
 
 Dear Sir / Madam  
 
Re: Representations on behalf of Thomas White Oxford on the Wolvercote Draft 
Neighbourhood Plan 2019-2024  
 
Savills is instructed by Thomas White Oxford Limited (herein TWO) to make representations on the 
Wolvercote Draft Neighbourhood Plan (WNP) which is subject to consultation between 9 October 
2018 and 20 November 2018.  
 
By means of background, TWO recently submitted a planning application for Oxford North, a mixed 
use development on land allocated for this purpose by Oxford City Council through their Core 
Strategy and subsequent site specific Northern Gateway Area Action Plan (AAP).  
 
This letter makes reference to specific elements of the Wolvercote Draft Neighbourhood Plan that are 
of relevance to the interests of TWO and relate to Oxford North.  
 
The NPPF at paragraph 37 requires that Neighbourhood Plans meet certain ‘basic conditions’ and 
other legal requirements (set out in paragraph 8 of Schedule 4B to the Town and Country Planning 
Act 1990 (as amended)). Key requirements of this are as follows:  
Having regard to national guidance;  
Contributing towards sustainable development; and  

General conformity with the strategic policies of the development plan for the area.  
 
Policies will therefore be discussed in light of these requirements. However, suggestions are also 
made for changes to aid clarity.  
 
Policy GB5 - Biodiversity  
 
The policy states that a loss of ecological value of a site can be mitigated by like-for-like provision 
elsewhere. This is broadly in line with the principles of biodiversity offsetting. However, the Plan states 
that the loss must be compensated for by provision within the Wolvercote Neighbourhood Plan Area.  
 
Given that biodiversity does not follow administrative boundaries this policy is unnecessarily 
prescriptive and may not allow contributions made by developers to go towards the optimum projects. 
The selection of projects should be done do in accordance with the Council’s ecologists and not 
confined by administrative boundaries but to ensure the maximum benefits for biodiversity from 
contributions.  
 
There is no national or local planning authority requirement for biodiversity offsetting to be undertaken 
in the same neighbourhood plan area where a development takes place. As such, this policy as 
currently drafted fails the “basic conditions”.  



Policy BES2 - Air Pollution As a point of clarity the use of the word “near” should be replaced by a 
more precise measurement.  
 
Policy BES5 – Development Design Guidance  
TWO supports the identification of the role of taller buildings being located close to roads and railway 
lines as a means to screen noise pollution.  
 
Policy BES6 – Affordable and Key Worker Housing  
 
Policy BES6 is not reflective of the emerging Oxford Local Plan policies H2 – Affordable Housing and 
H3 – Employer-linked affordable housing.  
 
Policy BES6 states that “all housing developments of over 10 units must provide both social rented 
and affordable housing and housing for key workers”. As currently written this reads that all 3 tenure 
types must be provided on every site of over 10.  
 
It is not the intention of the emerging Oxford Local Plan (Policy H3) that every site eligible for 
affordable housing provision should also provide key worker housing. Rather only development 
proposals on specific sites listed within Appendix 3.4 of the emerging Oxford Local Plan. Nor does 
this interpretation meet the principles of the NPPF.  
 
As such, the policy as currently drafted does not reflect national guidance, or the policies of the 
development plan, or emerging Local Plan.  
 
Furthermore, the use of wording is unclear in the context of the NPPF and emerging Oxford Local 
Plan. Stating social rented and affordable housing is confusing as social rented housing is a type of 
affordable tenure. It is suggested therefore that the policy is reworded as below for clarity and 
consistency.  
 
“All housing developments of 10 or more units must provide affordable housing, unless specific 
provisions within the Oxford Local Plan or national policy and guidance dictate otherwise. A mix of 
tenures in accordance with policies as set out within the Oxford Local Plan will be provided, unless 
more up to date considerations indicate that a different mix is required.”  
 
Policy BEC2 – Interior and Exterior Space Standards  
 
It is not clear if this policy is a requirement for new development, or seeking to encourage other 
parties, such as the City Council to adopt higher space standards. If it is the former, the requirement 
would not be in accordance with national standards set out in the Nationally Described Space 
Standard. The current wording would not be in accordance with national guidance and would 
therefore fail the “basic conditions” test.  
 
