
Wheatley Neighbourhood Plan Review ­ publicity period

Response 1

Respondent Details 

Contact Details

Name Sir/Madam

Email planning.policy@southandvale.gov.uk

Q1. Are you completing this form as an:

Organisation

Your comments 

Q2. You can provide your comments on the Wheatley Neighbourhood Plan Review below. When commenting, you
should bear in mind that the examiner will mainly assess the plan against the 'basic conditions', which are set out in the
Basic Conditions Statement. If you are commenting on a specific section or a supporting document, please make this
clear. After this publicity period consultation, the opportunity for further comments will be only at the request of the
examiner. If you wish to provide evidence and any supporting documents to support or justify your comments, there is
a facility to upload your documents below.

Paragraph 4.9 states the following: However, the lack of “green spaces” within the village does limit the recreational opportunities for
the elderly. It is disappointing the plan does not address this lack. 

It should be noted that the occupiers of new development, especially residential, will generate demand for sporting provision. The
existing provision within an area may not be able to accommodate this increased demand without exacerbating existing and/or
predicted future deficiencies. Therefore, Sport England considers that new developments should contribute towards meeting the
demand that they generate through the provision of on­site facilities and/or providing additional capacity off­site. The level and nature
of any provision should be informed by a robust evidence base such as an up to date Sports Facilities Strategy, Playing Pitch Strategy
or other relevant needs assessment.

SODC is currently preparing a strategies which may assist in the delivery of formal and possibly informal opportunities for physical
activity for the residents of Wheatley of all ages.

The redevelopment of the OBU site will provide opportunities for bowling, and different forms of cricket for residents. The creation of
the new pavilion may even create opportunities of short mat bowls and other activities.

Public examination 

Q6. Most neighbourhood plans are examined without the need for a public hearing. If you think the neighbourhood
plan requires a public hearing, you can state this below, but the examiner will make the final decision. Please indicate
below whether you think there should be a public hearing on the Wheatley Neighbourhood Plan Review:

No, I do not request a public examination



Your details and future contact preferences 

Q8. After the publicity period ends, your response will be sent to an independent examiner to consider. As the
neighbourhood planning process includes an independent examination of the plan, your name, postal address and
email (where applicable) are required for your comments to be considered by the examiner. The opportunity for further
comments at this stage would only be at the specific request of the examiner. All personal data will be held securely by
the council and examiner in line with the Data Protection Act 2018. Comments submitted by individuals will be
published on our website alongside their name. No other contact details will be published. Comments submitted by
businesses, organisations or agents will be published in full, excluding identifying information of any individual
employees. Further information on how we store personal data is provided in our privacy statement.

Title

Name

Job title (if relevant) Principal Planning Manager

Organisation (if relevant) Sport England

Organisation representing (if relevant) Sport England

Address line 1 Bisham Abbey

Address line 2 Marlow Road

Address line 3 Bisham

Postal town Marlow

Postcode SL7 1RR

@sportengland.org

Would you like to be notified of South Oxfordshire District Council's decision to 'make' (formally adopt) the plan?

Q9. How did you find out about the Wheatley Neighbourhood Plan Review consultation?

Response 2



Response 2

Respondent Details 

Q1. Are you completing this form as an:

Organisation

Your comments 

Q2. You can provide your comments on the Wheatley Neighbourhood Plan Review below. When commenting, you
should bear in mind that the examiner will mainly assess the plan against the 'basic conditions', which are set out in the
Basic Conditions Statement. If you are commenting on a specific section or a supporting document, please make this
clear. After this publicity period consultation, the opportunity for further comments will be only at the request of the
examiner. If you wish to provide evidence and any supporting documents to support or justify your comments, there is
a facility to upload your documents below.

Dear sirs

The Draft Detailed Site Assessments indicate WHE15 is closer and more conveniently located to Wheatley village than WHE2. 
The ATTACHED MAP indicates this is Untrue ­ 
the Site Assessments also don't clarify that WHE2 is far closer than WHE15 to any redevelopment at WHE25 (the OBU site ).

The WHE15 Draft significantly fails to point out that 100 metres of Roman Road ­ the main route into the village ­ has no footpath. 
Though the Draft acknowledges that most of WHE15 is unusable for Housing due to Pylons, it fails to indicate that ­ due to the flat
land and curve of the pylons, almost the entire site is dominated by Pylons ­ unlike for instance WHE2. 

The WHE2 Draft is simply in Error in failing to show that bus provision is Better for WHE2 than WHE15. 
WHE2 has easy access to the Thame/Oxford bus route via a currently freely­accessible 50­metre short­cut from Old London Road
direct to London Road via Maidenhead Aquatics car park. 
And ­ unlike WHE15 ­ WHE2 is adjacent to 'Tyndale' bus stop on Old London Road, on the 400 and NU1 routes to Oxford via the
centre of Wheatley. 

It is omitted that WHE2 provides south­facing Views for any Housing ­ in contrast to the low­lieing WHE15 without Views. 

The Draft Site Assessments appear 'tweaked' to enhance a pre­determined preference for Development at WHE15, to the detriment
of the more convenient and integral WHE2.

Q3. You can upload supporting evidence here.

File: wheatley map ­ WHE2­WHE15.jpg ­ 

Q4. If appropriate, you can set out what change(s) you consider necessary to make the plan able to proceed below. It
would be helpful if you are able to put forward your suggested revised wording of any policy or text.Please be as
precise as possible.If you wish to provide evidence and any supporting documents to support or justify your comments,
there is a facility to upload your documents below.

ATTACHED please find my series of specific Proposals to adjust the Draft Review to make it more accurate, 
specifically the Appendix 2 Detailed Site Assessments for WHE2 and WHE15, in the order items appear, 
and how paras 2.23, 2.27 and the Conclusion might be revised to take account of this.



Q5. You can upload supporting evidence here.

File: WNP Draft ­ WHE2­WHE15.jpg

Public examination 

Q6. Most neighbourhood plans are examined without the need for a public hearing. If you think the neighbourhood
plan requires a public hearing, you can state this below, but the examiner will make the final decision. Please indicate
below whether you think there should be a public hearing on the Wheatley Neighbourhood Plan Review:

Don't know

Your details and future contact preferences 

Q8. After the publicity period ends, your response will be sent to an independent examiner to consider. As the
neighbourhood planning process includes an independent examination of the plan, your name, postal address and
email (where applicable) are required for your comments to be considered by the examiner. The opportunity for further
comments at this stage would only be at the specific request of the examiner. All personal data will be held securely by
the council and examiner in line with the Data Protection Act 2018. Comments submitted by individuals will be
published on our website alongside their name. No other contact details will be published. Comments submitted by
businesses, organisations or agents will be published in full, excluding identifying information of any individual
employees. Further information on how we store personal data is provided in our privacy statement.

Title Mr

Name Matthew May

Job title (if relevant) ­

Organisation (if relevant) ­

Organisation representing (if relevant)

Address line 1

Address line 2

Address line 3 ­

Postal town

Telephone number

Email address

Would you like to be notified of South Oxfordshire District Council's decision to 'make' (formally adopt) the plan?

Q9. How did you find out about the Wheatley Neighbourhood Plan Review consultation?







Response 3

Respondent Details 

Q1. Are you completing this form as an:

Organisation

Your comments 

Q2. You can provide your comments on the Wheatley Neighbourhood Plan Review below. When commenting, you
should bear in mind that the examiner will mainly assess the plan against the 'basic conditions', which are set out in the
Basic Conditions Statement. If you are commenting on a specific section or a supporting document, please make this
clear. After this publicity period consultation, the opportunity for further comments will be only at the request of the
examiner. If you wish to provide evidence and any supporting documents to support or justify your comments, there is
a facility to upload your documents below.

Response received via email. Please see below:

Dear Planning Policy team

Thank you for your notification below regarding the Wheatley Neighbourhood Plan Review Consultation.

The Coal Authority is only a statutory consultee for coalfield Local Authorities. As South Oxfordshire District Council lies outside the
coalfield, there is no requirement for you to consult us and / or notify us of any emerging neighbourhood plans.

This email can be used as evidence for the legal and procedural consultation requirements at examination, if necessary.

Kind regards 

Your details and future contact preferences 



Q8. After the publicity period ends, your response will be sent to an independent examiner to consider. As the
neighbourhood planning process includes an independent examination of the plan, your name, postal address and
email (where applicable) are required for your comments to be considered by the examiner. The opportunity for further
comments at this stage would only be at the specific request of the examiner. All personal data will be held securely by
the council and examiner in line with the Data Protection Act 2018. Comments submitted by individuals will be
published on our website alongside their name. No other contact details will be published. Comments submitted by
businesses, organisations or agents will be published in full, excluding identifying information of any individual
employees. Further information on how we store personal data is provided in our privacy statement.

Title ­

Name

Job title (if relevant) Planning & Development Manager

Organisation (if relevant) The Coal Authority

Organisation representing (if relevant) ­

Address line 1 200 Lichfield Lane

Address line 2 ­

Address line 3 ­

Postal town Mansfield

Postcode NG18 4RG

Telephone number ­

Email address @coal.gov.uk



Response 4

Respondent Details 

Q1. Are you completing this form as an:

Organisation

Your comments 

Q2. You can provide your comments on the Wheatley Neighbourhood Plan Review below. When commenting, you
should bear in mind that the examiner will mainly assess the plan against the 'basic conditions', which are set out in the
Basic Conditions Statement. If you are commenting on a specific section or a supporting document, please make this
clear. After this publicity period consultation, the opportunity for further comments will be only at the request of the
examiner. If you wish to provide evidence and any supporting documents to support or justify your comments, there is
a facility to upload your documents below.

Response received via email. Please see attachment.

Q3. You can upload supporting evidence here.

File: 2023­01­25 HE Response.pdf

Your details and future contact preferences 



Q8. After the publicity period ends, your response will be sent to an independent examiner to consider. As the
neighbourhood planning process includes an independent examination of the plan, your name, postal address and
email (where applicable) are required for your comments to be considered by the examiner. The opportunity for further
comments at this stage would only be at the specific request of the examiner. All personal data will be held securely by
the council and examiner in line with the Data Protection Act 2018. Comments submitted by individuals will be
published on our website alongside their name. No other contact details will be published. Comments submitted by
businesses, organisations or agents will be published in full, excluding identifying information of any individual
employees. Further information on how we store personal data is provided in our privacy statement.

Title ­

Name

Job title (if relevant) Business Officer (South East Region)

Organisation (if relevant) Historic England

Organisation representing (if relevant) ­

Address line 1 25 Dowgate Hill

Address line 2 ­

Address line 3 ­

Postal town London

Postcode EC4R 2YA

Telephone number ­

Email address @HistoricEngland.org.uk

Would you like to be notified of South Oxfordshire District Council's decision to 'make' (formally adopt) the plan?





Response 5

Respondent Details 

Q1. Are you completing this form as an:

Organisation

Your comments 

Q2. You can provide your comments on the Wheatley Neighbourhood Plan Review below. When commenting, you
should bear in mind that the examiner will mainly assess the plan against the 'basic conditions', which are set out in the
Basic Conditions Statement. If you are commenting on a specific section or a supporting document, please make this
clear. After this publicity period consultation, the opportunity for further comments will be only at the request of the
examiner. If you wish to provide evidence and any supporting documents to support or justify your comments, there is
a facility to upload your documents below.

Response received via email. Please see attachment.

Q3. You can upload supporting evidence here.

File: 419639 ­ NE Response.pdf

Your details and future contact preferences 



Q8. After the publicity period ends, your response will be sent to an independent examiner to consider. As the
neighbourhood planning process includes an independent examination of the plan, your name, postal address and
email (where applicable) are required for your comments to be considered by the examiner. The opportunity for further
comments at this stage would only be at the specific request of the examiner. All personal data will be held securely by
the council and examiner in line with the Data Protection Act 2018. Comments submitted by individuals will be
published on our website alongside their name. No other contact details will be published. Comments submitted by
businesses, organisations or agents will be published in full, excluding identifying information of any individual
employees. Further information on how we store personal data is provided in our privacy statement.

Title ­

Name

Job title (if relevant) Sustainable Devlopment Adviser

Organisation (if relevant) Natural England

Organisation representing (if relevant) ­

Address line 1 4th floor, Eastleigh House

Address line 2 Upper Market Street

Address line 3 ­

Postal town Eastleigh

Postcode SO50 9YN

Telephone number ­

Email address @naturalengland.org.uk.











Response 6

Respondent Details 

Q1. Are you completing this form as an:

Agent

Your comments 

Q2. You can provide your comments on the Wheatley Neighbourhood Plan Review below. When commenting, you
should bear in mind that the examiner will mainly assess the plan against the 'basic conditions', which are set out in the
Basic Conditions Statement. If you are commenting on a specific section or a supporting document, please make this
clear. After this publicity period consultation, the opportunity for further comments will be only at the request of the
examiner. If you wish to provide evidence and any supporting documents to support or justify your comments, there is
a facility to upload your documents below.

Response received via email. Please see attachment.

Q3. You can upload supporting evidence here.

File: 23­02W~1.PDF ­ 

Your details and future contact preferences 



Q8. After the publicity period ends, your response will be sent to an independent examiner to consider. As the
neighbourhood planning process includes an independent examination of the plan, your name, postal address and
email (where applicable) are required for your comments to be considered by the examiner. The opportunity for further
comments at this stage would only be at the specific request of the examiner. All personal data will be held securely by
the council and examiner in line with the Data Protection Act 2018. Comments submitted by individuals will be
published on our website alongside their name. No other contact details will be published. Comments submitted by
businesses, organisations or agents will be published in full, excluding identifying information of any individual
employees. Further information on how we store personal data is provided in our privacy statement.

