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Introduction

The future delivery of the proposed Garden Village — Salt Cross - north of the A40 near Eynsham (which was first identified in the West Oxfordshire
Local Plan 2031) is to be guided by an Area Action Plan (AAP).

The AAP was formally submitted for examination on 10 February 2021 with hearing sessions held over a two-week period from 28 June — 8 July
2021.

Following public consultation on a number of proposed Main Modifications to the AAP in September 2022, the Inspector’s final report was received
on 1 March 2023.

However, following a legal challenge, the Inspector’s report and proposed Main Modifications insofar as they relate to AAP Policy 2 — Net Zero
Carbon Development, were formally quashed.

As a result, the examination was re-opened to re-consider Policy 2 in light of the legal challenge and the Government’s Local Energy Efficiency
Standards Update in the Written Ministerial Statement (WMS) dated 13 December 2023.

The District Council submitted proposed Main Modifications to Policy 2 and updated supporting evidence in March 2025 and a hearing session was
held virtually on 30 June 2025.

The Inspector’s post-hearing letter was received on 1 August 2025, concluding that the Council’s proposed approach is consistent with national
policy but identifying a number of soundness concerns relating to specific aspects of the revised policy.

To address these concerns, the District Council has prepared new Main Modifications to Policy 2 and its supporting text. These are set out in tabular
form overleaf.

The proposed Main Modifications will be subject to a statutory 6-week period of public consultation, accompanied by an updated Sustainability
Appraisal (SA) addendum. Any representations received will be considered by the Inspector who will then look to issue a final report.

The proposed Main Modifications are set out in turn, in tabular form below. For ease of reference, new text proposed to be added is shown in bold
and underlined and text which is proposed to be deleted is shown as struck-through.


https://www.westoxon.gov.uk/media/vzkb3lbi/ed16-salt-cross-post-hearing-letter-1-aug-25.pdf

Main Modifications (MMs)

Main Paragraph/Policy Main Modification Reason for Main Modification
Modification Reference
Reference
MM1 Paragraph 5.33 Amend paragraph as follows: To reflect the content of the updated evidence
set out in ‘Policy 2 — Net Zero Carbon
Their report? (hereafter the ‘net-zero carbon report’) Development Evidence Base (March 2025)".

considers two main scenarios; the first a net zero
carbon development scenario and second, a low
carbon development scenario. adepts-the-industry

bl - nised
MM?2 Figure 5.4 - Definition of Delete To reflect the content of the updated evidence
Net Zero Operational set out in ‘Policy 2 — Net Zero Carbon
Carbon Development Evidence Base (March 2025)".

ordshire-ga vilage: Policy 2 Net Zero Carbon Development Evidence

Base (March 2025)
% https:Lwww-letilondont



https://www.westoxon.gov.uk/media/hdnjcnnf/trajectory-for-net-zero-buildings-for-the-oxfordshire-garden-village.pdf
https://www.leti.london/

Main Paragraph/Policy Main Modification Reason for Main Modification

Modification Reference

Reference

MM3 Paragraph 5.34 Amend paragraph as follows: To reflect the content of the updated evidence

Fhe-Under the net zero carbon development scenario,
all development at Salt Cross would be required to
achieve net zero operational carbon on-site through
the use of high-performance building fabric, efficient
heating and hot water systems and on-site renewable
energy generation. This scenario is based on the use of
defined energy use intensity (EUI) targets and space
heating demand indicators with predictive energy
modelling (e.g. PHPP, CIBSE TM54) required to
demonstrate compliance. net-zere-carbonreport

set out in ‘Policy 2 — Net Zero Carbon
Development Evidence Base (March 2025)".




Main Paragraph/Policy Main Modification Reason for Main Modification
Modification Reference
Reference
MM4 Paragraph 5.35 Amend paragraph as follows: To reflect the content of the updated evidence
set out in ‘Policy 2 — Net Zero Carbon
Foreach-scenario-thereportconsidersbuildingfabric Development Evidence Base (March 2025)".
I ification. . ised | I
lutions. | | haologies,
iabili ictod . ‘

eceupants: Under the second, low-carbon scenario, all

buildings would be required to achieve at least a 100%

carbon reduction improvement of their respective

Target Emission Rate (TER).
MM5 Paragraph 5.36 Amend paragraph as follows: To reflect the content of the updated evidence

future-occupants: The aim of this scenario would be to

reduce the carbon emissions attributed to regulated
energy uses in all buildings to zero, achieved through a
combination of high-performance building fabric,
efficient heating and hot water systems and on-site
renewable energy generation. Policy compliance
would be demonstrated through the use of Part L
modelling — SAP for domestic buildings and the
National Calculation Methodology — NCM for non-
domestic buildings.

set out in ‘Policy 2 — Net Zero Carbon
Development Evidence Base (March 2025)’".




