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Dear Sir/Madam 
 
 
COMMUNITY INFRASTRUCTURE LEVY DRAFT CHARGING SCHEDULE REVIEW 
 
Savills is instructed by Thomas White (Oxford) Ltd (TWO) to submit the following comments on the above 
document. TWO owns land at the Northern Gateway (Oxford North) site and has submitted a planning 
application for the proposed development that is currently being considered by Oxford City Council. Depending 
on the timescales for determination it is expected that the detailed component of the current application will be 
considered under the current CIL Charging Schedule but that future reserved matters applications for the 
remaining development would be considered under the new Charging Schedule.  
 
Savills has previously submitted representations on behalf of TWO regarding the Preliminary Draft CIL 
Charging Schedule dated 18 October 2018 supporting the then “zero rating” of the Northern Gateway site. That 
approach would have enabled all necessary infrastructure to support and mitigate the impacts of the 
development to be covered under a Section 106 Agreement. 
 
However, this position has significantly changed in the Draft Charging Schedule that is the subject of this letter. 
Northern Gateway is no longer “zero rated” in terms of CIL and therefore previous support on this basis is no 
longer relevant. Indeed, TWO has concerns that the comments from the previous round of consultation have 
not fully been taken into account when producing the new iteration, given that it began the day after the previous 
deadline ended. This is particularly troubling as there have been major changes between the drafts relating to 
some of the most high profile development proposals in the city. 
 
The proposed Draft CIL Charging Schedule doubles the CIL rate for residential uses and shops (£100 per m2 
to £200 per m2), and more than doubles other uses (£20 per m2 to £50 per m2). This is a significant increase, 
particularly in the context of large complex developments such as Northern Gateway that incorporate a number 
of different land uses and would be the subject of a S106 agreement as well as CIL. 
 
The Viability Study that accompanies the Draft CIL Charging Schedule does not support the rates proposed 
and has a number of significant limitations. These are discussed below. 
 
Viability Study - No testing of B1 uses 
 
The Viability Study does not currently test any office (B1) developments. As such, the rate proposed for this 
use class is untested. For a scheme such as Northern Gateway that is allocated for 90,000m2 of B1 uses this 
is a major oversight in terms of the evidence base and could have implications for the site’s ability to come 
forward in a timely fashion. 
 
Viability Study - No testing of development at large scale 
 
The sample sites identified within the Viability Study do not include anything of the scale of Northern Gateway, 
or other mixed use applications in the city. Indeed, the Study states at paragraph 5.9:  
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“…There are large strategic sites at Barton and the Northern Gateway which were allocated in the Core Strategy 
2026. Both sites have specific policy frameworks set out in adopted Area Action Plans (AAPs) and it is proposed 
that these AAPs would continue to form the basis of decisions on appropriate uses in these areas alongside 
the Oxford Local Plan 2036. No other further strategic sites at this scale are proposed in the emerging Local 
Plan. However, 126 smaller sites with development potential were identified at the preferred options stage.” 
 
The Study therefore acknowledges the scale and specific policy framework of Northern Gateway but does not 
set out any specific rates for the site.  
 
Given that the scale of development proposed at Northern Gateway has not been tested, there is no evidence 
that the rate proposed is appropriate or viable. 
 
Viability Study - No testing of developments that also require S106 payments  
 
The Viability Study does not reference other payments that may be required in addition to CIL. This is common 
for larger sites that would both contribute to strategic initiatives listed on the CIL Regulation 123 List, but also 
have a requirement for S106 contributions for specific infrastructure required in the locality of the site to enable 
development or mitigate impacts. In the context of the viability of large scale development this is a major impact 
on the viability of sites and its omission from the Viability Study severely limits its applicability to this scale of 
development. 
 
Viability Study - No consideration of development pipeline and emerging policy requirements in new 
Local Plan 
 
Finally, the typologies used within the Viability Study are mainly sites that have already come forward and 
therefore are subject to planning permission. Therefore this does not reflect emerging development proposals, 
such as those proposed for allocation in the latest iteration of the Draft Oxford Local Plan 2036. Furthermore, 
it is not clear if the increased cost of the implementation of polices within the emerging Local Plan have been 
taken into account (eg environmental constraints etc). This results in an inaccurate review of the development 
pipeline which will be the subject of the revised CIL rates. 
 
Summary and proposed solution 
 
In the context of Oxford City Northern Gateway is a unique development in terms of its scale and mix of uses 
as acknowledged in the Viability Study underpinning the charging schedule. This is reflected in the fact that the 
Viability Study that supports the Draft CIL Charging Schedule does not include anything of an equivalent scale 
or complexity. 
 
It is therefore clear that Northern Gateway does not fit comfortably within the standard rates proposed within 
the Draft CIL Charging Schedule. As part of the current planning application a site specific viability appraisal 
has been prepared and the City Council is well aware of it having been reviewing it for many months with its 
own advisors. The proposed charging schedule is likely to have a material detrimental impact on the delivery 
of the development.  
 
A bespoke arrangement for Northern Gateway should be considered which takes account of the site specific 
viability appraisal and the unique scale and issues associated with the development. We would like to discuss 
this further with officers to agree a solution prior to submission of the charging schedule to the Secretary of 
State.  
 
If you have any questions regarding the points made above please contact Matthew Dawber using the details 
listed above. 
 
Yours faithfully 
Savills 