Title ­

Name

Job title (if relevant) Director

Organisation (if relevant) Avison Young

Organisation representing (if relevant) National Grid

Address line 1 Central Square South

Address line 2 Orchard Street

Address line 3 ­

Postal town Newcastle upon Tyne

Postcode NE1 3AZ

Telephone number ­

Email address @avisonyoung.com









Response 7

Respondent Details 

Q1. Are you completing this form as an:

Organisation

Your comments 

Q2. You can provide your comments on the Wheatley Neighbourhood Plan Review below. When commenting, you
should bear in mind that the examiner will mainly assess the plan against the 'basic conditions', which are set out in the
Basic Conditions Statement. If you are commenting on a specific section or a supporting document, please make this
clear. After this publicity period consultation, the opportunity for further comments will be only at the request of the
examiner. If you wish to provide evidence and any supporting documents to support or justify your comments, there is
a facility to upload your documents below.

Response received via email. Please see below and attachments.

Thank you for your message below, and link to the NP web­site, regarding the above location / topic.

I can confirm that, at this present time, I have no further comments to make over and above those already made in my letters dated 16
October 2019.

In case you are unable to locate these in you archives, for your information and assistance, please find these attached, together with
other referred to documents.

Regards,

Q3. You can upload supporting evidence here.

File: Chief Planning Office df
File: DPM_Combined.pdf
File: WNP_DOM_Response Letter.pdf
File: WNP_OHLs_Re tter.pdf
File: WNP_Sites.pdf

Your details and future contact preferences 



Q8. After the publicity period ends, your response will be sent to an independent examiner to consider. As the
neighbourhood planning process includes an independent examination of the plan, your name, postal address and
email (where applicable) are required for your comments to be considered by the examiner. The opportunity for further
comments at this stage would only be at the specific request of the examiner. All personal data will be held securely by
the council and examiner in line with the Data Protection Act 2018. Comments submitted by individuals will be
published on our website alongside their name. No other contact details will be published. Comments submitted by
businesses, organisations or agents will be published in full, excluding identifying information of any individual
employees. Further information on how we store personal data is provided in our privacy statement.

Title ­

Name

Job title (if relevant) Network Connections Planning Engineer

Organisation (if relevant) Scottish and Southern Electricity Networks

Organisation representing (if relevant) ­

Address line 1 1 Woodstock Road

Address line 2 Yarnton

Address line 3 ­

Postal town Kidlington

Postcode OX5 1NY

Telephone number ­

Email address @sse.com

























Response 8

Respondent Details 

Q1. Are you completing this form as an:

Individual

Your comments 

Q2. You can provide your comments on the Wheatley Neighbourhood Plan Review below. When commenting, you
should bear in mind that the examiner will mainly assess the plan against the 'basic conditions', which are set out in the
Basic Conditions Statement. If you are commenting on a specific section or a supporting document, please make this
clear. After this publicity period consultation, the opportunity for further comments will be only at the request of the
examiner. If you wish to provide evidence and any supporting documents to support or justify your comments, there is
a facility to upload your documents below.

Response received via email. Please see attachment.

Q3. You can upload supporting evidence here.

File: Scan_20230227.pdf ­ 
File: Scan_20230227 (2).pdf ­ 

Your details and future contact preferences 



Q8. After the publicity period ends, your response will be sent to an independent examiner to consider. As the
neighbourhood planning process includes an independent examination of the plan, your name, postal address and
email (where applicable) are required for your comments to be considered by the examiner. The opportunity for further
comments at this stage would only be at the specific request of the examiner. All personal data will be held securely by
the council and examiner in line with the Data Protection Act 2018. Comments submitted by individuals will be
published on our website alongside their name. No other contact details will be published. Comments submitted by
businesses, organisations or agents will be published in full, excluding identifying information of any individual
employees. Further information on how we store personal data is provided in our privacy statement.

Title ­

Name Ella May

Job title (if relevant) ­

Organisation (if relevant)

Organisation representing (if relevant) ­

Address line 1 ­

Address line 2 ­

Address line 3 ­

Postal town ­

Postcode ­

Telephone number ­

Email address







Response 9

Respondent Details 

Q1. Are you completing this form as an:

Organisation

Your comments 

Q2. You can provide your comments on the Wheatley Neighbourhood Plan Review below. When commenting, you
should bear in mind that the examiner will mainly assess the plan against the 'basic conditions', which are set out in the
Basic Conditions Statement. If you are commenting on a specific section or a supporting document, please make this
clear. After this publicity period consultation, the opportunity for further comments will be only at the request of the
examiner. If you wish to provide evidence and any supporting documents to support or justify your comments, there is
a facility to upload your documents below.

Response received via email. Please see attachment.

Q3. You can upload supporting evidence here.

File: 230302~1.PDF

Your details and future contact preferences 



Q8. After the publicity period ends, your response will be sent to an independent examiner to consider. As the
neighbourhood planning process includes an independent examination of the plan, your name, postal address and
email (where applicable) are required for your comments to be considered by the examiner. The opportunity for further
comments at this stage would only be at the specific request of the examiner. All personal data will be held securely by
the council and examiner in line with the Data Protection Act 2018. Comments submitted by individuals will be
published on our website alongside their name. No other contact details will be published. Comments submitted by
businesses, organisations or agents will be published in full, excluding identifying information of any individual
employees. Further information on how we store personal data is provided in our privacy statement.

Title ­

Name

Job title (if relevant) Property Town Planner

Organisation (if relevant) Thames Water

Organisation representing (if relevant) ­

Address line 1 1st Floor West

Address line 2 Clearwater Court

Address line 3 Vastern Road

Postal town Reading

Postcode RG1 8DB

Telephone number ­

Email address @thameswater.co.uk













Response 10

Respondent Details 

Q1. Are you completing this form as an:

Organisation

Your comments 

Q2. You can provide your comments on the Wheatley Neighbourhood Plan Review below. When commenting, you
should bear in mind that the examiner will mainly assess the plan against the 'basic conditions', which are set out in the
Basic Conditions Statement. If you are commenting on a specific section or a supporting document, please make this
clear. After this publicity period consultation, the opportunity for further comments will be only at the request of the
examiner. If you wish to provide evidence and any supporting documents to support or justify your comments, there is
a facility to upload your documents below.

Response received via email. Please see attachment.

Q3. You can upload supporting evidence here.

File: OCCRES~1.PDF ­ 

Your details and future contact preferences 



Q8. After the publicity period ends, your response will be sent to an independent examiner to consider. As the
neighbourhood planning process includes an independent examination of the plan, your name, postal address and
email (where applicable) are required for your comments to be considered by the examiner. The opportunity for further
comments at this stage would only be at the specific request of the examiner. All personal data will be held securely by
the council and examiner in line with the Data Protection Act 2018. Comments submitted by individuals will be
published on our website alongside their name. No other contact details will be published. Comments submitted by
businesses, organisations or agents will be published in full, excluding identifying information of any individual
employees. Further information on how we store personal data is provided in our privacy statement.

Title ­

Name

Job title (if relevant) Principle Planner

Organisation (if relevant) Oxfordshire County Council

Organisation representing (if relevant) ­

Address line 1 County Hall

Address line 2 New Road

Address line 3 ­

Postal town Oxford

Postcode OX1 1ND

Telephone number ­

Email address @Oxfordshire.gov.uk





Response 11

Respondent Details 

Q1. Are you completing this form as an:

Agent

Your comments 

Q2. You can provide your comments on the Wheatley Neighbourhood Plan Review below. When commenting, you
should bear in mind that the examiner will mainly assess the plan against the 'basic conditions', which are set out in the
Basic Conditions Statement. If you are commenting on a specific section or a supporting document, please make this
clear. After this publicity period consultation, the opportunity for further comments will be only at the request of the
examiner. If you wish to provide evidence and any supporting documents to support or justify your comments, there is
a facility to upload your documents below.

Response received via email. Please see below and attachment.

Dear Sirs,

Avison Young is instructed by Oxford Brookes University in respect of town planning matters at its campus in Wheatley.

Attached for your attention is a set of representations in respect of the Wheatley Neighbourhood Plan Review.

I would be grateful if you could acknowledge receipt of the document. I would also be grateful if you could inform the University, via
ourselves, on future stages of the Neighbourhood Plan Review process.

Regards,

Q3. You can upload supporting evidence here.

File: OBUREP~1.PDF

Your details and future contact preferences 



Q8. After the publicity period ends, your response will be sent to an independent examiner to consider. As the
neighbourhood planning process includes an independent examination of the plan, your name, postal address and
email (where applicable) are required for your comments to be considered by the examiner. The opportunity for further
comments at this stage would only be at the specific request of the examiner. All personal data will be held securely by
the council and examiner in line with the Data Protection Act 2018. Comments submitted by individuals will be
published on our website alongside their name. No other contact details will be published. Comments submitted by
businesses, organisations or agents will be published in full, excluding identifying information of any individual
employees. Further information on how we store personal data is provided in our privacy statement.

Title ­

Name

Job title (if relevant) Director, Planning, Development and Regeneration

Organisation (if relevant) Avison Young

Organisation representing (if relevant) Oxford Brookes University

Address line 1 3 Brindleyplace

Address line 2 ­

Address line 3 ­

Postal town Birmingham

Postcode B1 2JB

Telephone number ­

Email address @avisonyoung.com

Would you like to be notified of South Oxfordshire District Council's decision to 'make' (formally adopt) the plan?



































Response 12

Respondent Details 

Q1. Are you completing this form as an:

Agent

Your comments 

Q2. You can provide your comments on the Wheatley Neighbourhood Plan Review below. When commenting, you
should bear in mind that the examiner will mainly assess the plan against the 'basic conditions', which are set out in the
Basic Conditions Statement. If you are commenting on a specific section or a supporting document, please make this
clear. After this publicity period consultation, the opportunity for further comments will be only at the request of the
examiner. If you wish to provide evidence and any supporting documents to support or justify your comments, there is
a facility to upload your documents below.

Response received via email. Please see attachments.

Q3. You can upload supporting evidence here.

File: WHEATL~1.PDF
File: LANDWE~3.PDF ­ 

Your details and future contact preferences 



Q8. After the publicity period ends, your response will be sent to an independent examiner to consider. As the
neighbourhood planning process includes an independent examination of the plan, your name, postal address and
email (where applicable) are required for your comments to be considered by the examiner. The opportunity for further
comments at this stage would only be at the specific request of the examiner. All personal data will be held securely by
the council and examiner in line with the Data Protection Act 2018. Comments submitted by individuals will be
published on our website alongside their name. No other contact details will be published. Comments submitted by
businesses, organisations or agents will be published in full, excluding identifying information of any individual
employees. Further information on how we store personal data is provided in our privacy statement.

Title ­

Name

Job title (if relevant) Director

Organisation (if relevant) CBRE

Organisation representing (if relevant) Ptarmigan Land Limited

Address line 1 Henrietta House

Address line 2 Henrietta Place

Address line 3 ­

Postal town London

Postcode W1G 0NB

Telephone number ­

Email address @cbre.com

























































Response 13

Respondent Details 

Q1. Are you completing this form as an:

Agent

Your comments 

Q2. You can provide your comments on the Wheatley Neighbourhood Plan Review below. When commenting, you
should bear in mind that the examiner will mainly assess the plan against the 'basic conditions', which are set out in the
Basic Conditions Statement. If you are commenting on a specific section or a supporting document, please make this
clear. After this publicity period consultation, the opportunity for further comments will be only at the request of the
examiner. If you wish to provide evidence and any supporting documents to support or justify your comments, there is
a facility to upload your documents below.

Response received via email. Please see below and attachment.

Dear Sir / Madam,
Please find attached representations on behalf of our client Taylor Wimpey. They relate to land at Old London Road, Wheatley (as
shown in the site location plan in appendix 1) and are submitted in response to the WNP First Review document.

This email encloses the representations and appendices, and Email 2 (to follow) will include supporting assessments of the site
referred to within the representations. 

We would appreciate acknowledgement of receipt. 

Kind regards 

Q3. You can upload supporting evidence here.

File: WNPFRF~2.PDF

Public examination 

Q6. Most neighbourhood plans are examined without the need for a public hearing. If you think the neighbourhood
plan requires a public hearing, you can state this below, but the examiner will make the final decision. Please indicate
below whether you think there should be a public hearing on the Wheatley Neighbourhood Plan Review:

Yes, I request a public examination

Public examination 



Q7. Please state your specific reasons for requesting a public hearing below:

See attachment.

Your details and future contact preferences 

Q8. After the publicity period ends, your response will be sent to an independent examiner to consider. As the
neighbourhood planning process includes an independent examination of the plan, your name, postal address and
email (where applicable) are required for your comments to be considered by the examiner. The opportunity for further
comments at this stage would only be at the specific request of the examiner. All personal data will be held securely by
the council and examiner in line with the Data Protection Act 2018. Comments submitted by individuals will be
published on our website alongside their name. No other contact details will be published. Comments submitted by
businesses, organisations or agents will be published in full, excluding identifying information of any individual
employees. Further information on how we store personal data is provided in our privacy statement.

Title ­

Name

Job title (if relevant) Planning Director

Organisation (if relevant) Lichfields

Organisation representing (if relevant) Taylor Wimpey

Address line 1 Apex Plaza

Address line 2 Forbury Road

Address line 3 ­

Postal town Reading

Postcode RG1 1AX

Telephone number ­

Email address @lichfields.uk

Would you like to be notified of South Oxfordshire District Council's decision to 'make' (formally adopt) the plan?













































Response 14

Respondent Details 

Q1. Are you completing this form as an:

Agent

Your comments 

Q2. You can provide your comments on the Wheatley Neighbourhood Plan Review below. When commenting, you
should bear in mind that the examiner will mainly assess the plan against the 'basic conditions', which are set out in the
Basic Conditions Statement. If you are commenting on a specific section or a supporting document, please make this
clear. After this publicity period consultation, the opportunity for further comments will be only at the request of the
examiner. If you wish to provide evidence and any supporting documents to support or justify your comments, there is
a facility to upload your documents below.

Response received via email. Please see attachments.

Q3. You can upload supporting evidence here.

