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THE AIMS OF THIS REPORT

This is a report into the views of local Headington residents regarding the future
development of the Manor Ground. It has two aims :

�� to enable both Councils (officers and councillors) to gain a clearer
understanding of the views of those households most affected;

��and to ensure the needs of Headington are kept at the forefront of both
Councils' deliberations on the crucial issues surrounding the Manor Ground.
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1. BACKGROUND

1.1 Oxford United and the Manor Ground

The Manor Ground in Headington is currently the home of Oxford United Football
Club. At the end of the current 2000-01 football season, the club will move to its
new stadium at Minchery Farm. The Manor will, therefore, be sold1 and
redeveloped.

1.2 The Acland Hospital and the Manor Ground

In July 2000, Nuffield Hospitals and Bellway Homes Ltd applied to Oxford City
Council for planning permission to relocate the Acland Hospital from its present
home on Banbury Road to the Manor. They also applied to build 90 flats on the
site. Access and egress for both developments would have been solely via Beech
and Osler Roads. This application was rejected unanimously by the Planning
Committee on the grounds it would generate excessive traffic.

In December 2000, a similar application was submitted by the developers. It
again proposed the hospital's relocation and expansion but reduced the number
of proposed flats to 87(27 of which would be set aside for affordable housing),
and allowing for some vehicular access from the London Road. This application
was not considered by the Planning Committee, and in January 2001 the Acland
announced it was to appeal to the Secretary of State for Environment, Transport
and the Regions (the Rt Hon. John Prescott, MP) against the Council's rejection
of the first application. This appeal was subsequently withdrawn to allow for
continuing negotiations between the developers and the City Council.

1.3 A new proposal for the Manor Ground

In January 2001, Liberal Democrat County Councillor Margaret Godden
(Headington Quarry) proposed an alternative redevelopment. This would involve
relocating both the local St Andrew's Church of England First School on London
Road, and Headington Library, presently housed at Bury Knowle House on North
Place, to the Manor. There might also be provision for some new flats, a
significant number of which would be reserved for affordable housing.

1.4 St Andrew's School

There are good reasons for these proposals. The present St Andrew's school site
falls below the Department for Education and Employment's recommended size
by some 40 per cent, and according to the County Council "there is no scope for
further development, facilities are barely adequate, and playing space [is]
deficient."2 Indeed the school's governors recently decided to reduce from two to
one-form entry in order to make best use of the site.

1.5 Headington Library

There are three key problems with Headington Library's current location. First,
access to the library is via steep steps, which are unsuitable for disabled or infirm
                                                   
1  According to the Oxford Mail, 24/3/01, Oxford United's owner, Mr Firoz Kassam, has already sold the 
site, though he declined to name the purchaser. 
2  Report to County Council Cultural Services and Education Committees, March 2001. 



library visitors, or for parents with pushchairs and prams. Its listed building status
makes it difficult to adapt. Secondly, Bury Knowle House is some distance from
Headington's shopping centre. Thirdly, although the library is just one-third of the
size recommended for its community, its layout means "staffing costs are high in
order to provide adequate service and security levels."3

1.6 The new proposal - where next?

It was evident from informal discussions with the key players that there was a
great deal of interest in Margaret Godden's proposal. The County Council's
Education, Library and Property Departments, and the Anglican Dicoese (which
owns St Andrew's school) were all consulted, along with the local County
councillors.

In March 2001, a report by the County's Directors of Cultural Services (Richard
Munro) and the Chief Education Officer (Graham Badman) invited County
Councillors to consider authorising a feasibility study on the Manor project. Key
issues this would address are, for instance: the cost implications; access to a
first-floor library; possible central Government funding streams; and ownership of
the new development. Both committees supported the idea of a feasibility study.

