportunities for adjustments will 

need to be assessed when considering retail provision on Cornmarket Street.  

3.13 The architectural language has changed within the site during the centuries, and this analysis 

highlights an opportunity to reconfigure a significant urban block to better align with current demands. 

3.14 Public green spaces are primarily found outside the historic city centre. Within the historic footprint, 

lawns and tranquil spaces of Colleges may be viewed through gates, but generally are not accessible 

to the public. The uses within central Oxford are defined by a mix between these private spaces and 

the more retail focused public areas. The site sits on the boundary between the two, influenced by the 

adjoining colleges and the retail activity.  

3.15 The new buildings themselves will be visually permeable, providing natural surveillance and high 

levels of natural daylight internally; so, a consistent connection with your surrounding context and time 

of day is important for individuals sense of wellbeing. 

3.16 Cycle spaces and supporting facilities encourage users to cycle to work, which is well supported by 

the Oxfords love of cycling, whilst limiting vehicle access. 

3.17 In addition to the above, the proposals will be knitted into an existing network of facilities associated 

with the City Centre; this reinforces the strengths of the design approach, ensuring connections are 

made, and encouraged, with the wider context and the opportunities for social interaction that they 

afford. 

3.18 The redevelopment of the Clarendon Centre, with a long-term investment perspective, will play a key 

role in redefining the characteristic of the site; with an improved mixed-use provision along both 

frontages, playing a key role in future-proofing of the site. 

3.19 The Clarendon Centre is currently at odds with the changing retail climate, as well as being one of the 

less attractive modern buildings within the commercial core. With these things in mind, there exists an 

opportunity to re-imagine the contribution this site can make to the commercial, urban and 

architectural landscape of Oxfords City Centre.  

3.20 There currently exists an opportunity to reconfigure a significant urban block to better align with 

current demands, whilst creating a more sustainable collection of buildings that are rooted in a broader 

range of uses. 

3.21 Underpinning this opportunity, is the objective of creating a development which aligns with the 

longevity of its wider context, creating a sustainable mixed-use approach via a series of high-quality 

buildings; ensuring the urban design approach better reflects the wider grain of the city. 

3.22 The narrative for the scheme is multifaceted, catering for a broad range of users via a wide range of 

facilities; the dynamic of which will spread activity throughout a range of day and night-time hours. 
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4. PLANNING POLICY CONTEXT  

4.1 Section 70(2) of the Town and Country Planning Act (As Amended) outlines that local planning 

authorities should consider all material considerations (our emphasis) when determining proposals. 

As such, local planning authorities should provide a balanced consideration to all material matters 

relating to a proposed development; and should weigh-up the benefits and dis-benefits of the 

proposal, in other to determine if the proposal would be in general accordance with the Development 

Plan. 

4.2 Section 38(6) of the Planning & Compulsory Purchase Act 2004 requires Oxford City Council to 

determine this planning application in accordance with the ‘development plan’ unless material 

considerations indicate otherwise (our emphasis). Therefore, first examined hereunder are the 

relevant policies of the development plan; then retail guidance set out in national planning policy which 

is an important ‘material consideration’ and other local regional strategies which could constitute 

material considerations. 

4.3 Notwithstanding the above, hereunder relevant Development Plan and national planning policies are 

considered. 

The Development Plan 

4.4 For the purposes of this report, the relevant Development Plan document is the Oxford Local Plan 

2016-2036 (“the OLP”) which was adopted in June 2020. 

4.5 A synopsis of the most pertinent policies from the OLP is provided hereunder.  

4.6 Policy S1 (Presumption in favour of sustainable development) of the OLP explains that:  

When considering development proposals the Council will take a positive approach that 

reflects the presumption in favour of sustainable development contained in the National 

Planning Policy Framework. It will work proactively with applicants to find solutions jointly 

which mean that applications for sustainable development can be approved where possible, 

and to secure development that improves the economic, social and environmental conditions 

in the area. 

4.7 Policy V1 (Ensuring the Vitality of Centres) sets out that:  

Planning permission will be granted for the development of town centre uses (retail, leisure, 

entertainment, office, arts, culture and tourism) within the defined city, district and local centre 

boundaries, provided the use is appropriate to the scale and function of each centre and 

reflects its distinctive character….  

…Proposals for development of town centres uses outside a centre must demonstrate 

compliance with the ‘sequential test’ (that is: development should be located in town 

centres, then in edge of centre locations and only if suitable sites are not available should out 

of centre sites be considered). 