File: 13340­~1.PDF ­
File: 170515~1.PDF
File: C_EDP4~1.PDF ­
File: PDF_L_~1.PDF ­ 
File: T_EDP4~1.PDF ­ 

Public examination 

Q6. Most neighbourhood plans are examined without the need for a public hearing. If you think the neighbourhood
plan requires a public hearing, you can state this below, but the examiner will make the final decision. Please indicate
below whether you think there should be a public hearing on the Wheatley Neighbourhood Plan Review:

Yes, I request a public examination

Public examination 

Q7. Please state your specific reasons for requesting a public hearing below:

See attachments.

Your details and future contact preferences 



Q8. After the publicity period ends, your response will be sent to an independent examiner to consider. As the
neighbourhood planning process includes an independent examination of the plan, your name, postal address and
email (where applicable) are required for your comments to be considered by the examiner. The opportunity for further
comments at this stage would only be at the specific request of the examiner. All personal data will be held securely by
the council and examiner in line with the Data Protection Act 2018. Comments submitted by individuals will be
published on our website alongside their name. No other contact details will be published. Comments submitted by
businesses, organisations or agents will be published in full, excluding identifying information of any individual
employees. Further information on how we store personal data is provided in our privacy statement.

Title ­

Name

Job title (if relevant) Planning Director

Organisation (if relevant) Lichfields

Organisation representing (if relevant) Taylor Wimpey

Address line 1 Apex Plaza

Address line 2 Forbury Road

Address line 3 ­

Postal town Reading

Postcode RG1 1AX

Telephone number ­

Email address @lichfields.uk

Would you like to be notified of South Oxfordshire District Council's decision to 'make' (formally adopt) the plan?
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1. Introduction 

1.1 Background 

1.1.1 Calibro has been appointed by Taylor Wimpey Oxfordshire to provide an appraisal of the 

transport-related sustainability credentials of their site at Old London Road, Wheatley 

(herein referred to as “the site”) in support of its on-going promotion for residential 

development via the Oxford Local Plan (2016-2036).  

1.1.2 The site is shown below for context. 

Figure 1-1 Site Location 

 
 

1.2 Structure of the Report 

1.2.1 The report sets out the various considerations under the following structure: 

Section 2.0: Strategic Accessibility Model 

This section of the report provides a concise critique of the Council’s SA and identifies 

an appropriate methodology that responds to the various omissions. The results of the 

mode are also discussed. 

Section 3.0: Report Summary & Conclusion 

Proposed Site Location 

Wheatley 

Holton 
A40 

M40 Jct 8 
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A summary of the findings of the report is provided within this section of the report 

together with an overriding conclusion. 
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2. Sustainability Appraisal 

2.1 Introduction 

2.1.1 Consideration of accessibility is typically limited to local opportunities to access non-car 

travel modes and service frequencies in that vicinity. However, this approach, whilst 

useful as a starting point, fails to consider the more significant issue of whether those 

local facilities and services provide access to destinations that afford opportunities to 

access jobs, shops, education and health amenities.  

2.1.2 Moreover, where attempts have been made to consider these in the past, the evaluation 

process often fails to recognise the importance that each amenity can contribute to the 

three strands of sustainability, as set out under the NPPF. In this regard, whilst all of the 

specified amenities contribute to the social dimension of sustainability, the visitation rates 

to some amenities is significantly less than others. For example, it is common for people 

to travel to and from work five out of seven days each week, whereas visits to post offices 

and libraries are undertaken on a less frequent and more ad-hoc basis. 

2.1.3 Consequently, sites that afford the greatest opportunity to access those most frequently 

visited amenities by non-car travel modes have the greatest potential to reduce car use, 

and thereby offer the greatest potential to use natural resources prudently, minimise 

pollution and support a movement towards a low carbon economy, in line with Paragraph 

7 of the NPPF. 

2.1.4 In order to address these points, a two-tier appraisal has been undertaken to assess the 

sustainability credentials relevant to the site. In this respect, a first tier assessment of the 

sustainability merits of Wheatley, as the settlement within which the site is proposed, has 

been considered against other Built-Up-Areas (BUAs), including the following:- 

a) Woodcote; 

b) Cholsey; 

c) Chinnor; 

d) Chalgrove; 

e) Benson; 
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f) Nettlebed; 

g) Sonning Common; 

h) Goring; 

i) Watlington; and 

j) Crowmarsh. 

2.1.5 A more fine-grained analysis has also been undertaken of individual site allocations and 

includes consideration of the following: 

a) Wheatley Campus; 

b) Wheatley East; 

c) West of Priests Close, Nettlebed; 

d) Joyce Grove, Nettlebed; 

e) Land at Old London Road, Wheatley (The Proposal Site); 

f) Benson Lane, Crowmarsh Gifford; and 

g) Newnham Manor, Crownmarsh Gifford. 

2.1.6 The methods and results of the BUA assessment are discussed at Section 2.2 of this 

report whilst a summary of the results of the site comparison is provided at Section 2.3. 

2.2 BUA Analysis 

Methodology 

2.2.1 The analysis has been informed by use of a GIS-based accessibility model which was 

constructed to incorporate all BUAs, the geographical extent of which was defined by 

Office of National Statistics boundary data. All available non-car travel infrastructure 

within and around the identified BUAs, including roads with contiguous footways, were 

included within the model together with the most up-to-date public bus timetable 

information.  
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2.2.2 This was then supplemented by geo-referenced amenity data for the following types of 

local services.  

Table 2-1  Modelled Amenities 

Community Education Food stores Health & Wellbeing Employment 

Post Office Primary Schools Supermarket Hospitals Jobs* 

Library Secondary Schools Convenience Store Doctor’s Surgeries  

 Further Education  Dental Practices  

   Pharmacies  

   Sports & Leisure  

*employment centres modelled by reference to Lower Super Out Areas using population weighted centroids 

from ONS data. 

2.2.3 The accessible catchments for non-car travel modes between BUAs and above amenities 

have been modelled from data points set at 100-metre intervals within each BUA, and 

85th percentile measures being determined as the representative performance for each 

BUA.  

2.2.4 A journey between the data-point and an amenity was assumed to be viable if it satisfied 

the following criteria: - 

• A maximum walk threshold of 2-kilometres for all trips other than food shopping, 

in line with guidance provided within the IHT’s document entitled ‘Planning for 

Journeys on Foot’; 

• A maximum cycle threshold of 5-kilometres was adopted for all trip types, in line 

with industry-standard assumptions; and 

• A maximum bus journey of 36-minutes was adopted for all journey purposes, 

which reflects the average bus journey as given by the Department for Transport 

in its document entitled Transport Statistics Great Britain 2015, for journeys in 

the South East of England. 

2.2.5 A scoring system was then adopted to take account of the relative attraction value of 

each amenity and of the non-car travel mode by which it is accessible. This reflects the 

fact that, whilst a data-point may be accessible by bus or cycle, an alternative data-point 

that is accessible by foot should be favoured due to the fact it can be undertaken by 

anyone, without the need for special equipment, can be undertaken as an unplanned 

journey, offers personal health benefits and does not result in vehicle emissions. 
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2.2.6 The scores are calculated on the basis of the below:- 

i. The Department for Transport’s National Travel Survey: England 20151 (as the 

most up-to-date release) has been used to identify the proportion of all trips 

associated with each type of amenity. For example, all amenities fall within a 

community use, shopping or commuting. 

ii. The National Travel Survey (NTS) has also been used to identify the mode share 

of trips undertaken in respect of each type of amenity. 

iii. The number of jobs that lie within the accessible catchment areas, weighed in 

accordance with the mode shares for commuting trips (as ‘ii’ above). 

2.2.7 The resultant scores are shown in the below Table 2-5. 

Table 2-2  Scoring Methodology 

Category 
%age of 

Trips 

Mode Share 

Walk Bicycle Bus Rail 

Commuting 19.50% 36.20% 13.90% 28.10% 21.80% 

Leisure 19.50% 59% 9.70% 22.30% 9% 

Personal Business 23.20% 68.50% 4.10% 23.70% 3.70% 

Shopping 23.20% 66.50% 3.60% 27.70% 2.20% 

Education 14.60% 74.60% 2.90% 20% 2.40% 

Total 100.00% - - - - 

 

2.2.8 Combination of the above yields factors by which to reconcile the attraction of the 

amenity type and the mode by which you may travel there. The resultant scores are 

shown in the below Table 2-6. 

Table 2-3  Resultant Score Factors 

Category 
Mode Share 

Walk Bicycle Bus Rail 

Commuting 7.1 2.7 5.5 4.2 

Leisure 11.5 1.9 4.4 1.8 

Personal Business 7.9 0.5 2.7 0.4 

Shopping 15.4 0.8 6.4 0.5 

Education 10.9 0.4 2.9 0.4 

 

                                                 
1 NTS0409 Table – Average Number of Trips (Trip Rates) By Purpose and Main Mode - 2015 



 

BR-512-0005 – Land at Old London Road, Wheatley 

Accessibility Appraisal 

 

Rev 00 | Copyright © 2017 Calibro Consultants Ltd P a g e  | 7 

  

Model Results 

2.2.9 Application of the above scores shown at Table 2-6 above provides a rounded view of 

the relative accessibility of each the sites considered within the model. The results are 

shown in the below Table 2-7.  

Table 2-4  Updated Sustainability Appraisal - Model Results 

 

Conclusion 

2.2.10 It is evident from the analysis above that Wheatley is the most accessible settlement of 

those considered by this assessment, and by some significant margin. Indeed, Wheatley 

scores a total of 270 points whereas the next nearest BUA scores just 220 points. This 

suggests that Wheatley is some 23% better than the next best settlement. 

2.2.11 It is therefore concluded on evidence that Wheatley is not only a suitable settlement for 

residential development but is the most sustainable location for such development. 
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2.3 Site-Specific Analysis 

2.3.1 In support of the above analysis, the GIS model was updated on the same principles to 

enable a comparison of the aforementioned allocation sites. In this respect, the limits of 

each allocation site were identified and data-points set at 100-metre intervals. However, 

to reflect the potential requirement for internal infrastructure to provide the requisite 

connectivity to the existing networks, the optimum results (i.e. shortest or quickest time) 

was adopted for the purpose of evaluation. This ensures an even-handed evaluation. 

2.3.2 Adopting the same scoring system identified previously at Section 2.2, the following 

scores were identified for each allocation site. 

Table 2-5  Site Specific Model Results 

 

Conclusion 

2.3.3 It is clear from the above that the site performs better than all other site allocations under 

consideration, and is therefore considered to be the most sustainable location in 

transport terms, performing marginally better than Wheatley East and some 16% better 

than the Wheatley Campus site.  
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3. Report Summary & Conclusion  

3.1 Report Summary 

3.1.1 Calibro has been appointed by Taylor Wimpey Oxfordshire to provide an appraisal of the 

transport related sustainability credentials of their site at Land at Old London Road, 

Wheatley in support of its on-going promotion for residential development.   

3.1.2 The findings of the report may be summarised as follows:- 

i. An updated Sustainability Appraisal was undertaken on the basis of a GIS-based 

accessibility model that was constructed to incorporate all available non-car 

travel infrastructure set against available local amenities. This was used to 

identify the journey distances / time between each site and the respective 

amenity from data points set at 100-metre intervals within the sites.  

ii. Stated maximum journey distances informed by industry-standard data were 

used to identify viable journeys. Where journeys exceed the maximum allowable 

travel time, they were considered to be inaccessible to that amenity. 

iii. The results at this stage were compared for each site with the results clearly 

demonstrating that the Wheatley built-up-area was more proximate to a larger 

number of amenities, by a larger number of travel modes, than the other built-

up-areas identified above. It is therefore concluded that Wheatley is more aligned 

with the social dimension of sustainability, as set out under the NPPF. 

iv. A score was applied to each viable journey that reflected the combined 

attractiveness of the mode of travel and the frequency of visits undertaken to that 

type of amenity. 

v. The results indicate that the Land at Old London Road site would perform better 

than the other site allocations identified above, with a score fractionally higher 

than Wheatley East. This indicates that the Land at Old London Road site would 

offer greater potential to reduce reliance on car travel and thereby reduce 

potential vehicle emissions, increase productive time in the economy and 

improve health. The Land at Old London Road site would therefore be more 

closely aligned with the environment and economy dimensions of sustainability, 
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as set out in the NPPF. 

3.2 Report Conclusion 

3.2.1 On the basis of the evidence presented within this Sustainability Appraisal, it is evident 

that the Land at Old London Road site is the optimal site for development in the context 

of site location and accessibility to amenities with consideration to guidance set out within 

the NPPF.  
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1 Introduction 

 

1.1. This Ecology Position Paper has been prepared by The Environmental Dimension Partnership 

Ltd (EDP) on behalf of Taylor Wimpey UK Ltd. It considers the ecological issues pertinent to the 

potential residential development on Land off Old London Road, Wheatley (hereafter referred to 

as “the site”). In doing so, this paper identifies ecological constraints and opportunities that 

influence the scheme’s deliverability and/or capacity for residential development. 

Recommendations are also given for the scope of further ecological assessment work required 

to inform any future planning application 

 

1.2. The site is located on the eastern side of Wheatley, a small town situated around five miles east 

of Oxford city centre. It comprises a single semi-improved grassland field, bounded by mature 

hedgerows or broad-leaved woodland. The western and southern site boundaries adjoin 

Waterperry Road and Old London Road respectively, with residential properties beyond. The A40 

is situated along the northern boundary of the site, whilst off-site to the east is a small area of 

plantation woodland and rough grassland. The site appears to have been unmanaged for a few 

years and is becoming encroached with suckering trees. 

 

1.3. The site measures approximately c.3.4 hectares (ha) and is centred approximately at Ordnance 

Survey Grid Reference (OSGR) SP 606056. The local planning authority is South Oxfordshire 

District Council. 