                                                   
3  As above. 



2. CONSULTATION

2.1 The first application

Consultation did occur prior to the original July 2000 application was minimal. The
developers, Nuffield Hospitals and Bellway Homes Ltd, alerted many residents on
the near-by streets (albeit at very short notice) to a two-day exhibition of their
plans at the Manor Ground. Ward and other councillors (eg, from the City's
Planning Committee) were not notified of this exhibition.

A significant number of local residents wrote to the City Council to object to this
application. It is still unclear exactly what discussions, if any, took place between
the developers and the Oxford Radcliffe Hospitals NHS Trust, which is itself
currently negotiating with the City Council regarding the third stage of the John
Radcliffe's expansion (the relocation of the Radcliffe Infirmary), adjacent to the
Manor Ground. But it is clear that the Radcliffe NHS Trust did not welcome the
Nuffield/Bellway proposal.

2.2 The second application

No public consultation was undertaken by the developers prior to their second
planning application in December 2000. Again, a significant number of letters of
objection to the proposed relocation of the Acland and the development of 87
flats were logged by the City Council.4 At an Extraordinary General Meeting of the
Beech, Horwood, Osler & Sandfield Residents' Association held on 8th January
2001, some 54 residents resolved, unanimously, to urge the City's Planning
Committee to reject this second application.5

2.3 Real consultation

It was clear that a large number of people were opposed to the Nuffield/Bellway
application. But very little active consultation had been undertaken among the
local residents to find out their views - both to what they were opposed, and what
they would welcome.

At this point Headington Liberal Democrats decided real consultation was
required. A questionnaire was devised6 that was designed to discover exactly
what Headington's residents really thought of the proposed relocation of the
Acland Hospital. Equally, it was felt important to consult with local people on
Margaret Godden's proposal for the Manor Ground, to establish at the earliest
possible stage whether it enjoyed popular support.

2.4 The survey questions

The aim of the questionnaire was to find out residents' thinking on the future of
the Manor Ground. Three questions were asked, all with straightforward "Yes/No"
alternatives. Space was also provided for people to make specific comments
concerning either of the two proposals on which we were consulting. In addition,

                                                   
4  According to a City Council spokesman quoted in the Oxford Mail (26/1/01), "There have been around 
50 letters from residents about this new application and all of them make objections concerned with traffic 
issues." 
5  Minutes of EGM, 8/7/01. 
6  Attached as Appendix 1. 



residents were asked for their opinions on how Bury Knowle House could be best
used were Headington Library to vacate the property.

The first question, "Do you think the Manor Ground site should be sold to a
private hospital?", establishes the difference between the proposed John
Radcliffe NHS Hospital expansion and the private Acland Hospital's application.
Background to the current situation is provided, and - in the spirit of open honesty
- the local Headington Liberal Democrat position with regard to the
Nuffield/Bellway application is made clear.

The second question relates to the proposal to relocate St Andrew's School. The
reasons for the move are outlined, and the question posed, "Would you support
the Manor Ground becoming the new home for St Andrew's School?"

The third and final question requiring a "Yes/No" answer related to Headington
Library. Again, the reasons for moving it are outlined, and the question asked,
"Would you support Headington Library moving to the Manor Ground?"

2.5 How, when and where was the survey conducted?

As with all such Liberal Democrat surveys, the Manor Ground Local Residents'
Survey was conducted door-to-door. The survey was handed over in person to
those residents who were found in, and was collected later that same evening. A
survey was left at those houses where nobody was found in; a 'freepost' address
was displayed prominently on the survey, and dozens have been returned via this
route.

The survey was conducted during the first three weeks in March, among all
households in the following streets:7 Staunton Road, Woodlands Road,
Woodlands Close, Staunton Road, Sandfield Road, Beech Road, Horwood
Close, Osler Road, St Andrew's Road, St Andrew's Lane, Stephen Road and Old
High Street.