Planning applications for retail and leisure development outside centres which are 350m2 

(gross) or more, must be accompanied by an ‘impact assessment’ and as part of such an 

assessment, demonstrate with evidence that there will be no adverse impact on the vitality 

and viability of the existing centres, and that good accessibility is available for walking, cycling 

and public transport. Sites allocated for retail development in section 9 (Areas of Change and 

Site Allocations) will be exempt from the requirement to submit a retail impact assessment. 

4.8 Policy V2 (Shopping Frontages in the City Centre) Planning permission will only be granted at ground 

floor level within the city centre for the following uses:  

a) Class A1 (retail) uses; or 
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b) Class A2-A5 (Financial and Professional services, restaurant, pub and take-away) uses 

where the proposed development would not result in the proportion of units at ground floor 

level in Class A1 use falling below 60% of the total number of units within the defined Primary 

Shopping Frontages; 

c) Other town centre uses where the proposed development would not result in the proportion 

of units at ground floor level in A1 use falling below 60% of the total number of units in the 

Primary Shopping Frontage or below 40% of the total number of units in the rest of the 

Shopping Frontage and where the proportion of units at ground floor level does not fall below 

85% in the Primary Shopping Frontage or the rest of the Shopping Frontage, and in all cases 

where proposals for these other town centre uses: 

a. promote the diversity of and range of uses available to shoppers and visitors to the 

centre, enhancing their experience; and 

b. promote an active street frontage both in terms of increasing footfall and retaining 

an active window display.  

In exceptional circumstances, planning permission will be granted for changes of use from A1 

or other A class uses to other town centre uses that would lead to a breach of the percentage 

thresholds, if it is demonstrated that changes in the retail circumstances of Oxford city centre 

mean that there is no longer demand for the existing levels of A1 or other A class units, and if 

sufficiently robust evidence is provided to clearly demonstrate that the uses proposed would 

not adversely impact the function, vitality and viability of the particular street frontage itself or 

the shopping frontage as a whole. The following criteria must all be satisfied:  

a) marketing of the property for its existing use for at least a year, at a realistic price, and 

evidence of lack of interest clearly shown to demonstrate a lack of viability; and  

b) evidence of changing retail needs in Oxford city centre; and  

c) it would not result in such a concentration of a particular Class A use, other than Class A1 

(retail), that it would lead to a significant interruption of the shopping frontage, reducing its 

character, attractiveness and function (considered to be if there are more than 4 adjoining 

units within the same use class (other than A1) and;  

d) it promotes the diversity of and range of uses available to shoppers and visitors to the 

centre, enhancing their experience; and  

e) it would make better and more efficient use of the upper floors where relevant, introducing 

new uses, such as residential and or office space for start-ups and incubator / innovation 

uses; and  

f) it promotes an active street frontage both in terms of increasing footfall and retaining an 

active window display.  

National Planning Policy Framework (NPPF)   

4.9 The NPPF (2019) sets out the Government’s economic, social and environmental planning policies for 

England. 

4.10 Paragraph 7 of the NPPF explains that “the purpose of the planning system is to contribute to the 

achievement of sustainable development.”  Paragraph 8 goes on outline the three overarching 

objectives to achieving sustainable development.  The social objective and environmental objective 

are considered elsewhere in this document, but the economic objective is defined as follows: 

“…to help build a strong, responsive and competitive economy, by ensuring that sufficient land 

of the right types is available in the right places and at the right time to support growth, 

innovation and improved productivity; and by identifying and coordinating the provision of 

infrastructure” 
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4.11 “At the heart of the NPPF is a presumption in favour of sustainable development,” and this is 

explained at NPPF paragraphs 10 and 11.  Furthermore, paragraph 15 adds that Local Plans should 

provide “a positive vision for the future of each area; a framework for addressing housing needs and 

other economic, social and environmental priorities; and a platform for local people to shape their 

surroundings”  

4.12 Chapter 6 of the NPPF is where Government outlines its vision for “building a strong, competitive 

economy,” and specifically at paragraph 80 it states: 

“…Significant weight should be placed on the need to support economic growth and 

productivity, taking into account both local business needs and wider opportunities for 

development. The approach taken should allow each area to build on its strengths, counter 

any weaknesses and address the challenges of the future…”   

4.13 At paragraph 81 the NPPF explains that planning policies should:  

a) “set out a clear economic vision and strategy which positively and proactively encourages 

sustainable economic growth, having regard to Local Industrial Strategies and other local 

policies for economic development and regeneration;  

b) set criteria, or identify strategic sites, for local and inward investment to match the 

strategy and to meet anticipated needs over the plan period;  

c) seek to address potential barriers to investment, such as inadequate infrastructure, 

services or housing, or a poor environment; and  

d) be flexible enough to accommodate needs not anticipated in the plan, allow for new and 

flexible working practices (such as live-work accommodation), and to enable a rapid 

response to changes in economic circumstances.” 