 

 

2 Methodology 

 

2.1. This Position Paper has been informed by initial baseline studies including a desk study and 

Extended Phase 1 Survey. The desk study involved collation and review of information on 

designated sites, notable/rare habitats and protected species records from freely available 

online sources as well as Thames Valley Environmental Records Centre (TVERC). An Extended 

Phase 1 Survey was undertaken by an experienced EDP Ecologist on 05 May 2017. May is 

considered to be an optimal time of year for Phase 1 surveys and as such the results are not 

considered to be seasonally constrained. 
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3 Baseline Information 

 

Designated Sites 

 

Statutory Designations  

 

3.1. No part of the site is covered by any statutory designations of international or national 

importance. However, within 2km of the site there are two Sites of Special Scientific Interest 

(SSSIs), namely Littleworth Brick Pit SSSI (1.4km south-west) and Lyehill Quarry SSSI 

(1.6km north-west).  

 

3.2. Both these SSSI’s are designated for their geological interest and as such, due to their 

geographical separation from the site, their designated interest features will not be affected by 

the development proposals. The proposed development of the site is therefore not constrained 

by statutory designations. 

 

Non-statutory Designations  

 

3.3. No part of the site is covered by any non-statutory designations and none are present within 

1km of the site boundary. As such non-statutory designated sites are not considered further in 

this report.  

 

Habitats 

 

3.4. The Extended Phase 1 Survey of the site has recorded a small range of habitats present within 

the site. Their nature and distribution is described below and illustrated on Plan EDP 1. 

 

Semi-improved Neutral grassland 

 

3.5. The site comprises a single field supporting semi-improved neutral grassland. Grass species 

recorded included downy oat, crested dogs-tail, sweet vernal grass, sheep’s fescue, meadow fox-

tail, false-oat grass, cocks-foot, perennial rye grass and Yorkshire fog. A range of herb species 

were also recorded including common vetch, ox-eye daisy, mouse-ear, common hogweed, 

common nettle, scented mayweed, lady’s bedstraw, common sorrel, bittercress sp., meadow 

buttercup, sedge sp. and germander speedwell. Perennial rye grass was found though only 

occasionally suggesting lower nutrient levels and a low level of recent agricultural improvement. 

 

3.6. The site appears to have been unmanaged in recent years, which has resulted in the grassland 

becoming encroached, especially in the north, with suckering trees up to 1.5m in height. These 

scattered trees are dominated by hawthorn but blackthorn, rose and elm are also present, and 

scattered bramble scrub persists along the southern boundary. The unmanaged sward reached 

approximately 40cm in height at the time of survey, and has become tussocky with a thick 

‘thatch’ layer, suggesting a lack of recent management. 
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3.7. The semi-improved grassland is considered to be of low (local level) intrinsic value, supporting 

some wildflower species but showing signs of previous agricultural improvement and recent 

neglect, and being of a small size with limited connectivity to the wider landscape.  

 

Species-rich Hedgerows 

 

3.8. The southern and eastern site boundaries support mature species-rich hedgerows. The southern 

boundary along Old London Road is considered likely to support sufficient features to warrant it 

to be considered ‘Important’ under the Wildlife and Landscape criteria of the Hedgerow 

Regulations (1997).  

 

3.9. The hedgerow network is mature, species rich and provides connectivity to off-site habitats to 

the east. Hedgerows are also considered a Habitat of Principal Importance. However, the value 

of the hedgerow network is limited by its overall length, and severance from nearby habitats in 

the wider landscape by the adjoining A40 and residential settlement.  

 

3.10. Overall, the hedgerows are considered to be of low (local level) ecological value.  

 

Broad-leaved Semi-natural Woodland 

 

3.11. The northern and western boundaries support narrow belts of broad-leaved semi-natural 

woodland. The woodlands provide a strong, species-rich link to the offsite woodlands to the east 

as well as connecting into the onsite hedgerow network to the south. Lowland mixed deciduous 

woodlands are a Habitat of Principal Importance. As with the hedgerows, the value of the 

woodland belts is limited by their severance from nearby habitats to the north, west and south 

by the settlement and adjoining A40.  

 

3.12. Overall, the broad-leaved semi-natural woodlands are considered to be of low (local level) 

ecological value. 

 

 

Mixed Plantation Woodland 

 

3.13. A small mixed plantation woodland is present adjacent to the eastern site boundary comprising 

predominantly fir species with scattered deciduous broad-leaved trees. Rough grassland and 

scattered bramble scrub is present in the open areas. Connectivity with the woodland is 

constrained by roads, with the A40 to the north and Old London road to the south, and arable 

land to the east. 

 

3.14. Overall, the mixed plantation woodland is considered to be of low (local level) ecological value. 
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Waterbodies 

 

3.15. There are no ponds present within the site and the old ditches associated with the hedgerows 

were dry at the time of survey with little evidence of them having been wet recently. The only two 

ponds within 500m of the site are separated by the A40 which is considered to be a significant 

barrier to the dispersal of great crested newts (if present in the local area).  

 

 

4 Constraints and Opportunities 

 

4.1. Owing to the nature of the habitats present, their limited extent and connectivity to valuable off-

site habitats, it is considered unlikely that significant protected species assemblages will be 

present on site. However, it is necessary to ensure that any forthcoming development proposals 

for the site are compliant with relevant wildlife legislation and planning policies relating to nature 

conservation.  

 

4.2. Therefore, on the basis of the initial baseline investigations undertaken including the desk study 

and extended Phase 1, it is considered that the following species/species groups have potential 

to utilise the Site, and may require further consideration within any forthcoming ecological 

appraisal: 

 

 Breeding birds – potentially nesting within the site’s boundary habitats, including 

hedgerows, broadleaved woodland and scrub; 

 

 Bats – potential for low level of foraging/ commuting activity, particularly along the site’s 

boundary habitats, and potentially roosting in boundary trees; 

 

 Badgers – potentially foraging within the grassland, although no evidence of their presence 

confirmed during initial site walkover; and 

 

 Reptiles – potentially present breeding, hibernating and foraging within the site’s grassland 

and woody habitats. 

 

4.3. The actual need and scope of further Phase 2 surveys will be subject to the assessment of likely 

impacts arising from the development proposals and agreed via consultation with the Local 

Planning Authority (LPA) Ecologist to establish the level of survey requirement.  

 

4.4. Subject to the findings of further Phase 2 surveys and ecological assessment, it is considered 

likely that any ecological interest features potentially occurring within the Site could be readily 

safeguarded through appropriate impact avoidance/ mitigation/ compensation measures and 

masterplan design principles, as described below: 

 



Land off Old London Road, Wheatley 

Ecology Position Paper 

C_EDP4048_01_ 120517 5 

 

 Retention and appropriate buffering of existing hedgerows/woodland belts to maintain 

the site’s permeability for species movements, including utilisation of existing gaps in 

boundary vegetation for access where possible; 

 Strengthening and enhancement of existing boundary vegetation through new tree/ shrub 

planting and/or species rich grassland creation; 

 

 Provision of new opportunities for nesting/ roosting/ foraging/ breeding and hibernating 

through habitat creation; 

 

 Integrated sustainable drainage system (SuDS) including the provision of open 

water/marginal aquatic habitats to provide water attenuation and increase habitat 

diversity on-site; and 

 

 Creation, restoration or enhancement of grassland to encourage the development of a 

species-rich wildflower grassland with structural and botanical diversity. 

 

 

5 Conclusions 

 

5.1. The initial baseline studies undertaken for the site have confirmed that the site is not subject to 

any ‘in principle’ ecological constraints, and offers sufficient flexibility to ensure compliance with 

paragraph 118 of the National Planning Policy Framework (NPPF) through the avoidance of 

‘significant harm’ to biodiversity. Furthermore, an appropriately designed development 

incorporating appropriate mitigation and enhancement, as described above, has the potential 

to ensure no net loss, and possibly a net gain, to biodiversity. 

 

5.2. On this basis, EDP finds that by virtue of the relatively limited constraint posed by the site’s 

habitats and protected species interest, the scheme is capable of compliance with relevant 

planning policy for the conservation of the natural environment at all levels.  
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Plan 

 

 

Plan EDP 1  Extended Phase 1 Habitat Survey 

   (EDP4048/02 09 May 2017 HS/ND)  
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Section 1 

Introduction 
  

  

1.1 The Environmental Dimension Partnership Ltd (EDP) has been appointed by Taylor Wimpey 

UK Limited (the ‘client’) to undertake a preliminary landscape appraisal and Green Belt 

review of a potential site for residential development at land off Old London Road, Wheatley, 

Oxfordshire (the ‘promotion site’) and three comparative sites, named as land South of 

London Road, land South of Beech Road, and land off Llittleworth Road. The location of the 

promotion site and the comparative sites are shown on Plan EDP 1. 

 

1.2 EDP is an independent environmental consultancy providing advice to landowner and 

property development clients in the public and private sectors in the fields of landscape, 

ecology, heritage, arboriculture and masterplanning. The Practice operates throughout the 

UK from offices in Cirencester, Cardiff and Shrewsbury. Details can be obtained at www.edp-

uk.co.uk. 

 

 

Context and Purpose 

 

1.3 The current Draft Wheatley Neighbourhood Plan (2017) reviewed a number of sites around 

the edge of Wheatley to identify land for proposed allocation for development under the 

South Oxfordshire Local Plan. Two sites were selected, which did not include the promotion 

site or the three comparison sites reviewed in this landscape position paper. The 

Neighbourhood Plan does not include any detailed assessment information on the 

unselected sites, stating only that the review process was based upon the position that “no 

development in the Green Belt would be allowed”. The largest of these sites, identified as 

WHE25, is located outside of the village, beyond the A40 to the north. 

 

1.4 Similarly, the South Oxfordshire Strategic Housing Land Availability Assessment (SHLAA, 

2013) which is referenced in the Neighbourhood Plan, in assessing the promotion site 

stated that it was “considered not suitable in principle due to sloping of the site and it is 

within Green Belt”. It also noted the Flood zone along part of the southern boundary as a 

physical limitation. The comparison sites were all described as “not suitable as they are 

within the Green Belt”.  

 

1.5 This stance appears to conflict with the conclusions of the Local Green Belt Study for South 

Oxfordshire District (2015) which is an evidence base document for the emerging local plan. 

This study suggested revising the Green Belt boundaries around Wheatley settlement to 

incorporate the promotion site and a number of other sites, including the three comparison 

sites reviewed in this landscape position paper. 

 

1.6 As expanded upon within the accompanying representations (prepared by Lichfield on 

behalf, of Taylor Wimpey) to the draft Wheatley Neighbourhood Plan, our client is promoting 

the site off Old London Road as a location for residential development on the northern edge 

of Wheatley, south of the A40.  The purpose of EDP’s work is to deepen the understanding 

of the landscape and Green Belt considerations that may affect the site’s ‘in principle’ 
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suitability for development. To this end, the following specific work items have been 

undertaken: 

 

• A data trawl of relevant landscape designations and character assessments, and a 

field appraisal of the promotion site’s landscape character and visual amenity; 

 

• Comparative study of landscape character and visual amenity considerations relating 

to the three comparison sites; 

 

• A consideration of the performance of the promotion site against the purposes of the 

Green Belt designation in the context of the potential removal of the promotion site 

from the wider Green Belt; and 

 

• Comparative study of the performance of the three comparison sites against the Green 

Belt. 

 

1.7 The appendices and plans provided to the rear of this landscape position paper should be 

referred to alongside the main body of text. 
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Section 2 

Landscape and Visual Matters 
  

  

Introduction 

 

2.1 Following a desk-based analysis of landscape-related local plan evidence base documents, 

local designations and character, site appraisals were undertaken on 22nd June 2017. 

This involved walking and driving the local area to understand the character and context of 

the promotion site and to consider the likely landscape and visual effects that might arise 

from development of the promotion site. A photographic record was also made of the sites 

and of key views into the sites from the local area. 

 

 

Local Plan Evidence Base Documents 

 

2.2 In addition to the Draft Wheatley Neighbourhood Plan and SHLAA 2013 mentioned in the 

introduction to this paper, another document which has assessed the suitability of sites 

around Wheatley settlement for development is the Landscape Capacity Assessment for 

Sites on the Edge of Larger Villages in South Oxfordshire (May 2014). Its findings are 

summarised below. 

 

Landscape Capacity Assessment for Sites on the Edge of Larger Villages in South 

Oxfordshire (May 2014) 

 

2.3 The Landscape Capacity Assessment for Sites on the Edge of Larger Villages in South 

Oxfordshire (LCapA) assessed sites on the edge of larger settlements to inform the Local 

Plan 2031, which included the promotion site and two of the comparison sites reviewed in 

this report: Land South of London Road (9) and Land South of Beech Road (10).  A summary 

of the assessment results from the LCapA is recorded in the Table EDP 2.1 below. 

2.4  

Table EDP 2.1: Summary of Assessment Results from Landscape Capacity Assessment for Sites on  

the Edge of the Larger Villages in South Oxfordshire 

LCA 

Assessment 

Promotion Site 

(LCA site ref. 

WHE 2) 

Comparison Site 

9 (LCA site ref. 

WHE 15) 

Comparison Site 

9 (LCA site ref. 

WHE 17) 

Comparison Site 

10 (LCA site ref. 

WHE 13a) 

Visual 

Sensitivity 

Medium/Low  Medium Low Medium/Low 

Landscape 

Sensitivity 

Medium/Low Low/Medium Low Medium/Low 

Wider 

Landscape 

Sensitivity 

Medium Medium/Low Low Medium 

Landscape 

Value 

Low Low Low Low 

Landscape 

Capacity 

High High High High 
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Promotion Site 

 

2.5 In relation to the promotion site, the LCapA assessed that in terms of visual sensitivity the 

site: 

 

• “Is not visually prominent; 

 

• Not visible from the north, though tall buildings in the higher ground in the north of 

the site would be visible from across the A40; and 

 

• No sensitive view receptors.” 

 

2.6 In terms of landscape sensitivity the promotion site has: 

 

• “Gently sloping site; 

 

• Hedgerows to all boundaries; 

 

• No cultural sensitivities; 

 

• Site affected by noisy road; and  

 

• More enclosed than is typical for the Open Farmed Hills and Valleys LT.” 