Main
Modification
Reference

Paragraph/Policy
Reference

Main Modification

Reason for Main Modification

MM6

Paragraph 5.37

The report demonstrates that both scenarios are
technically feasible and have a relatively modest
impact on costs (+6.1% for the zero carbon scenario
and +7% for the low carbon scenario.) Importantly
however, it demonstrates that the zero carbon
scenario has a number of advantages, not least the
fact that it takes account of unregulated energy use
(i.e. the energy consumed by a building resulting from
fixtures or appliances) which can account for 50% of
energy in low-energy dwellings. cencludesthat

scenario-4—zero-carbon-bepursued-asthisistheonly

To reflect the content of the updated evidence
set out in ‘Policy 2 — Net Zero Carbon
Development Evidence Base (March 2025)".

MM7

Figure 5.5 — Comparison of
Scenarios1-4

Delete

To reflect the content of the updated evidence
set out in ‘Policy 2 — Net Zero Carbon
Development Evidence Base (March 2025)".




Main
Modification
Reference

Paragraph/Policy
Reference

Main Modification

Reason for Main Modification

MM8

Paragraph 5.43

Amend paragraph as follows:

The associated uplift in capital cost to achieve net-zero
carbon development is estimated at 6.1% on top of the
costs of a baseline home (source: Policy 2 Net Zero
Carbon Development Evidence Base March 2025). 5-
7% above current Approved-DocumentPart L {ADL}
2043 BuildingRegulations. The relative uplift in capital
cost-overand-above-the currentnational-benchmark;
will reduce significantly over time. the-closerwe-meove
to-the proposed-date foraFuture Homes Standard
gt . ol I 053 and 4]
| inal: i that | lictod to furt!
. hrologi | I
o . I e
. . ! for hicl ords

To reflect the content of the updated evidence
set out in ‘Policy 2 — Net Zero Carbon
Development Evidence Base (March 2025)".

MM9

Paragraph 5.44

Amend paragraph as follows:

The report concludes that in order to achieve net-zero
carbon at Salt Cross, the energy use associated with the
buildings must first be reduced as far as possible. ‘Ultra-
low energy’ building fabric, designed to standards
comparable to those achieved through Passivhaus, is
recommended, with a view to ensuring that space
heating demand for both residential and non-residential
developments is less than 45 20 kWh/mZ2.yr.

To reflect the content of the updated evidence
set out in ‘Policy 2 — Net Zero Carbon
Development Evidence Base (March 2025)".




Main Paragraph/Policy Main Modification Reason for Main Modification
Modification Reference

Reference

MM10 Paragraph 5.45 Amend paragraph as follows: To improve the effectiveness of the text by

With improved building-fabric performance, comes the
need to ensure appropriate levels of thermal comfort in
order to avoid the risk of overheating. At the outline
planning stage, where relevant and applicable, broader
overheating considerations will need to be addressed
such as orientation, massing, passive-design
considerations. Atthe-detailed-planningstage; Beyond
this, in accordance with the relevant regulatory
frameworks, overheating modelling will be required to
demonstrate compliance with Part O of the Building
Regulations for residential uses and CIBSE TM52 for
non-residential uses. in-tine-with-Chartered-tnstitution

of Building Services-Engineers{CIBSE} guidanceto
I hat build . ‘
heati I . " lished

e including TMSG.f idents | TMS2 £

recognising that it will not always be possible or
applicable for overheating to be considered at
the outline planning stage — depending on the
level of information available.

For effectiveness and to also recognise that it is
other regulatory frameworks such as Building
Regulations which deal with the issue of
overheating rather than planning.




Main Paragraph/Policy Main Modification Reason for Main Modification
Modification Reference
Reference
MM11 Paragraph 5.46 Amend paragraph as follows: For effectiveness and to reflect the content of
the updated evidence set out in ‘Policy 2 — Net
In addition to the space heating standard outlined Zero Carbon Development Evidence Base
above, the net-zero carbon report prevides identifiesa | (March 2025)".
number of Energy Use Intensity (EUI) targets —
essentially a budget for how much energy different
types of building are allowed to use annually, measured
on a kWh/m2.yr basis. The recommended EUI targets
for Salt Cross are as follows:
e Residential: <35 kWh/m?2.yr
e Office: <70 kWh/m?2.yr
e Schools: <65 kWh/m?2.yr
MM12 Paragraph 5.47 Amend paragraph as follows: For effectiveness and to reflect the content of
the updated evidence set out in ‘Policy 2 — Net
Fherecommended-EU-targetsforSalt-Crossareshown | Zero Carbon Development Evidence Base
in-Figure-5-6- The report identifies that for other uses (March 2025)".
(e.g. research and development and retail) it is very
challenging to predict energy use and as such, suggests
that energy targets for such uses should be developed
and agreed as part of any pre-application discussions
with the Council. This is reflected in Policy 2.
MM13 Figure 5.6 — Delete To reflect the content of the updated evidence

Recommended EUI Targets

set out in ‘Policy 2 — Net Zero Carbon
Development Evidence Base (March 2025)".