4.14 At paragraph 85 it explains that : 

Planning policies and decisions should support the role that town centres play at the heart of 

local communities, by taking a positive approach to their growth, management and adaptation. 

Planning policies should:  

a) define a network and hierarchy of town centres and promote their long-term vitality and 

viability – by allowing them to grow and diversify in a way that can respond to rapid changes in 

the retail and leisure industries, allows a suitable mix of uses (including housing) and reflects 

their distinctive characters;  

b) define the extent of town centres and primary shopping areas, and make clear the range of 

uses permitted in such locations, as part of a positive strategy for the future of each centre;  

c) retain and enhance existing markets and, where appropriate, re-introduce or create new 

ones;  

d) allocate a range of suitable sites in town centres to meet the scale and type of development 

likely to be needed, looking at least ten years ahead. Meeting anticipated needs for retail, 

leisure, office and other main town centre uses over this period should not be compromised by 

limited site availability, so town centre boundaries should be kept under review where 

necessary;  

e) where suitable and viable town centre sites are not available for main town centre uses, 

allocate appropriate edge of centre sites that are well connected to the town centre. If 

sufficient edge of centre sites cannot be identified, policies should explain how identified 

needs can be met in other accessible locations that are well connected to the town centre; and  

f) recognise that residential development often plays an important role in ensuring the vitality 

of centres and encourage residential development on appropriate sites. 

4.15 At paragraph 86 it states that:  
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Local planning authorities should apply a sequential test to planning applications for main 

town centre uses which are neither in an existing centre nor in accordance with an up-to-date 

plan. Main town centre uses should be located in town centres, then in edge of centre 

locations; and only if suitable sites are not available (or expected to become available within a 

reasonable period) should out of centre sites be considered. 

4.16 Finally, at paragraph 89 it states that:  

When assessing applications for retail and leisure development outside town centres, which 

are not in accordance with an up-to-date plan, local planning authorities should require an 

impact assessment if the development is over a proportionate, locally set floorspace threshold 

(if there is no locally set threshold, the default threshold is 2,500m2 of gross floorspace). This 

should include assessment of:  

a) the impact of the proposal on existing, committed and planned public and private 

investment in a centre or centres in the catchment area of the proposal; and  

b) the impact of the proposal on town centre vitality and viability, including local consumer 

choice and trade in the town centre and the wider retail catchment (as applicable to the scale 

and nature of the scheme). 

Planning Practice Guidance (PPG)  

4.17 PPG sets out a range of additional guidance relating to town centres and retail: 

For planning purposes, town centres as defined in the National Planning Policy Framework 

comprise a range of locations where main town centre uses are concentrated, including city 

and town centres, district and local centres (and so includes places that are often referred to 

as high streets)…. They need to consider structural changes in the economy, in particular 

changes in shopping and leisure patterns and formats, the impact these are likely to have on 

individual town centres, and how the planning tools available to them can support necessary 

adaptation and change. 

A wide range of complementary uses can, if suitably located, help to support the vitality of 

town centres, including residential, employment, office, commercial, leisure/entertainment, 

healthcare and educational development.  

Reference ID: 2b-001-20190722 

4.18 The specific national policy ‘tools’ of the sequential and impact tests are also given further detail in the 

PPG (with our emphasis):  

The sequential test guides main town centre uses towards town centre locations first, then, if 

no town centre locations are available, to edge of centre locations, and, if neither town centre 

locations nor edge of centre locations are available, to out of centre locations (with preference 

for accessible sites which are well connected to the town centre). It supports the viability and 

vitality of town centres by placing existing town centres foremost in both plan-making and 

decision-taking. 

Reference ID: 2b-009-20190722 

The purpose of the [impact] test is to consider the impact over time of certain out of centre and 

edge of centre proposals on town centre vitality/viability and investment.  