 

2.7 In terms of the wider landscape sensitivity, and the relationship of the promotion site with 

Wheatley and the wider countryside: 

 

• “Adjacent to settlement on southern and western sides; 

 

• Continuity with land to the east; 

 

• Severed from countryside to the north by A40; and 

 

• Part of gap between settlement and the A40.” 

 

2.8 The LCapA identified the following potential impacts on key settlement characteristics: 

 

• “Development of the site would reduce the gap between the main village and the 

modern, more scattered commercial/light industrial and retail development to the 

east; and 

 

• Development of the site would result in the loss of the gap between the village and 

the A40 (the gap is already filled further to the west).” 

 

2.9 The LCapA identified the following mitigation and contribution to the green infrastructure: 
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• “Create new landscape structure to meet SOLCA requirements; 

 

• Create new landscape structure to facilitate links with existing GI features such as the 

footpaths along the Thame River to the east of the site; 

 

• Create new public rights of way linking to wider footpath network and help meet aims 

of the Wheatley Parish Plan; and 

 

• Include new tree belt planting along the east of the site (unless WHE1 is developed) 

and include the area within the flood zone, while creating some pedestrian access 

through the southern boundary to link with the settlement.” 

 

2.10 The concluding recommendations of the LCA included: 

 

• “Contain housing within 'reduced area' as shown in Figure WHE2.2. – only the flood 

zone is omitted; 

 

• Create new tree belt planting to contain housing and create a new countryside edge, 

to include the area of flood zone along the south edge of site; 

 

• Retain and protect valuable native vegetation; and 

 

• Preferred access off of Old London Road, utilising existing gate.” 

 

 

Landscape Related Designations 

  

2.11 As shown on Plan EDP 2 the promotion site does not contain or fall within any designated 

landscape. The promotion site does however, lie within the Oxford Green Belt, which is 

protected by Section 9 of the National Planning Policy Framework (NPPF) and within the 

adopted Local Plan.  

 

2.12 The three comparison sites also lie within the Oxford Green Belt, and the Land South of 

London Road (9), Land South of Beech Road (10) and Land off Littleworth Road (11) sites 

similarly are not subject to any landscape designations. 

 

 

Other Relevant Considerations 

 

Heritage Matters 

 

2.13 With regard to heritage features, the site does not contain or lie in close proximity to any 

heritage assets. 

 

2.14 The Land South of London Road (9) and Land South of Beech Road (10) comparison sites 

do not contain any heritage features, although a listed milestone (List UID 1369286) lies 

off London Road outside the north-west corner of the latter comparison site. 
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2.15 The eastern area of the Land off Littleworth Road (11) comparison site which bounds Kiln 

Lane and Westfield Road contains the north-western area of the Wheatley Conservation 

Area (CA). Within the CA there are two listed building properties which adjoin the eastern 

boundary of the comparison site: Grade II Listed Brookside and Grade II Listed The Old 

House. 

 

2.16 The Grade 1 Shotover Registered Park and Garden (RPG) lies c.240m to the north of the 

Land off Littleworth Road (11) comparison site. 

 

Ecology Matters 

 

2.17 There are no statutory or non-statutory designations that lie within or in close proximity to 

the promotion site or any of the comparison sites. 

 

Tree Preservation Orders 

  

2.18 There are no Tree Preservation Orders (TPO) within the promotion site or in close proximity 

to it.  

 

2.19 There are no Tree Preservation Orders (TPO) within any of the comparison sites or in close 

proximity to them, however any trees within the Land off Littleworth Road (11) comparison 

site which lie within the Wheatley CA will be subject to protection under this designation.  

 

 

Public Rights of Way 

 

2.20 There are no public rights of way (PRoW) within the promotion site. The nearest PRoW are 

footpath ref 251/11/10 c.200m to the east of the site, and footpath 251/8/10 c. 200m 

to the north of the promotion site, with the A40 road running between. 

 

2.21 There are no PROW within any of the comparison sites. PRoW footpath ref. 407/5/40 

adjoins the eastern boundary of Land South of Beech Road (10) and runs c.150m to the 

south-west Land South of London Road (9). The southern end of PRoW footpath ref. 

407/8/10 meets the north-eastern corner of the Land off Littleworth Road (11) 

comparison site. 

 

 

Landscape Character 

  

South Oxfordshire Landscape Character Assessment (July 2003) 

  

2.22 A review of the South Oxfordshire Landscape Character Assessment finds that the 

Wheatley area lies within the Oxford Heights Character Area (CA).  Within the CA the 

landscape around Wheatley there are a number of landscape types (LT) which are shown 

on Plan EDP L3.  
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2.23 The promotion site lies within the Open Farmed Hills and Valleys LT. The A40 road bounding 

the promotion to the north forms the boundary between this LT and the Semi-enclosed 

Farmed Hills and Valleys LT to the north of the road. 

 

2.24 Comparison site Land South of London Road (9) also lies within the Open Farmed Hills and 

Valleys LT, whilst only the eastern edge of Land South of Beech Road (10) falls within this 

LT. The larger part of this comparison site and Land off Littleworth Road (11) lie within the 

Semi-enclosed Farmed Hills and Valleys LT. 

 

2.25 The key characteristics of the Open Farmed Hills and Valleys LT are listed below: 

 

• “Rolling landform of hills and valleys;  

 

• Large-scale farmland, mostly in arable cultivation; 

 

• Typically large fields, with rectilinear pattern of field boundaries (predominantly 

hedgerows); 

 

• Weak structure of tightly clipped or gappy hedgerows, with few hedgerow trees; 

 

• Open, denuded and exposed character, with prominent skylines and hillsides and high 

intervisibility; 

 

• Distinctive elevated and expansive character on ridges and higher ground, with 

dominant sky and long views; and 

 

• Predominantly rural character but some localised intrusion of main roads (including 

M40/A40), overhead power lines and built development.” 

 

2.26 The key characteristics of the Semi-enclosed Farmed Hills and Valleys LT are listed below: 

 

• “As the [Open Farmed Hills and Valleys LT] but with a stronger structure of hedgerows 

and trees which provide clearer definition of field pattern; 

 

• Occurs mostly in association with settlements and steeper hillsides, where a smaller-

scale field pattern and the hedgerow structure remain more intact; 

 

• Predominantly intensive arable land use but some pockets of permanent pasture 

occur, particularly around settlements and on steep hillsides; 

 

• Landscape typically fragmented and intruded upon by roads and built development, 

particularly around Wheatley and Oxford fringes, although it retains a predominantly 

rural character; and 
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• Landform and landscape structure create enclosure and reduce intervisibility but long 

views possible from hillsides and higher ground across lower-lying vales (eg. From 

Beckley towards Otmoor).” 

 

 

Review of Landscape Character and Visual Amenity 

 

2.27 The landscape character and visual amenity attributes of the promotion site are described 

and illustrated in Appendix EDP 1. 

 

2.28  The landscape character and visual amenity attributes of the three comparison sites are 

described and illustrated in Appendices EDP 2 to 4. 

  

2.29 The findings of the review of landscape character and visual amenity for the sites are 

summarised and discussed below. 

 

 

Summary of the Performance of the Promotion Site in Landscape and Visual Matters 

 

Landscape Matters 

 

2.30 The promotion site is broadly representative of the Oxford Heights CA, however in terms of 

characteristics and features it clearly occupies a transition zone between the Open Farmed 

Hills and Valleys LT and the Semi-enclosed Farmland Hills and Valleys LT. Although it lies 

within the ‘open’ landscape type as shown in Plan EDP L3, the site possesses a strong 

degree of enclosure due to the mature boundary trees and hedgerows, and also to a degree 

its hillside location which limits views to the north. It is only on the upper slope at the 

northern edge of the site that possesses a degree of openness from views looking south 

over the Old London Road boundary trees towards the ridgeline. 

 

2.31 There are however urban influences on the otherwise rural character of this greenfield site.    

The negative influences of the A40 and pylons upon the landscape are recognised in the 

published landscape character descriptions of the local landscape types, and these are of 

particular relevance to this site, as illustrated in Appendix EDP 1, Plates EDP 3 and 4. 

Additionally, although the existing settlement edges to the south and west of the promotion 

site are strongly filtered by the site boundary vegetation, the wider Wheatley settlement 

which sits below the promotion site in a valley,  is openly visible where views are available 

from the higher part of the site, as illustrated in Plate EDP 2. The Brookes University tower 

block to the north of the A40 is a notable urban feature in local views, and particularly in 

relation to the promotion site due to the closer proximity, as illustrated in Plate EDP 1. All 

the above urban features emphasise the urban edge context of the promotion site. 

 

2.32 In summary of landscape matters, the promotion site is representative of the local 

landscape, although being bounded by the existing settlement edge on two sides and the 

A40 on a third results in urban influences, both visual and audible, being evident. The value 

of the landscape, in terms of its fabric and features, is relatively high by virtue of the 

presence of characteristic mature trees and hedgerows, although these are confined to the 
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boundaries. Such features, as advised through planning policy and general good practice, 

should be retained in any future development proposal, and given the strong enclosure of 

the site that they offer, there is the opportunity to provide an immediate mature landscape 

framework that will contain development and limit impacts upon the wider landscape 

character. 

 

Visual Matters 

  

2.33 Due to the presence of mature trees and hedgerows on all boundaries of the promotion 

site, in combination with the hillside and edge of settlement location, the promotion site is 

not openly visible either from close proximity views on the settlement edge, or from the 

wider landscape. 

 

2.34 Where filtered or partial views are available, the principal visual receptors would be limited 

to the following: 

 

• Close proximity filtered views from Old London Road and its residential properties. The 

site will be more apparent in winter months when the filtering effect is at worst case 

scenario. During summer months when the trees are in full leaf the promotion site is 

largely screened in views; 

 

• Close proximity filtered views from a limited number of residential properties to the 

west of Waterperry Road; 

 

• Glimpsed close range views from vehicles travelling along the A40 through gap in 

boundary vegetation; and 

 

• The Public rights of way network across the ridge and hills to the south of Wheatley 

may have distant views across the settlement towards the promotion site due to its 

hillside location, however the site is not openly apparent due to tree screening, as 

illustrated in Appendix EDP 1, Plate EDP 6. There is the potential for ridgelines of 

buildings of the new development on the upper slope to be visible above tree canopies. 

 

2.35 Beyond these receptors, there is the potential for views from within the wider settlement 

towards the hillside location of the promotion site, however development on the promotion 

site would be seen in the urban context of the existing settlement and Brookes University 

campus buildings. 

 

2.36 In summary of visual matters, the site benefits from natural enclosure and is not visually 

prominent in the landscape. Thus, the site can accommodate development without 

significantly impacting on visual receptors. Due to its settlement edge location, if new 

development on the promotion site is visible it will be in the context of existing settlement 

which forms part of the visual character of the area and therefore will not be inappropriate, 

unexpected or discordant as part of the views. 
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Opportunities and Constraints 

 

2.37 As discussed above, the promotion site possesses a high degree of enclosure and therefore 

is relatively unconstrained in visual terms, although there is the potential for ridgelines of 

new buildings on the upper slope to be visible above tree canopies. Masterplanning of any 

future development on the site should safeguard the influence on the wider countryside by 

locating development where it would not be visually intrusive and having regard to building 

heights in the visually sensitive parts of the site. This could be achieved on the site through 

incorporating an open space buffer on the upper slope inside the boundary to the A40. 

 

2.38 Development of the promotion site should retain the mature landscape fabric where 

possible, as this contributes to the physical containment and representation of landscape 

characteristics. 

 

2.39 With regard to the Green Belt, the proposed removal of the promotion site will still retain 

clearly defensible boundaries, due to the strong boundary vegetation enclosing the 

promotion site, and particularly on the eastern boundary, and the northern boundary to the 

A40 which provides a logical, permanent defensible boundary to Wheatley settlement, as 

it does already to the west of Waterperry Road. 

 

2.40 The following opportunities should be considered in any development of this site: 

 

• Reinforcement of eastern boundary as a defensible feature, through new native tree 

and shrub planting, particularly as the coniferous tree plantation to the east of the 

promotion site which currently provides a strong landscape and visual buffer cannot 

be relied upon as a permanent feature; 

 

• Enhancement and strengthening of southern boundary through new native shrub 

planting along the line of trees, increasing visual screening from London Road; 

 

• Enhancement and strengthening of the northern boundary with native tree planting 

within open space buffer to the A40, protecting amenity of future residents;  

 

• Masterplanning for new development to incorporate internal tree planting to break up 

the built mass of housing on the upper slope of the promotion site, reducing potential 

visual and landscape impacts; and 

 

• Open space along southern boundary incorporating creation of SUDs features where 

there is the potential risk of flooding. 

 

 

Summary of the Performance of the Comparison Sites in Landscape and Visual Matters 

 

Comparison Site 9. Land South of London Road 

 

2.41 The landscape character of this site is influenced by its settlement edge and industrial 

development context which contain the site on three sides. The site itself is largely 
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characterised by scrub encroachment of grassland fields and contains detracting features 

including security fencing along Roman Road and the eastern boundary, pylons and other 

services degrade this landscape.  There is an overall feeling of neglect. Lines of mature 

trees and internal scrub vegetation limit intervisibility and bring a sense of enclosure to the 

smaller fields. This site landscape is not in good maintained condition or representative of 

the Open Farmed Hills and Valleys LT. 

 

2.42 In terms of visual amenity, the high degree of enclosure by settlement and 

trees/hedgerows strongly limits views of the main part of the site from the wider landscape. 

There is the potential for more distant views towards the site and the smaller southern 

portion south of it from hills to the south, although these views would be filtered by 

vegetation. The main site would be viewed in its existing urban context and the smaller 

portion seen to jut out. The visual receptors likely to be most impacted by any future 

development on the site will be the adjoining residential receptors to the west.   