                                                   
7  See also map attached, Appendix 2. In addition, those on the London Rd nearest the stadium were also 
surveyed. 



3. THE RESULTS

In total 153 surveys were returned of the 500 which were distributed - just over 30
per cent. Detailed results, including comments made, are included as Appendix 3.
The headline figures are as follows8:

Question Yes No Don't Know
/ Abstain

Do you think the Manor Ground
site should be sold to a private
hospital?

13.1%

(20)

78.4%

(120)

8.5%

(13)

Would you support the Manor
Ground becoming the new home
for St Andrew's School?

66.7%

(102)

20.3%

(31)

13.1%

(20)

Would you support Headington
Library moving to the Manor
Ground?

73.2%

(112)

16.3%

(25)

10.5%

(16)

If those who abstained or did not express an opinion are excluded, the results are
even more clear-cut:

Question Yes No

Do you think the Manor Ground site should be
sold to a private hospital?

14.3% 85.7%

Would you support the Manor Ground
becoming the new home for St Andrew's
School?

76.7% 23.3%

Would you support Headington Library moving
to the Manor Ground?

81.8% 18.2%

                                                   
8  Figures in brackets are the absolute figures. 



4. CONCLUSIONS

A number of key points have become clear as a result of this survey:

1. The proposal to relocate the Acland Hospital from its current site on the
Banbury Road to the Manor Ground site is deeply unpopular - almost four-
fifths of all households surveyed are opposed to it, and just 13 per cent are in
favour.

2. Reasons for opposition are numerous and varied, but most are covered by the
following five headings:

��Unacceptable increase in traffic in central Headington
��Lack of benefit to the Headington community of the Acland proposal
��Over-concentration of hospitals in the central Headington area
��Unacceptable scale of the development
��Unacceptable level of noise pollution resulting from the development

3. The desire of Headinton residents to see this site developed for the good of
the whole community is evidenced by the support that the alternative
suggestion (put forward by Lib Dem County Councillor Margaret Godden) that
St Andrew's School and Headington Library should both be allowed to
relocate to the Manor has attracted.

4. Two-thirds of households surveyed support St Andrew's relocation - only 20
per cent are opposed.

5. A couple of concerns were expressed, however, with some arguing that the
school would attract as much increased traffic as a hospital. Many more were
concerned about the suggestion the site could provide mixed-use
development, with some flats also being built, in addition to the library. This is
balanced by the number stressing the need for additional, affordable housing
in Headington for key public sector workers.

6. Almost three-quarters of households surveyed support the relocation of
Headington Library. The 16% opposed are mainly those who support the
Acland proposal; only a couple expressed strong support for keeping the
library in its current location. A number of people did express concern about
the siting of the library on the first floor, arguing that this would not improve
access.

7. A major concern of those surveyed was the paucity of leisure facilities in
Headington; currently there are none. Some residents also referred to a
covenant which clearly stated the site should continue as a recreational
facility; this is no longer enforceable.9

8. It should be noted, however, that Oxford City Council has recently allocated
£1m to put towards a proposed new swimming pool and fitness centre on the
Bayswater Middle School site. A lottery application for the remaining funding
will now be submitted. If this bid is successful, there will be a major leisure

                                                   
9  The Manor site was purchased in 1926 by the Headington Sports Ground Ltd to provide facilities for the 
people of Headington. The larger part was sold to the football club. There are restrictive covenants on the 
land, and these were set out in full in a conveyance in 1961. The first one reads, "The Purchaser shall not 
use the lands hereby conveyed for any purpose other than as an open air Sports Ground." Headington 
Sports Ground Ltd is now Headington Bowls Club. The Club could have enforced the covenant, but 
members of the public would have had no legal power to do so. However, it was recently reported by 
Margaret Godden that, "the Club has surrendered the covenant in a deal done with the Club." 



resource within 15 minutes' walk of central Headington, and it is doubtful
whether two centres within such close proximity is a viable option.

Stephen Fairweather-Tall
Lib Dem Oxford City Councillor, Headington ward
22nd April 2001