Reference ID: 2b-014-20190722 

The Town and Country Planning (Use Classes) Order 1987 (as amended)  

4.19 The order puts uses of land and buildings into various categories known as 'Use Classes.' A new 

Class E was introduced from 1 September 2020 this is detailed below: 
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Class E - Commercial, Business and Service 

4.20 In 11 parts, Class E more broadly covers uses previously defined in the revoked Classes A1/2/3, B1, 

D1(a-b) and ‘indoor sport’ from D2(e): 

E(a) Display or retail sale of goods, other than hot food 

E(b) Sale of food and drink for consumption (mostly) on the premises 

E(c) Provision of: 

E(c)(i) Financial services, 

E(c)(ii) Professional services (other than health or medical services), or 

E(c)(iii) Other appropriate services in a commercial, business or service locality 

E(d) Indoor sport, recreation or fitness (not involving motorised vehicles or firearms) 

E(e) Provision of medical or health services (except the use of premises attached to the 

residence of the consultant or practitioner) 

E(f) Creche, day nursery or day centre (not including a residential use) 

E(g) Uses which can be carried out in a residential area without detriment to its amenity: 

E(g)(i) Offices to carry out any operational or administrative functions, 

E(g)(ii) Research and development of products or processes 

E(g)(iii) Industrial processes 

Other local evidence   

Oxford City Council Retail and Leisure Study (2017) and Frontage surveys (2019)  

4.21 In support of the recently adopted Local Plan, the City Council published a Retail and Leisure Study1 

as part of the evidence base.  The policies of the OLP are also supported by surveys of the primary 

frontages2. 

4.22 The Retail and Leisure Study identifies (at its paragraph 6.72) that: 

“…there are a number of schemes in Oxford City Centre that are either underway or planned. 

The current high profile investment is the Westgate Shopping Centre redevelopment. This 

800,000 sq ft retail-led mixed use development will include a 142,000 sq ft flagship John Lewis 

as its anchor department store, space for around 100 shops, restaurants, cafés and leisure 

uses including a boutique 5-screen Curzon Cinema. The development is due to open in 

autumn 2017. The development will raise the profile of Oxford, by increasing choice and 

improving the overall shopping experience.”  

4.23 However, critically, and notwithstanding the dated nature of the retail evidence supporting the plan, 

even before the Westgate opened the study recognised the following (also 6.72 – with our emphasis):  

“…the new shopping offer at Westgate may also result in the relocation of some existing 

operators in the City and changes in the current pedestrian retail circuit. This could present 

challenges to some of the primary frontages, such as those at the Clarendon Centre 

particularly on Cornmarket Street. Hence, to stay vibrant it may be important for such areas to 

“re-invent” themselves to retain footfall, with potentially a change in focus from retail to leisure. 

Associated with this could be a need for new investment to enhance pedestrianisation across 

these areas to help improve the shopping environment and retain trips and footfall.” 

 
1 https://www.oxford.gov.uk/downloads/file/5073/oxford_retail_and_leisure_study_2017 
2 https://www.oxford.gov.uk/downloads/file/5801/rtl7_-_retail_surveys_oxford_local_plan_2016-

2036_shopping_frontages  

https://www.oxford.gov.uk/downloads/file/5073/oxford_retail_and_leisure_study_2017
https://www.oxford.gov.uk/downloads/file/5801/rtl7_-_retail_surveys_oxford_local_plan_2016-2036_shopping_frontages
https://www.oxford.gov.uk/downloads/file/5801/rtl7_-_retail_surveys_oxford_local_plan_2016-2036_shopping_frontages
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4.24 The Retail and Leisure Study, concludes the following regarding the City Centre:   

6.75 The key strengths identified are as follows: 

• Oxford City Centre has a welcoming and attractive environment. It has many historic and 

listed buildings, and its relatively compact structure contribute well to the sense of place 

and character. 

• The centre has good accessibility and pedestrian flows. 

• The University, its buildings and students bring in trade to the centre and help to underpin 

the City’s daytime and evening economy. The University is also a major tourist and visitor 

draw. 

• The centre has a relatively good convenience provision anchored by the Sainsbury’s 

supermarket in Westgate and Marks & Spencer. This offer is supplemented by smaller 

supermarkets, convenience retailers and market stalls catering for the day-to-day needs 

of the working population, as well as shoppers and visitors to the City. 

• There is a good mix of multiple and independent retailers. It has a strong, diverse and 

growing (with the opening of the Westgate redevelopment) representation of comparison 

retailers, above the national average, and a good representation of fashion retailers. 

• There are department and variety stores (Debenhams and Marks & Spencer) that act as 

are key anchor retailers that help to underpin the town’s overall vitality and viability. 

Additionally, the opening of the new John Lewis department store in Autumn 2017 as part 

of the Westgate Shopping Centre redevelopment will further elevate the City’s retail profile 

and raise its national ranking. 

• The redevelopment of the Westgate Shopping Centre represents a significant investment 

that will provide modern retail floorspace and a mix of places to eat and drink. It will have 

a positive impact on the scale and quality of the City’s offer. 

• The City has a good representation of leisure service provision. For example, it currently 

has two cinemas, theatres and a wide range of cafés and restaurants. This provision is set 

to be enhanced further with the opening of the new cinema as part of the redevelopment 

of the Westgate Shopping Centre. 