 

 

Comparison Site 10. Land South of Beech Road 

 

2.43 In landscape terms, the small scale and pasture land use of the site, together with the 

rising hillside to the south bring a sense of enclosure to the valley which are representative 

of the Semi-enclosed Farmed Hills and Valleys LT. However, the site itself is characterised 

by only some boundaries with hedgerows and trees, whilst others are fenced and open to 

the urban edge or hillside to the south, so the site is not characterised by a strong sense 

of enclosure, but rather a sense of openness with the hillside landscape to the south – this 

hillside being a distinctive feature that forms part of the landscape setting to the village to 

the south. The urban edge strongly influences the character of the site. The site is 

moderately representative of the LT. 

 

2.44 In terms of visual amenity, the landscape and settlement enclosure limits visibility of the 

site to the adjoining residential receptors who will have open views. There is a glimpsed 

view through the site field gateway from the adjoining PRoW farm track. 

 

 

Comparison Site 11. Land off Littleworth Road 

 

2.45 This site comprises two very different landscape parcels. The larger part of the site 

comprises open school playing fields, whilst the eastern part comprises enclosed 

landscaped grounds which are dominated by mature trees and closely associated with the 

existing settlement edge. In landscape terms the two areas of the site are not typically 

representative features of the rural landscape. It is only the treed boundaries that are 

strongly representative of the Semi-enclosed Farmed Hills and Valleys LT. 

 

2.46 In terms of visual amenity, intervisibility with the wider landscape is limited due to the semi-

enclosed nature of the landscape. There are no known views from PRoW and open views 

from roads are limited to Littleworth Road. There will be close range views from adjoining 

residential properties, although these are largely filtered by trees bounding or within the 

site. 
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Section 3 

Green Belt Review 
 

 

Introduction and Context 

  

3.1 In 2014 South Oxfordshire District Council commissioned Kirkham Landscape Planning 

Ltd and Terra Firma Consultancy to prepare a Local Green Belt Study for South Oxfordshire 

District (LGBS) as part of the evidence base for the emerging local plan, which was 

published in September 2015. The study reviewed the land within the Green Belt against 

the five purposes of the Green Belt which included the promotion site and the three 

comparison sites reviewed in this Landscape Position Paper. The assessment criteria used 

in the LGBS is shown below in Figure EDP 3.1. 

 

 
Figure EDP 3.1: Local Green Belt Study for South Oxfordshire District Assessment Criteria 

 

3.2 Under the LGBS the promotion site lies within Area E ‘Land between Wheatley and the A40’, 

as shown in the map extract in Figure 3.2 below. In terms of preventing neighbouring towns 

merging, the study noted that Area E “does not contribute to the separation of towns” 

although it “contributes to some extent to the separation of Wheatley and Holton”, and 
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adding that “the main separation between the settlements is provided by the area of 

parkland, pasture and farmland to the north of the A40”.  

 

 
Figure 3.2: Map extract of LGBC showing larger Green Belt parcels around Wheatley 

 

3.3 The study noted with particular reference to the area of the promotion site that it is 

“surrounded on three sides by the settlement and A40 and has few essential 

characteristics of the Green Belt”.  

 

3.4 In terms of the comparison sites, Land South of London Road (9) lies within Area D ‘Land 

to the south and west of Wheatley’ and is also described as possessing “few essential 

characteristics of the Green Belt”. In terms of preventing neighbouring towns merging, the 

study noted that Area D “does not contribute to the separation of towns” although it 

“contributes to some extent to the separation of Wheatley and Cuddleston to the south by 

providing open area of landscape between the settlements, however there is no 

intervisibility between the two settlements”. 

 

3.5 Comparison Site Land South of Beech Road (10) lies within the area identified as Area D 

‘Land to the North’ and is specifically described as “some small, well contained fields that 

relate well to the settlement and are not important to the function of the Green Belt”.  

 

3.6 Comparison Site Land off Littleworth Road (11) lies within the area identified as Area C 

‘Land West of Wheatley’ and is specifically described as “this area comprises school 

playing fields, is closely linked to the settlement, well contained by trees and has little 

connection to the wider countryside. There is the potential for including it within the 

settlement boundary”. 
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3.7 The LGBS suggested revised boundaries to the Wheatley settlement which would 

incorporate the promotion site and the three comparison sites reviewed in this report, as 

illustrated in the following plan extract from the published study in Figure EDP 3.3. It 

should be noted that Site 7 in the LGBS has already been developed and is therefore 

excluded from subsequent analysis. 

 

 
Figure EDP 3.3: Local Green Belt Study for South Oxfordshire District Wheatley Suggested 

Changes Plan 

 

 

EDP Green Belt Review (June 2017) 

 

3.8 This Green Belt Review has been undertaken to provide further, focussed appraisal of the 

extent to which the parcels identified by the LGBS perform against the purposes of the 

Green Belt, as defined in the NPPF, para. 80. It has been undertaken by a Chartered 

Landscape Architect, and follows an EDP assessment criteria and methodology (see 

Appendix EDP 5) designed to examine the purposes in further detail. 

 

Review Criteria 

 

3.9 As noted in the NPPF, paragraph 80, the Green Belt serves five purposes. For each NPPF 

purpose, criteria has been determined that allows for a more comprehensive analysis to 

be undertaken, in landscape and visual terms, of the contribution the site makes to the 

function of the Green Belt in this location. The criteria for each purpose is described in 

more detail below.  
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Purpose 1: To Check the Unrestricted Sprawl of Large Built-up Areas 

 

3.10 This is a test that considers whether any built form is contained within the site or if the site 

is able to prohibit further development. Commonly this is ribbon development, but may also 

be piecemeal development in isolated areas or along settlement edges. A site may have 

already have been compromised by some form of development, in which case it is relevant 

to consider the extent to which that development has eroded the sense of openness, this 

being whether or not there is a sense that the site within the Green Belt is still open and 

absent of development. 

 

3.11 Sprawl may also be discouraged by defensible boundaries that are either natural 

(e.g. topography, woodland, water course) or man-made features (e.g. as a road, railway 

line, or settlement edge). These may be within the site or share a boundary with it. Sites 

that do not contain defensible boundaries contribute towards greater openness.  

 

Purpose 2: To Prevent Neighbouring Towns Merging into One Another 

 

3.12 The wording of the NPPF refers to ‘towns’, but in the context of this assessment study area, 

the Green Belt affects a considerably smaller geographical scale, in which it is more 

relevant to consider the potential for merging of neighbouring settlement edges as well as 

distinct settlement areas that might be defined as towns. In essence, the purpose seeks 

to avoid coalescence of built form. This can be perceived in either plan view or ‘on the 

ground’ by intervening natural or man-made features.  

 

3.13 The interpretation of ‘merging’, in terms of geographic distances, differs according to the 

study area. Whilst a review of distinct towns might need to account for distances over 

several kilometres, when considering gaps between smaller settlements, the range can be 

much smaller with distances reducing to as little as 100m in some cases. It is of note that 

susceptibility to ‘merging’ depends on the extent of openness between two settlements, 

and each situation needs to be reviewed in relation to the local landscape and visual 

context. 

 

Purpose 3: To Assist in Safeguarding the Countryside from Encroachment 

 

3.14 In terms of Green Belt, the ‘countryside’ is the landscape outside of the current 

development limits, and which is generally defined by key characteristics such as hedgerow 

networks, varying field patterns, presence/absence of woodland, downland character, 

topographical features or open space, etc. Countryside is likely to be undeveloped land 

that is typically rural and often managed for agriculture or forestry, or simply kept as an 

open natural or semi-natural landscape. It may, however, contain man-made features such 

as historic landmarks or isolated properties, or even larger areas of settlement. 

 

3.15 This assessment is based on the key landscape characteristics of the site and its 

surroundings, as well as the visual context as described above in Section 2.   

 

3.16 Sites that are highly representative of the key landscape characteristics, and exhibit them 

in good condition, make a stronger contribution towards safeguarding the countryside than 
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land that is less representative of the landscape character area or contains features that 

are in poorer condition. This allows a relative and qualitative ‘value’ element to be applied 

to landscapes. 

 

3.17 The matter of ‘encroachment’ is also a judgement that considers whether or not built form 

(such as residential development and/or related urbanising features such as street 

lighting, road signs, road infrastructure, etc.) is found in the site or affects it, and also the 

degree to which it has preserved the key characteristics or severed them from the wider 

countryside. A site that has limited or no urbanising influences has a stronger role in 

safeguarding countryside. 

 

3.18 Finally, encroachment can also be prohibited by the presence or absence of particular 

natural or man-made features that separate existing settlement edges from the wider 

countryside. Typically, it is large man-made features such as dual carriageways, or 

motorways; natural features might include woodland, large water bodies, such as lakes 

and rivers or deep, steeply sloped valleys. Such features may border a site or be contained 

wholly or partially within it.   

 

3.19 However, natural features in particular, including woodland, rivers or ridgelines, may suffer 

a loss of their integrity as prominent features within the landscape if development is 

progressed upon, or near, them. These features should therefore be safeguarded. 

 

Purpose 4: To Preserve the Setting and Special Character of Historic Towns 

 

3.20 The subject of setting and special character in the context of historic towns should be 

examined on a site by site basis, by specialist heritage consultants. However, the 

conservation area local heritage designation allows the assessment to acknowledge that 

historic cores exist.  

 

Purpose 5: to assist in urban regeneration, by encouraging the recycling of derelict and 

other urban land. 

  

3.21 The consultation exercise considers sites within the Green Belt as well as the 

redevelopment of urban land with the presumption in favour of development opportunities 

outside the Green Belt.  

 

 

Methodology 

 

3.22 EDP have developed a methodology for Green Belt Assessment, which is based on 

landscape and visual assessment methodology with regard to the purposes of the Green 

Belt and our experience of Green Belt reviews.  

 

3.23 The site is weighted against the criteria for each purpose as shown in Appendix EDP 5, 

with criteria weighted as limited, moderate or strong to reflect the contribution the site 

makes towards meeting the purposes of the Green Belt. Occasionally, weightings are 

spread if part of the site makes differing performances. This ensures that, whilst the NPPF 
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does not require all five purposes, or tests, to be met simultaneously, the extent to which 

a site contributes to the criterion of a specific purpose will better inform the decision for it 

to be removed from the Green Belt, or retained within it. 

 

3.24 The detailed findings are presented in the Green Belt Assessment Table in 

Appendix EDP 6. 

 

3.25 This assessment does not include consideration of the potential of the site to address all 

NPPF paragraphs relating to the Green Belt.  

 

3.26 A summary discussion of the findings in relation to each of the first four purposes is 

provided below. 

 

 

Summary of the Performance of the Sites in terms of the Purposes of the Green Belt 

 

Table EDP 3.1: Summary of EDP Green Belt Review  

EDP Criteria Promotion Site – 

Land off Old 

London Road    

Site 9. Land 

South of 

London Road    

Site 10. Land 

South of Beech 

Road    

Site 11. Land 

off Littleton 

Road 

Purpose 1: To check the unrestricted sprawl of large built-up areas 

Distinction 

between urban 

and countryside 

Limited Limited Moderate  Moderate 

Boundaries and 

openness 

Limited Limited Strong Limited 

Purpose 2: To prevent neighbouring towns merging into one another 

Sinuous 

settlement edge 

Limited Limited 

 

Limited Limited 

Affects gaps 

between 

settlements 

Limited Moderate Limited  Moderate 

Purpose 3: To assist in safeguarding the countryside from encroachment 

Affects key 

landscape 

characteristics 

Moderate Limited Moderate Limited 

Extent of 

urbanisation 

Limited Limited Moderate Limited 

Purpose 4: To preserve the setting and special character of historic towns 

Intervisibility with 

Historic Core 

No No No No 

Purpose 5: To assist in urban regeneration, by encouraging the recycling of derelict 

and other urban land 

Is it in the Green 

Belt 

Yes Yes Yes Yes 

 

 

3.27 This Green Belt review finds that all sites only perform moderately in terms of satisfying the 

functions of the Green Belt around Wheatley settlement. This would appear to support the 
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findings of the Local Green Belt Study for South Oxfordshire District which concluded that 

these sites possessed “few essential characteristics of the Green Belt”. 

 

3.28 In terms of ranking the sites, Site 9. Land South of London Road and the promotion site 

have the weakest performances.  For the Land South of London Road site, this can be 

attributed largely to the neglected condition, urbanising influences, and lack of key 

characteristics of the LT; its ‘indented’ location on the settlement edge; and the strong 

boundary provided by the strongly vegetated disused railway. However, the site straddles 

the disused railway, with the smaller parcel further south being contiguous with the Green 

Belt and has a greater degree of openness due to featuring less substantial boundaries. 

This corroborates with the LGBS.  

 

3.29 Although Site 11. Land off Littleworth Road is in good managed condition, its land use as 

school playing fields and landscaped grounds; strong urban influence of the school 

buildings and bounding settlement edge on two sides; limited visibility to the wider 

landscape, together with very strong defensible boundaries (including tree-lined 

watercourse) that could form the realigned boundary of the Green Belt if the site were to 

be removed from the Green Belt, limit its contribution to the Green Belt. However, with the 

absence of a permanent urbanising feature such as road or settlement beyond the site, it 

clearly forms a contiguous buffer to the Green Belt. 

 

3.30 Site 10. Land South of Beech Road performs strongest in terms of meeting the functions 

of the Green Belt, in particular restricting urban sprawl (Purpose 1) where it performs 

moderate to strongly, due to the lack of a continuous defensible boundary with the wider 

landscape, which in turn leads to a sense of openness and continuity with the semi-

enclosed landscape. The overall weakness of its field boundaries, together with the 

influence of the adjoining open settlement on two sides, leads to the site being only 

moderately representative of the local landscape type and moderate contribution to 

safeguarding the countryside from encroachment (Purpose 3). 