If the requirement is aspirational and not implementable it is not clear how this can be a policy within 
what will be a Development Plan Document. This should inform the Neighbourhood Forum’s 
representations of the emerging Oxford Local Plan, rather than being contained within the WNP.  
 
Policy BEC5 – Energy Efficiency and Smart Homes  
 
TWO’s aspiration, demonstrated through the planning application for Oxford North, is for a 
development that reaches the highest possible sustainability standards. This includes the 
incorporation of an energy loop to ensure exemplary levels of energy efficiency across the site. This 
was required though the Northern Gateway AAP (Policy NG9).  
 
The wording of the first part of the policy is unclear as to the standards that are applicable. Standards 
associated with Passivhaus, for example, go much beyond usual standards for housing development 
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have a significant impact on design that would potentially jar with the Conservation Area. In just 
stating standards, it is not clear if this is voluntary or compulsory and will lead to confusion for 
applicants as to which standards should be consulted.  
 
Like BEC2, this policy would therefore be contrary to national guidance and therefore would fail the 
“basic conditions” test.  
 
Policy BEC6 – Mix of Dwellings and less mainstream housing  
 
It is not currently clear who would undertake this plan, its statutory status and how long it would be 
applicable. It is not clear how this plan would be of greater public benefit than Council Housing 
Officers using the most up to date evidence available at the time to inform their mix requirements 
when responding to application consultations.  
 
It should be noted that the housing mix for development within the Wolvercote Neighbourhood Plan 
Area should not exclusively be reflective of the needs of the current population of Wolvercote, but also 
the needs of the wider City and those emerging from new development.  
 
Furthermore, the Northern Gateway AAP at paragraph 5.18 sets out a broad mix of residential units 
reflective of the Oxfordshire SHMA. This is based on the site meeting the wider needs of Oxford, 
rather than a small part of it. A policy circumventing this would therefore be contrary to the 
development plan and therefore fails the “basic conditions” test.  
 
Policy COS2 – Northern Gateway (Oxford North)  
 
The Northern Gateway AAP Policy NG2 – Mix of uses limits the total size of retail units of the site to 
2,500m2 (GIA) this will ensure that no one unit will be over that limit. Therefore, while this WNP policy 
is in conformity with the AAP, it is somewhat superfluous at it essentially repeats this requirement.  
 
Policy COC1 – Transport to the Northern Gateway (Oxford North)  
 
Policies NG4 and NG5 of the Northern Gateway AAP set out requirement for the Oxford North site to 
meet in terms of sustainable transport and highway access respectively. Policy COC1 would seem to 
broadly accord with this policy in so far that it relates to accessing and leaving the site. 
 
However, the requirement for footpaths and cycle routes within the major employment areas to be 
separated is an element of detail that must be considered at the detailed design stage. Particularly as 
the design of secondary roads in the employment areas may not be suitable for such an arrangement. 
The specific requirement for separation within the site itself is not in accordance with policies and 
design guidance within the AAP and therefore fails the “basic conditions” test.  
 
Policy COC3 – Tenure arrangements  
 
The title of this policy makes it unclear that it refers exclusively to the tenure arrangements for Oxford 
North rather than any development within the Wolvercote Neighbourhood Plan Area.  
 
The requirement for tenure arrangement to ensure that housing within Oxford North is primarily for 
those who work within the development does not correspond with any similar requirement within the 
Northern Gateway AAP. Paragraph 5.17 states that development of the scale of Oxford North 
provides a range of housing to meet the city’s needs. Limiting the potential of people to live in the 
development would not serve to achieve this objective.  
 
As such, this proposed policy does not accord with the development plan and therefore fails the 
“basic conditions” test. 4  

 



Policy CHS5 – Parking  
 
CHS5 is a policy that relates to parking for residential development. However, this is not currently 
clear within the text leading to confusion with regards to its applicability to other uses, such as 
employment. This is particularly pertinent given that Oxford City Council are seeking the employment 
uses in Oxford North to provide less parking than required within usual standards.  
 
Should you wish to contact Savills regarding any of the points within the letter please use the contact 
details above. I would be grateful if you could inform me of future opportunities to engage in 
consultations relating to the WNP. 