• Vacancy levels are below the national average, indicating that the centre is a desirable 

location. There is no significant concentration of vacant units across the centre. 

• There is very strong and growing market demand from retail and leisure operators for 

representation in the town centre and it is performing well in terms of reported Prime Zone 

A Rents and shopping yields. 

• The centre benefits from two popular markets which provide a positive contribution and 

uniqueness to the centre. The markets should be retained and enhanced where possible. 

6.76 The key weaknesses identified are as follows: 

• Due to the Centre’s historic environment there are limits the potential for new 

redevelopment and investment in the heart of the City Centre. 

• Congestion and difficulty and cost of parking are an ongoing concern. 

6.77 Suggestions for improvements: 

• The opening of the Westgate Centre may result in some footfall and spend being diverted 

from the current primary frontages, especially the Clarendon Centre and Cornmarket 

Street. This therefore could mean that the existing retail frontages may need to "re-invent" 

themselves to remain attractive and viable. 

• Cornmarket Street and Queen Street lack “character”, 
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4.25 Specifically, relating to the Clarendon Centre, the Retail and Leisure Study reports that:  

“…whilst well maintained, [it] is rather “dated” in its layout, and the entrances off Cornmarket 

Street and off Queen Street are rather “ambiguous”, fading into the surrounding shopping 

frontages. As such we consider that there could be a potential opportunity to reconfigure the 

Centre. The creation of modern frontages at the entrance points would be highly beneficial.” 

4.26 The Frontage Surveys which support the Policy V2 of the OLP record the number of units in each 

identified area and their respective use class.  The totals of each use class are then calculated, and 

the proportions of each are given, compared to the thresholds of the Policy.   
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5. CONSIDERATION OF PROPOSED USES 

5.1 This section of the report focuses on the main town centre uses proposed in the development 

proposal and addresses the key policies outlined in the Development Plan, in addition to the NPPF 

and PPG as material considerations.  

5.2 The following aspects are considered hereunder:  

• Main town centre development and sequential and impact test requirements;  

• Percentage of shopping frontages in the city centre 

• Scale of the proposed main town centre uses;  

• The flexible uses proposed;  

• Retail Function of the centre; and  

• The proposals in accordance with the principles of sustainable development set out within the 

Development Plan and national planning policy.  

Main town centre development and sequential and impact test requirements 

5.3 First, it is important to consider the definition of main town centre uses. The NPPF (Annex 2) considers 

retail, office, leisure, and hotel uses (now all Use Class E and previously A (A1 - A5), B1, D2 and C1), 

as main town centre uses.  OLP Policy V1 also reflects the NPPF definition.  

5.4 Second, the NPPF (Paragraph 86) and the Development Plan (Policy V1) state that the most 

sequentially preferable locations for main town centre uses are within a designated city, district, and 

local centres, followed by edge-of-centre locations, then out-of-centre sites. Accordingly, the 

application Site is in the defined City Centre.  As such, in principle policy support is given for the main 

town centre uses proposed at Policy V1. Moreover, the sequential and impact tests outlined by NPPF 

Paragraphs 86 and 89, and Policy V1 are also not applicable in this instance. 

Percentage of shopping frontages in the city centre 

5.5 The City Council’s Retail Surveys for the Oxford Local Plan 2016-2036: Shopping Frontages (“the 

Retail Survey”) reveals that in the defined city centre area of 11 frontages: 

• Broad Street • Queen Street • High Street 

• Carfax  • Magdalen Street • New Inn Hall Street 

• Golden Cross • New Road • Clarendon Centre 

• Cornmarket Street • Shoe Lane  
 

5.6 The total number of ‘units’ is 195.  A1 uses account for 148 of the units, A2: 22, A3: 14, A4: 3, A5: 3 

and A1/A3: 6.  There is one other use recorded (D2: Odeon Cinema).  

5.7 It is noted, however, that this is very slightly incorrect, as the Cornish Bakehouse is recorded as A1, 

where it is in fact A3 (under old use classes).  Also, the survey was undertaken in March 2019, before 

the opening of ‘Tortilla’ another A3.  In the City Council’s assessment, A1 in the Clarendon Centre 

represents 10% of the offer in the city centre, and 11% of the overall number of ‘units.’  

5.8 Overall, in the Retail Survey, the percentage of A1 uses in the city centre is recorded as 75.90%; A1 

and A1/A3 at 77.95%, and all A uses is recorded as 99.49 %.  
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5.9 The figures recorded by the City Council in March 2019, in the Retail Survey are all well above the 

OLP Policy V2 target of 60% A1-use and 85% all A-class uses. 