  

 

Performance of Promotion Site Against Green Belt Tests 

 

3.31 Considering the promotion site and the main functions of the Green Belt in slightly more 

depth, the findings are as follows: 

 

Purpose 1: To Check the Unrestricted Sprawl of Large Built-up Areas 

 

3.32 The promotion site is bounded on all sides by strong tree and hedgerow vegetation which 

brings a sense of enclosure to the promotion site, so that the openness in the sense of the 

visual relationship with the Green Belt is reduced considerably, or indeed in distant views 

from elevated viewpoints on the ridgeline and hills to the south. Development within this 

small field would not noticeably compromise the perception of the openness of the Green 

Belt in the wider area. The A40 dual carriageway forms a logical, permanent and defensible 

boundary for the Green Belt. The mature boundary vegetation around the promotion site 

will provide a defensible boundary and to the east, the existing tree belt can be further 

reinforced and strengthened. 
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Purpose 2: To Prevent Neighbouring Towns Merging into One Another 

 

3.33 The promotion site is bounded by Wheatley settlement edge on two sides, and there is no 

intervisibility with other settlements. The A40 is closer to Holton and therefore 

development on the promotion site would not result in merging of these settlements.  

 

Purpose 3: To Assist in Safeguarding the Countryside from Encroachment 

 

3.34 The promotion site lies in a transitional landscape bearing some characteristic features 

that are representative of the local landscape type, but is also influenced by the urbanising 

features of the adjoining settlement and A40 which enclose the site on three sides. This 

ensures it is not perceived making a strong contribution to the wider small scale landscape.  

 

Purpose 4: To Preserve the Setting and Special Character of Historic Towns 

 

3.35 There is no intervisibility between the site and the Wheatley Conservation Area. 

Furthermore, there is existing, contemporary development within Wheatley that further 

reinforces the separation. 
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Section 4 

Conclusion 
 

 

4.1 The Environmental Dimension Partnership Ltd (EDP) has been appointed by Taylor Wimpey 

UK Limited (the ‘client’) to undertake a preliminary landscape appraisal and Green Belt 

review of a potential site for residential development at land off Old London Road, Wheatley, 

Oxfordshire (the ‘promotion site’) and three comparative sites, named as land South of 

London Road, land South of Beech Road, and land off Llittleworth Road. The location of the 

promotion site and the comparative sites are shown on Plan EDP 1. 

 

4.2 This landscape position paper finds that the promotion site is representative of the local 

landscape, although being bounded by the existing settlement edge on two sides and the 

A40 on a third, urban influences are evident. The value of the landscape, in terms of its 

fabric and features, is relatively high by virtue of the presence of characteristic mature 

trees and hedgerows. Such features, as advised through planning policy and general good 

practice, should be retained in any future development proposal, and given the strong 

enclosure of the promotion site that they offer, there is the opportunity to provide an 

immediate mature landscape framework which will contain development and limit impacts 

upon the wider landscape character. 

 

4.3 Due to the natural enclosure of the promotion site it is not visually prominent in the 

landscape. Therefore, the conclusion by the SHLAA that the sloping nature of the promotion 

site should preclude development is not sufficiently strong. The promotion site can 

accommodate development without significantly impacting on sensitive visual receptors, 

although careful consideration of building heights is required. Due to its settlement edge 

location, if new development on the promotion site is visible, particularly on the upper 

slope, it will be in the context of existing settlement which forms part of the visual character 

of the area and therefore will not be inappropriate, unexpected or discordant as part of the 

views. Sensitive masterplanning design incorporating open space and internal tree 

planting offers the opportunity to mitigate visual effects of any future development. 

 

4.4 The Green Belt  review has considered how the promotion site and its features contribute 

towards the openness of the Green Belt and the potential to create a permanent boundary, 

should it be taken out of the designation. 

 

4.5 This review finds that the promotion site makes a predominantly limited contribution to the 

purposes of the Green Belt, it being entirely divorced from the wider designation by a 

recognised, permanent boundary to the north and by an existing, recognisable landscape 

feature to the east. Urbanising features include the existing settlement edge on two 

boundaries, overhead services, the A40 which erode the sense of openness, when 

compared to the wider Green Belt.  

 

4.6 NPPF para. 83 requires local authorities to consider the permanence of the new Green Belt 

boundaries. The promotion site benefits from having three permanent boundaries and only 

one ‘short’ but recognisable landscape feature forming the eastern boundary. All 

boundaries lie south of the A40 and would not extend the settlement further east than the 
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most eastern part of the village. The eastern boundary of the promotion site can provide a 

defensible boundary to the Green Belt, and with enhancement and reinforcement, will 

ensure the protection of the landscape setting of the River Thames valley to the east of 

Wheatley.  

 

4.7 Sensitive masterplanning of future development on the promotion site can ensure the 

retention and protection of the existing tree and hedgerow features which provide some 

contribution to the perception of the transitional landscape between the Open Farmed Hills 

and Valleys and, the Semi-enclosed Farmed Hills and Valleys. Development should 

however be restricted from the full area of the more elevated portion of the promotion site, 

and instead siting of open space on the edges of the site would retain views to the ridgeline 

to the south. Internal tree planting will assist greatly in softening the appearance of 

development on the promotion site, by reinforcing its enclosed appearance and reducing 

the massing of buildings.  
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Appendix EDP 1.1 

Promotion Site – Land Off Old London Road 
 

 

Promotion Site - Land off Old London Road  
Landscape Character and Visual Amenity Description 

 

Key landscape 

features/condition and 

representativeness of the 

LCT 

 

• The promotion site lies within the Open Farmed Hills and Valleys LT. 

Hillside location with long views to ridge/hills to south from upper 

part of site, although restricted by boundary trees; intrusion of A40 

and overhead powerlines, characteristic of this LT; and 

• Mature trees and hedgerows on boundaries give the promotion site 

a strong sense of enclosure which together with small pasture field 

are characteristics more representative of the Enclosed Farmed 

Hills and Valleys LT. 

 

Sub-urbanising influences 

 

• Settlement edge along Old London Road to the south, and to the 

west of Waterperry Road; 

• Brookes University tower block to the north-west; 

• A40 road to the north; 

• Overhead services along northern edge of the promotion site; and 

• Pylons and overhead cables to the east of the promotion site. 

 

Topography 

 

• The promotion site slopes down from north to south, forming part of 

wider rolling hillside landform. 

 

Views from Public Rights 

of Way 

• No PRoW within or bounding the promotion site; 

• Views from nearest PRoW footpath (200m to the north) screened by 

A40 buffer planting; 

• Views from PRoW to the east (including along the River Thames 

corridor) screened by intervening vegetation and site boundary 

hedgerow; and 

• The promotion site boundary trees largely screen views of the site 

from elevated viewpoints on hills to the south. Glimpsed views of 

upper area of the site possible between and over canopies of trees 

in SE and SW corners of the promotion site. 

 

Views from roads 

 

• Views into site from Old London Road filtered by boundary trees; 

• Views into site from Waterperry Road screened by road 

embankment and boundary vegetation; and 

• Glimpsed view into site through overhead services easement gap. 

 

Views from residential 

receptors 

 

• Close views from residential receptors off Old London Road filtered 

by southern boundary trees; 

• Views from residential receptors west of Waterperry Road filtered by 

site boundary hedgerow and other intervening vegetation; and 

• Potential partial and filtered views from more distant residential 

receptors within Wheatley, but these would be in the context of the 

settlement. 
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Promotion Site - Land off Old London Road  
Landscape Character and Visual Amenity Description 

 

Summary  

 

• In landscape terms this site possesses a number of the key rural 

characteristics of the local landscape types, but it is also notably 

influenced by its location bounded by settlement to the south and 

west, and the A40 to the north. Retention and enhancement of the 

boundary vegetation will maintain the key defining landscape 

characteristic of the promotion; and 

• In terms of visual amenity, the high degree of enclosure by boundary 

vegetation limits views into the promotionsite. Views from close 

proximity residential or road receptors are strongly filtered. There are 

no views from nearby PRoW. There is the potential for more distant 

views towards the promotion site from the south, but it is largely 

screened by boundary vegetation with only glimpsed views of the 

upper part of the site above lower canopies. 
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Appendix EDP 1.2 

Promotion Site – Land Off Old London Road 

Photographic Plates Illustration Landscape Context 

 

 
Plate EDP 1: Illustrating sense of site enclosure. View looking north-west across site  

towards western boundary hedgerow and prominent Brookes University tower 

block piercing the treed skyline 

 

 
Plate EDP 2: Illustrating influence on site character of adjoining settlement to the south-west 
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Plate EDP 3: Illustrating northern boundary hedgerow containing site and gap view of adjoining  

 A40 from site 

 

  

Plate EDP 4: llustrating strong eastern boundary hedgerow vegetation and off-site coniferous  

 tree plantation and pylons 

 

 



Land off Old London Road, Wheatley, Oxfordshire 

Landscape Position Paper and Green Belt Review 

L_EDP4048_03 

 

 

 
Plate EDP 5: Illustrating strong line of trees along southern boundary and views from upper  

 part of site across trees towards ridgeline, giving reduced sense of enclosure 

 

 
Plate EDP 6: View from PRoW 407/5/10 leading up to Castle Hill Farm looking north-west  

 across Wheatley settlement towards the site which is not apparent due to tree  

 screening 
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Appendix EDP 1.3 

Promotion Site – Land Off Old London Road 

PLAN EDP L4 Landscape Character and Context 
 (EDP4048/06a 29 June 2017 HS/JM) 

 

  



Land off Old London Road, Wheatley, Oxfordshire 

Landscape Position Paper and Green Belt Review 

L_EDP4048_03 

 

 

This page has been left blank intentionally 

  



Site Boundary

Linear Tree Belt

Key Views

Filtered Views

Hedgerow

Views of urban edge and Wheatley settlement 
with ridgeline backdrop over boundary trees
from higher ground within site.

Mature trees and hedgerows create a general sense of 
enclosure around this small grassland field. Stronger 
sense of enclosure in the lower southern part of the site 
where views out are contained. Sense of enclosure 
reduced in the higher part of the site where views out 
are possible over boundary vegetation.

Strongly filtered views towards urban edge to
the south through mature boundary trees.

Views towards ridgeline and pylons to the 
south from higher ground within site.

Views to the north contained by hedgerow buffer
planting along the A40, except for overhead services
easement gap in the north-east corner of the site
which allows views of passing traffic.

Brookes University tower block forms prominent
built feature piercing the wooded skyline to the
north-west. Traffic noise, particularly from the A40 disturbs

tranquility of landscape.

Views to the east contained by the site boundary hedgerow 
and trees, with coniferous tree plantation and other 
vegetation on adjacent site further screening views. 
Pylons and overhead cables feature above tree canopies.

No intervisibility with the River Thames
corridor 500m to the east.

Waterperry Road set down between road 
embankments as it descends under A40.

W
at

er
pe

rr
y 

Ro
ad

W
at

er
pe

rr
y 

Ro
ad

A40A40

London Road

London Road

Old London Road

Old London Road

Brookes University
Wheatley Campus
Brookes University
Wheatley Campus

project title

drawing title

Plan EDP L4 Promotion Site: Landscape 
Character and Context

Land off Old London Road, Wheatley

Taylor Wimpey UK Limited
client

0 100m

date
drawing number
scale

HS
JM
LH

drawn by
checked
QA

29 JUNE 2017 
EDP4048/06a
Refer to scale bar

© The Environmental Dimension Partnership Ltd. © Crown copyright and database rights 2017 Ordnance Survey 0100031673

@edp-uk.co.uk   www.edp-uk.co.uk
Cirencester 01285 740427 Cardiff 02921 671900 Shrewsbury 01939 211190 



Land off Old London Road, Wheatley 

Arboricultural Position Paper

T_EDP4048_02 May 2017

1. Introduction 

1.1 This Arboricultural Position Paper has been prepared by the Environmental Dimension 

Partnership Ltd (EDP) on behalf of Taylor Wimpey UK Ltd. It considers the arboricultural issues 

pertinent to any development of land off Old London Road, Wheatley (hereafter referred to as 

‘the site’). In doing so, this paper considers the arboricultural issues pertaining to the site’s 

potential to accommodate residential development, and in doing so identifies opportunities and 

constraints that influence its deliverability and/or capacity in that respect. 

1.2 The site is located on the eastern side of Wheatley, a small town situated around five miles east 

of Oxford city centre. It comprises a single semi-improved grassland field with an existing gated 

access located in the southern corner of the site. This access has become overgrown and the 

remainder of the site is enclosed by trees and hedgerows. The western and southern site 

boundaries adjoin Waterperry Road and Old London Road respectively, with residential 

properties beyond. The A40 runs the length of the north eastern boundary. A plantation of mixed 

woodland and rough grassland lies to the east of the site 

1.3 The site measures approximately 3.4 hectares (ha) and is centred on approximately Ordnance 

Survey Grid Reference (OSGR) SP 606056. The local planning authority is South Oxfordshire 

District Council. 

2. Methodology  

2.1 A walkover survey was undertaken on 04 May 2017, to provide a preliminary assessment of the 

tree stock at the site. The survey sought to identify all trees considered to be of high (category 

A), moderate (category B) and low (category C) value, based upon guidance set out in 

BS 5837:2012 Trees in Relation to design, Demolition and Construction. 

2.2 The survey was undertaken using a GPS enabled tablet PC, which provides accuracy to within 

0.5m. To assist in both the survey and future depiction of the tree population, the survey base 

mapping comprised composite Ordnance Survey data and high resolution aerial imagery. 

2.3 All surveyed items are as noted on the Key Arboricultural Constraints Plan (Plan EDP 1) and are 

detailed in the tree survey schedule (Schedule EDP 1) included at the rear of this document. 

2.4 All recorded items were allocated a unique reference number, with individual trees being given 

the prefix ‘T’, groups of trees the prefix ‘G’ and hedgerows the prefix ‘H’.   
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2.5 Designated root protection areas (RPA) for each surveyed item have been calculated in 

accordance with BS 5837:201. The extents of these areas are depicted on Plan EDP 1.  

Baseline Information 

Tree Preservation Orders 

3.1 Consultation with South Oxfordshire District Council’s online resources has confirmed that no 

tree preservation orders (TPO) are registered within the site, nor does any part of the site lie 

within or abut the boundary of a designated Conservation Area. 