5.10 As is explained above, the area of ‘units’ controlled by Clarendon LP GP Limited covers more than just 

the Clarendon Centre identified in the Retail Survey.  The proposals would result in the following 

effects on the ‘units’ in the city centre, as shown in Table 7:     

 

Table 7: Effects on the ‘units’ in the city centre 

Cornmarket units 

A1 / E(a) A2 / E(c) A3/A5 / E(b)/SG Total  

2 3 2 7 

The only change here compared to the Retail Survey is the move of a (vacant) A1 to A3 as was 
allowed through 18/02969/FUL.  The proposals would not change the number of unit frontages on 
Cornmarket Street.  
 

Queen Street units  

A1 / E(a) A2 / E(c) A3/A5 / E(b)/SG Total  

2   2 

On Queen Street, one A1 unit would be lost, but the remaining two would both be A1.  
 

Clarendon Centre  

A1 / E(a) A1/A3 / E(a)/E(b) A3 / E(b) B1(a) / E(g) C1 / C2 Total  

3 3 2 3 2 13 

The changes proposed in the Clarendon Centre as identified in the Retail Survey is a net loss of 9 
‘units’ on the ground floor, and the resulting (very narrowly calculated) percentages would be A1: 
23%, A1+A1/A3: 46% and all A Class uses: 62%.  However, this needs to be understood in the 
context of the wider city centre area, as required by policy V2.  This is explored below.  
 

Shoe Lane  

A1 / E(a) A2 / E(c) A3/A5 / E(b)/SG Total  

1    1 

No change is proposed to the ‘unit’ in Shoe Lane  
 

 

5.11 Therefore, the total net loss of ‘units’ in the city centre is proposed to be 10 (one from Queen Street, 

and 9 from the Clarendon Centre).  In Table 8 below, the percentage figures for each of the use 

classes is recalculated:   
   

Table 8: Effects on the percentage of ‘units’ in different uses in the city centre 

Use classes in the city centre   

 A1 / E(a) A2 / E(b) A3 / E(c) A4 / SG A5 / SG A1/A3 /  

E(a)/E(c) 

D2 / SG B1 / E(g) C1/C2 Total 

Units  128 22 17 3 3 6 1 3 2 185 

%  69.19 11.89 9.19 1.62 1.62 3.24 0.54 1.62 1.08 100 
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5.12 Overall, in the city centre with the proposals completed, the percentage of A1 uses would be 69.19%; 

A1 and A1/A3 together would be 72.43%, and all (former) A uses would be 96.75%.  

5.13 These figures, like those recorded by the City Council in March 2019, remain above the OLP Policy V2 

target of 60% (former) A1-use and 85% all (former) A-class uses. 

5.14 Therefore, with the thresholds remaining unbroken the proposals can be considered to be broadly in 

line with the requirements of Policy V2.  

Scale of the proposed main town centre uses  

5.15 A further consideration here is the scale of the Main Town Centre uses, especially when compared to 

the amount of (student) residential development also proposed.  It should be noted, however, that 

paragraph 85 of the NPPF supports residential development because it plays an important role in 

ensuring the vitality of centres.  Table 9 below is a comparison of floorspace in the current Clarendon 

Centre layout, and what is proposed:  
 

Table 9: Floorspace comparison  

Use classes – floorspace 

 A1/A3/A5 / E(a)/E(b)/SG B1(a) / E(g) C1 / C2 Total  

Current 10,440 sqm 3,069 sqm  13,509 sqm 

Proposed 1,740 sqm 14,000 sqm 4,400 sqm 20,140 sqm 
 

5.16 It can be observed from the table above that the key switch in the proposal is a move from (old) A-

class uses to (old) B1(a) use.  This remains a Main Town Centre use, as defined in both the NPPF 

and the OLP Policy V1, and this is underscored by the change of use classes in September 2020, 

which bought all of these uses together into class E.  The rational for this move is explored further 

below.  

5.17 The introduction of C-class uses, which is supported in urban centres by the NPPF, still only 

represented 22% of the overall proposed scheme.  Therefore, the scale of the proposals remains 

firmly set in Main Town Centre uses and fit the character of the area in which the proposals are 

situated.  

5.18 Overall proposed non-residential floorspace is slightly higher than the existing amount of floorspace on 

the site. This is in part due to the more efficient use of floorspace. The new, high quality floorspace 

has been designed to meet the commercial requirements of modern tenants and will enhance the 

function of a building in the heart of the city centre.  

5.19 It is important to recognise that the Retail and Leisure Study identifies that the Westgate shopping 

centre is expected to absorb any newly arising retail needs in the city centre.  There is both an 

opportunity and an increasing need for other areas of the city centre – including the specifically 

referenced Clarendon Centre – to “reinvent” themselves to ensure the continued vibrancy of the city 

centre.  The proposed redevelopment of the Clarendon Centre seeks to promote a more diverse range 

of uses and occupiers, to the benefit of wider community.  

5.20 The proposed development seeks to diversify the range and quality of all main town centre uses within 

the city centre, which in turn will improve and maintain its long-term vitality and viability. It is therefore 

considered that the proposed development is in-line with Development Plan policy aspirations for the 

area.  



 

 

Clarendon Centre, Oxford 
Clarendon LP GP Limited 
 Page 23 of 26 

The flexible uses proposed  

5.21 Notwithstanding the above, the inclusion of flexibility for an element of the floorspace to be delivered 

as either A1 / E(a) or A3 / E(c), and C1 or C2 will help ensure the vitality and viability of the Centre.  

5.22 A reasonable degree of flexibility is proposed to offer suitable space, so as not to rule out any 

occupiers, at this stage and it is envisaged that this will provide sufficient flexibility for smaller-scale 

local retailers to be accommodated within the scheme, subject to demand.  

5.23 The commercial strategy - in general - seeks to promote a range of uses and tenants in-line with 

Development Plan aspirations. The following categories of uses will be promoted:  

Retail 

5.24 Comparison retail units will be remodelled and retained.   

Cafés   

5.25 Servicing the city centre with hot food and drink will remain a vital part of the Clarendon Centre’s role.  

The introduction of student accommodation and offices will compliment and provide continued custom 

for outlets which sell food and drink through the day, and into the evening.  

Student accommodation  

5.26 Student accommodation is supported by the Development Plan in the city centre where it is 

associated with a college.  This matter is explored further in the Planning Statement, but for the 

purposes of this report, the value of the student population to the city centre is great.  Students deliver 

spending power related to all types of retail, and cafés & bars.  Student accommodation in the city 

centre also helps to extend vibrancy and vitally into the night-time economy.   

Offices / laboratories  

5.27 Such uses would support university work, and potentially support local independent ‘spin-outs’ and 

‘start-ups.’ 

Roof top 

5.28 The proposal also includes a roof top terrace and café/bar.  This will be only the second (after the 

Westgate) publicly accessible, and free, roof top view in the city centre.  It will be a draw for people 

looking for a break from shopping on the high street and tourists alike.  It will provide an excellent 

opportunity to appreciate the dreaming spires from the heart of the historic city.   

Retail Function of the centre  

5.29 To assess the current retail function of the Site as part of the city centre, it is firstly important to 

consider development plan policies relating to the retail hierarchy and supporting economic/ retail 

evidence base of the City Council.  

5.30 The Retail and Leisure Study identifies that the Clarendon Centre is dated, and its presence is 

somewhat lost amongst the Queen Street and Cornmarket Street façades.  This is not an ideal 

situation for commercial competitiveness.  The same study also identifies that the opening of the 

Westgate shopping centre will adversely affect the rest of the city centre.  The suggestion in the Retail 

and Leisure Study is for locations including, specifically, the Clarendon Centre to consider a 

reinvention.   

5.31 The key purpose of the current proposals is to deliver a significantly enhanced city centre experience, 

which will be capable of attracting a more diverse range of tenants, including various appropriate main 

town centre uses, in order to ensure a viable future for the Clarendon Centre and the city centre. Units 

will be of a size appropriate to the centre and will not be of the typical ‘big box’ format, as seen within 

other centres and retail parks in the Oxford area  
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5.32 In regard to the quantitative assessment for the development at Clarendon Centre, this is considered 

in detail above.   Notwithstanding this, it is accepted that the Site is part of the major retail centre of 

Oxford, however, the Retail and Leisure Study, and the OLP identify that the dominant area for 

comparison retail is the Westgate centre. 

5.33 Whilst impact is not a test that this application is subject to, given that the proposed main town centre 

uses are within a defined centre, it is nonetheless important to consider the nature and quantum of 

retail facilities within the City Centre. 

5.34 The Retail and Leisure Study, undertaken before the opening of the Westgate centre, recorded 

106,467 sqm of retail and service floorspace in the city centre.  As is identified above, the Clarendon 

Centre accounts for about 10% of this.  If the Westgate centre is included in this calculation adding 

around 74,000 sq m this would reduce the Clarendon Centre to about 6% of the city centre’s 

floorspace.  The proposal is to reduce the retail floorspace, but to retain overall Main Town Centre 

uses.  This, coupled with a new roof top destination, is considered not to reduce the overall 

contribution of the site to the city centre’s vibrancy.   