3.2 One off-site TPO (reference 18/1990 and named 53 London Road) has been identified, which 

formally protects a row of seven sycamore trees and is located on the south side of the Old 

London Road opposite the existing gated access. This TPO does not directly affect the site but 

is worth bearing in mind in relation to proposed access arrangements as any works to these 

trees would require a formal application to the council. 

Survey Results 

3.3 The survey process recorded four individual trees, five groups of trees and two hedgerows, 

totalling 11 items. Of these 11 items, two are classified as category A, of high quality and value; 

five are classified as category B, of moderate quality and value; and four as category C, of low 

quality and value. No category U items were identified. 

3.4 A total of nine tree species are supported by the site; these comprise predominantly native and 

naturalised species typical of this semi-rural setting, with maple and hawthorn dominating the 

species hierarchy. 

3.5 All of the surveyed items are located around the perimeter of the site and, providing that 

designated RPAs and canopies are respected, they do not adversely constrain the potential to 

accommodate residential development in the main body of the site. 

3.6 However, it should be noted that G3 and G4, both category A items of high quality and value, are 

located along the south western boundary and as such will shade this area of this site. 

3.7 The potential access will need to take into consideration the surveyed items and, from an 

arboricultural perspective, the location for this would be preferable to the south west corner of 

the site or the existing access to the south east corner of the site. 

3.8 High-level masterplanning should seek to retain as many category A and B items as practicable 

and will need to respect the offsets as defined by canopy and designated RPA extents, along 

with shading cast by the items along the south western boundary.  
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3.9 Any future planning application should be informed further by a detailed tree survey based on 

topographic survey data. The current survey, which formed the basis of this position paper was 

conducted in such a way that it can be reconciled with topographic data and used as the 

baseline for further enhanced surveys in the future.  

Conclusions 

4.1 The trees at the site are not subject to any TPO, and neither does the site fall within or abut a 

Conservation Area.  

4.2 Overall, the site contains two category A trees of high quality and value and five category B items, 

of moderate quality and value. Both category A and B items should be prioritised for retention 

due to their condition, age and longevity.  

4.3 All of the surveyed items are located around the perimeter of the site and, providing that 

designated RPAs and canopies are respected, they do not adversely constrain the potential to 

accommodate residential development in the main body of the site. 

4.4 However, it should be noted that G3 and G4, both category A items of high quality and value, are 

located along the south western boundary and as such will shade this area of this site. 

4.5 The potential access will need to take into consideration the surveyed items and, from an 

arboricultural perspective, the location for this would be preferable either in the south west 

corner of the site or using the existing access to the south east corner of the site. 

4.6 Nonetheless, it is recommended that any future masterplanning exercise is informed by a 

detailed tree survey, based on topographic survey data and in full compliance with 

BS 5837:2012.  
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Plan  

Plan EDP 1  Key Arboricultural Constraints 

(EDP4048/01 05 May 2017 LB/LT)
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Schedule EDP 1 



Client:Client:Client:Client: Taylor Wimpey UK Limited Site: Site: Site: Site: 

Date of Date of Date of Date of 

Survey:Survey:Survey:Survey:
ConsultantConsultantConsultantConsultant

TaggedTaggedTaggedTagged N/A Weather Weather Weather Weather 

NorthNorthNorthNorth East East East East SouthSouthSouthSouth WestWestWestWest

T1 Lime sp. (Tilia  sp.) 12 550# 5 5 5 5 0 Mature Fair Fair Access to inspect base - Restricted / obscured No Work Recommended 20+ B1;2 N/A

G2

Hazel sp. (Corylus  

sp.);Hawthorn sp. (Crataegus  

sp.)

5 230# 3 3 3 3 0 Early Mature Fair Fair Access to inspect base - Restricted / obscured; Boundary group No Work Recommended 10+ C1;2 N/A

G3

Sycamore (Acer 

pseudoplatanus);Poplar sp. 

(Populus  sp.)

18 490# 5 5 5 5 0 Mature Good Fair
Ivy or climbing plant; Deadwood - Minor; Large group mature roadside 

boundary trees
No Work Recommended 40+ A1;2 N/A

G4

Sycamore (Acer 

pseudoplatanus);Lime sp. 

(Tilia  sp.)

13 450 5 5 5 5 0 Mature Good Fair Roadside boundary trees No Work Recommended 40+ A1;2 N/A

T5
Sycamore (Acer 

pseudoplatanus)
13 550# 5 5 5 5 0 Mature Poor Fair Ivy or climbing plant No Work Recommended 20+ B1;2 N/A

T6 Lime sp. (Tilia  sp.) 9 340# 6 3 1 3 0 Mature Fair Fair Fallen tree / trees - Partial collapse No Work Recommended 10+ C1;2 N/A

H7

Field maple (Acer 

campestre);Sycamore (Acer 

pseudoplatanus);Birch sp. 

(Betula  sp.);Hazel sp. 

(Corylus  sp.)

6 200 3 3 3 3 0 Early Mature Fair Fair Planted, unmanaged hedgerow providing beneficial screen No Work Recommended 20+ B1;2 N/A

H8
Hawthorn sp. (Crataegus  

sp.);Bramble sp. (Rubus  sp.)
4 200# 2 2 2 2 0 Mature Fair Fair Utility clearance pruned; Providing beneficial screen from road No Work Recommended 10+ C1;2 N/A

T9 Ash sp. (Fraxinus  sp.) 14 500# 5 5 5 5 0 Mature Fair Fair Off-site tree, all readings estimated No Work Recommended 20+ B1;2 N/A

G10

Field maple (Acer 

campestre);Norway maple 

(Acer platanoides);Hawthorn 

sp. (Crataegus  sp.)

11 260 4 4 4 4 0 Mature Fair Fair Roadside highways planting, located on west facing slope No Work Recommended 20+ B2 N/A

G11

Hawthorn sp. (Crataegus  

sp.);Elder sp. (Sambucus  

sp.)

4 150 2 2 2 2 0 Mature Fair Fair
Access to inspect base - Not possible; Access to inspect base - Restricted / 

obscured; Ivy or climbing plant; Unaged boundary group
No Work Recommended 10+ C1;2 N/A

04/05/2017

Branch Spread (m)Branch Spread (m)Branch Spread (m)Branch Spread (m)

Life StageLife StageLife StageLife Stage Comments / NotesComments / NotesComments / NotesComments / Notes
Sequential Sequential Sequential Sequential 

Reference No.Reference No.Reference No.Reference No.
SpeciesSpeciesSpeciesSpecies Height (m)Height (m)Height (m)Height (m)

Stem Stem Stem Stem 

Diameter Diameter Diameter Diameter 

(mm)(mm)(mm)(mm)

Canopy Canopy Canopy Canopy 

Clearance (m)Clearance (m)Clearance (m)Clearance (m)

Physiological Physiological Physiological Physiological 

ConditionConditionConditionCondition

Category Category Category Category 

GradingGradingGradingGrading
PriorityPriorityPriorityPriority

Land off Old London Road, Wheatley

RecommendationsRecommendationsRecommendationsRecommendations

Luke Tamblyn

Clear and bright

Structural ConditionStructural ConditionStructural ConditionStructural Condition

Estimated Estimated Estimated Estimated 

Remaining Remaining Remaining Remaining 

Contribution Contribution Contribution Contribution 

(Years)(Years)(Years)(Years)
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Respondent Details  

  

  

  

 

  
 

 
Q1. Are you completing this form as an:  

Organisation  

 

Your comments  

Q2. You can provide your comments on the Wheatley Neighbourhood Plan Review below. When 
commenting, you should bear in mind that the examiner will mainly assess the plan against the 'basic 
conditions', which are set out in the Basic Conditions Statement. If you are commenting on a specific 
section or a supporting document, please make this clear. After this publicity period consultation, the 
opportunity for further comments will be only at the request of the examiner. If you wish to provide 
evidence and any supporting documents to support or justify your comments, there is a facility to upload 
your documents below.  

   Please see attachment. 
 

 
Q3. You can upload supporting evidence here.  

 File: Wheatley Reg 16 SODC Comments.pdf   

 

Your details and future contact preferences  

Q8. After the publicity period ends, your response will be sent to an independent examiner to consider. As 
the neighbourhood planning process includes an independent examination of the plan, your name, postal 
address and email (where applicable) are required for your comments to be considered by the examiner. 
The opportunity for further comments at this stage would only be at the specific request of the examiner. 
All personal data will be held securely by the council and examiner in line with the Data Protection Act 
2018. Comments submitted by individuals will be published on our website alongside their name. No other 
contact details will be published. Comments submitted by businesses, organisations or agents will be 
published in full, excluding identifying information of any individual employees. Further information on how 
we store personal data is provided in our privacy statement.  

Title  - 

Name   



Q8. After the publicity period ends, your response will be sent to an independent examiner to consider. As 
the neighbourhood planning process includes an independent examination of the plan, your name, postal 
address and email (where applicable) are required for your comments to be considered by the examiner. 
The opportunity for further comments at this stage would only be at the specific request of the examiner. 
All personal data will be held securely by the council and examiner in line with the Data Protection Act 
2018. Comments submitted by individuals will be published on our website alongside their name. No other 
contact details will be published. Comments submitted by businesses, organisations or agents will be 
published in full, excluding identifying information of any individual employees. Further information on how 
we store personal data is provided in our privacy statement.  

Job title (if relevant)  Planning Policy Officer (Neighbourhood)  

Organisation (if relevant)  South Oxfordshire and Vale of White Horse District Councils 

Organisation representing (if relevant)  - 

Address line 1  Abbey House 

Address line 2  Abbey Close 

Address line 3  - 

Postal town  Abingdon 

Postcode  OX14 3JE 

Telephone number  - 

Email address  @southandvale.gov.uk 
 

 



 

Policy and Programmes 

 
  

 
  

Contact officer:  

@southandvale.gov.uk  

Tel: 01235 422600 

  
07/03/2023 

 

Wheatley Neighbourhood Development Plan – Comments under Regulation 16 
of the Neighbourhood Planning (General) Regulations 2012 (As Amended)  

South Oxfordshire District Council has worked to support Wheatley Parish Council in 
the preparation of their neighbourhood plan and compliments them on a very 
thoughtful, comprehensive and well produced plan review. 

In order to fulfil our duty to guide and assist, required by paragraph 3 of Schedule 4B 
to the Town and Country Planning Act 1990 (as amended), the council commented on 
the emerging Wheatley Neighbourhood Development Plan (NDP) during the pre-
submission consultation. We note that the qualifying body has taken the council’s 
advice on board and addressed a number of the concerns previously raised.  

We are committed to helping this plan succeed. To achieve this, we offer constructive 
comments on issues that are considered to require further consideration. To 
communicate these in a simple and positive manner; we produced a table containing 
an identification number for each comment, a description of the relevant section/policy 
of the NDP, our comments and, where possible, a recommendation. 

Our comments at this stage are merely a constructive contribution to the process and 
should not be interpreted as the Council’s formal view on whether the draft plan meets 
the basic conditions.  

 

 

 

 
Planning Policy Officer (Neighbourhood)



 

Ref. Section/Policy Comment/Recommendation 
1 General comment 

on policy numbering 
It would be beneficial for the readability and use of 
the plan if the paragraphs are numbered consistently. 
At present, several paragraphs throughout the plan 
do not appear to have been given a unique number.  

 Paragraph 4.8 The sentence beginning on line 8 of this section 
should read “The District council requires affordable 
housing contributions where there is a net gain of 10 
or more dwellings, in line with national policy and 
guidance”. (Amendment required from 11 to 10). This 
requirement is accurately reflected on Policy H3 
(page 36), stating “Development proposals with a net 
gain of ten or more dwellings (Use Class C3) or 
where the site has an area of 0.5 hectares or more 
should deliver 40% affordable housing”. For 
consistency, it is advised that paragraph 4.8 is 
revised to accurately reflect requirements throughout. 

 Page 44 - Figure 8.6 This map could be enhanced by ensuring that the 
information shown is clear and that all of the layers 
listed in the key are visible. Making these 
amendments would bring this map in line with the 
Basic Conditions which require a neighbourhood plan 
to be clear and unambiguous. SODC would be happy 
to assist with this. 

 Page 45 – Policy 
HE1: Historic 
Environment 

We note this policy is the same as that in the made 
Wheatley Neighbourhood Plan and is broadly 
consistent with the NPPF and our local plan policies. 
However, we feel that the wording could be improved 
to create a better link to development by including a 
trigger for when the policy should be applied. We 
suggest that prefacing the first paragraph with ‘In the 
determination of planning applications….’ would 
enhance the policy and ensure that it serves a 
purpose when considering development proposals. 
Additionally, a reference to the NPPF requirement to 
take a balanced approach to the determination of 
applications relating to heritage structures would also 
be welcomed. 

 Page 46 – WHE25, 
the OBU site 

The information regarding the OBU Wheatley 
Campus site is no longer accurate and should be 
amended to remove confusion. As of the time of 
submission, a large part of the OBU Wheatley 
Campus site vacant; however, a small section is still 
in use by OBU. The wording of the first sentence of 
paragraph 9.3 should therefore be amended to state 
‘OBU is intending to fully vacate the current Wheatley 
Campus site in the future and the site is currently 



Ref. Section/Policy Comment/Recommendation 
subject to an outline planning application for up to 
500 dwellings.’ 

 Page 50 - Figure 
10.3 

This map could be improved by further distinction 
between the existing green belt boundary and the 
newly proposed boundary. Making these 
amendments would bring this map in line with the 
Basic Conditions which require a neighbourhood plan 
to be clear and unambiguous. SODC would be happy 
to assist with this. 

 Page 51 – Figure 
11.1 

The Green Route and WNP Boundary identified on 
the key are either missing or difficult to identify on the 
map itself, this should be rectified. Making these 
amendments would bring this map in line with the 
Basic Conditions which require a neighbourhood plan 
to be clear and unambiguous. SODC would be happy 
to assist with this. 

 Page 67 – 15 
References 

Several of the references are not correct or accurate 
enough, for example references to the Local Plan or 
NPPF are not always to the most up to date version. 
We would welcome the examiner’s recommendation 
to make factual updates where appropriate. 
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