5.35 The proposed quantum of floorspace, together with the mix of uses and the unit sizes, (bearing in 

mind the approach described in the commercial strategy) will not adversely impact on the city centre.  

In fact, the opposite is the case, by diversifying the offer in the city centre, and opening new areas to 

the public, and improving the public realm the proposals will positively enhance the city centre. 

Other sustainability considerations 

5.36 The NPPF Paragraphs 7 and 11, and the Development Plan and policy S1, set out general 

presumptions for sustainable development.  And more specifically paragraph 80 of the NPPF, as set 

out above, explains the need to promote a strong and vibrant economy.  Good planning also suggests 

that collaboration to secure developments that improve the economic, social and environmental 

conditions of an area, through sustainable development are vital. In this regard, the proposals at the 

Clarendon Centre should be considered proactively, in the sense that they will: 

• Re-provide employment uses on the site (Economic); 

• Seek to relocate existing tenants into the redeveloped shopping centre where at all possible, 

whilst also diversifying uses within the Site (Social/ Economic); 

• Improve access to retail facilities, increasing overall choice (Social); 

• Promotes flexible unit sizes in order to encourage local traders (Social); 

• Will maintain the long-term viability of the district centre as a whole (Economic); 

• Will not create any adverse impacts on the City Centre (Economic); 

• Will provide significant improvements to surrounding built form (Environment); 

• Will help to better reveal the significance of the heritage skyline to the public 

(Environment/social); 

• Secure long-term jobs in the locality, both during the construction phase of the development, 

and as the development is occupied (Economic/ Social); and 

• Will provide energy efficient buildings and landscaping enhancements (Environmental); 

5.37 In light of all of the above, it is considered that the proposed uses, and ultimately the proposed 

redevelopment of the Clarendon Centre is in accordance with Policy S1 and national planning policies. 

As such, planning permission should be granted. 

5.38 Further detail on some of the aspects discussed in this report are expanded upon in the Planning 

Statement and other supporting statements accompanying the application.   
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6. SUMMARY AND CONCLUSIONS 

6.1 Clarendon LP GP Limited is seeking planning consent to fully redevelop the Site. 

6.2 The majority of the proposal falls within  the definition of Main Town Centre Uses, (with some 

residential use which compliments the overall vision) and reflects the City Council’s vision for a 

reinvented and revitalised city centre.  The overall development will not reduce the E(a) (old A1) uses 

in the city centre below the 60% threshold of the development plan (Policy V2) and neither will the 

overall provision of E(a),(b) and (c) drop below 85%. 

6.3 The Commercial Strategy provided in support of the proposals demonstrates that the retail function of 

the Site and the wider centre will be enhanced. The strategy outlines a clear provision of retail uses, 

along with newly created public realm, and an accessible roof top providing views over the city. Non-

retail uses will also be included but these are Main Town Centre Uses, or appropriate residential, 

which will compliment and support a vital and vibrant city centre. The proposals will remain within the 

existing footprint of the Clarendon Centre, and will be well integrated and complementary to the 

existing uses in the city centre.  

6.4 Furthermore, the proposed scale and flexible mix of uses will ensure that the development can 

respond to market changes as well as satisfying tenant requirements. 

6.5 It is also important to consider the three dimensions of sustainable development (economic, social and 

environmental) outlined in the NPPF. In this regard, the proposal should be considered favourably, in 

the sense that it will: 

• Maintain the viability of employment uses on the site (Economic); 

• Improve and enhance retail facilities for residents (Social); 

• Provides the appropriate scale and mix of uses in-line with the Site’s ‘town centre’ status in 

NPPF terms (Economic/Social); 

• Provide enhanced leisure and ‘evening economy’ uses [café and/or restaurants/bar.] 

(Economic/ Social); 

• Secure long-term jobs (Economic/ Social); 

• Provide energy efficient buildings and landscaping enhancements (Environmental); and 

• Help to better reveal the significance of the heritage skyline to the public (Environment/Social); 

6.6 The preceding sections have demonstrated that the proposed Main Town Centre Uses will not 

adversely affect the city centre. Indeed, the proposals will complement the existing City Centre offer.  

6.7 In consideration of all relevant material considerations, it is suggested that the detailed aspects of the 

proposals are entirely appropriate, acceptable, and accord with all relevant national, and local 

planning policy. Consequently, we respectfully request that the Local Planning Authority view the 

application proposals favourably. 
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