Main Paragraph/Policy Main Modification Reason for Main Modification

Modification Reference

Reference

MM14 Paragraph 5.50 Amend paragraph as follows: For effectiveness and to reflect the content of

The net-zero carbon report identifies the need for each
building at Salt Cross to generate as much renewable
energy as possible, the aim being to achieve a balance
between predicted annual energy use and annual
renewable energy generation. If this can’t be achieved,

then it must be achieved elsewhere, either within the
building plot, or across the wider site. considersthe
LE ) bl I lud

the updated evidence set out in ‘Policy 2 — Net
Zero Carbon Development Evidence Base
(March 2025)".

10



Main Paragraph/Policy Main Modification Reason for Main Modification
Modification Reference
Reference
MM15 Paragraph 5.51 Amend paragraph as follows: For effectiveness and to reflect the content of
the updated evidence set out in ‘Policy 2 — Net

The report concludes that buildings at Salt Cross must Zero Carbon Development Evidence Base

not connect to the gas network, or more generally use | (March 2025)’.

fossil fuels on-site and must use low carbon heating

systems (e.g. heat pumps). fessil-fuels;such-aseiland

paturalgasshould-netbeused-to-providespace

donts | . 1 d .
| | | "
i ninating ] ¢ foccil fuels.

MM16 Paragraph 5.52 Amend paragraph as follows: For effectiveness and to reflect the content of

ol ludes that 100% of t .
. buildi . I .
siterenewablesforexamplethroughsolar PV This
eonchusion is supported by the Garden Village Energy
Plan with energy modelling undertaken by the Energy &
Power Group (University of Oxford) and EDF Energy
R&D UK demonstrating that with roof top solar PV
alone, sufficient capacity could be installed to meet the
modelled energy demand for the development.

the updated evidence set out in ‘Policy 2 — Net
Zero Carbon Development Evidence Base
(March 2025)".

11



Main Paragraph/Policy Main Modification Reason for Main Modification

Modification Reference

Reference

MM17 Paragraph 5.54 Amend paragraph as follows: To reflect the content of the updated evidence

The net-zero carbon report highlights the importance
of reducing embodied carbon and suggests that
development proposals will need to demonstrate
attempts to reduce embodied carbon to meet the
upfront carbon limits in the UK Net Zero Carbon
Buildings Standard. Calculations will be required at the

outline and detailed planning stages, proportionate to
the level of information available, with full lifecycle
modelling strongly encouraged at the detailed
planning stage. recommends-thatembedied-carbon

. . ¢ "

set out in ‘Policy 2 — Net Zero Carbon
Development Evidence Base (March 2025)".

For effectiveness and to also recognise that in
relation to the consideration of embodied
carbon at the outline and detailed planning
stages, any such assessment will need to be
proportionate to the level of information
available.

12



Main Paragraph/Policy Main Modification Reason for Main Modification

Modification Reference

Reference

MMM18 Paragraph 5.55 Amend paragraph as follows: A consequential amendment to the supporting

Measurement-and-verification Monitoring and
Reporting

develepmentin-use: To ensure new development

performs as intended, Policy 2 includes a requirement
for post-occupancy evaluation (POE), monitoring and
reporting. These arrangements should enable
measurement of actual building performance and help

address the performance gap between ‘as designed’
and ‘as built’ outcomes.

text to reflect the proposed Main Modification
to Policy 2 in relation to the requirement for
post-occupancy evaluation (POE) monitoring
and reporting and for effectiveness.

13



Main Paragraph/Policy Main Modification Reason for Main Modification
Modification Reference
Reference
MM19 New Paragraph 5.56 Insert new paragraph as follows: For effectiveness to reflect the proposed Main
Modification to Policy 2 in relation to the
A representative sample of buildings will be subject to | requirement for post-occupancy evaluation
POE within an agreed period after occupation, with (POE) monitoring and reporting.
subsequent monitoring and reporting undertaken for a
proportionate period thereafter. Verified performance
data will be provided to the Council at intervals to be
agreed. Where evaluation or monitoring identifies a
material performance gap against the approved Energy
Strategy, the developer will work with the Council to
agree appropriate remedial measures, which may
include adjustments to later phases of development.
MM20 New Paragraph 5.57 Insert new paragraph as follows: For effectiveness to reflect the proposed Main

The District Council intends to publish a guidance note
setting out how this and other aspects of Policy 2 can
be addressed and implemented in practice.

Modification to Policy 2 in relation to the
requirement for post-occupancy evaluation
(POE) monitoring and reporting.

And also to reflect the fact that the Council
intends to publish further guidance on this and
other aspects of Policy 2 as proposed to be
modified.
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Main Paragraph/Policy Main Modification Reason for Main Modification

Modification Reference

Reference

MM21 AAP Delivery and In relation to Policy 2 — Net Zero Carbon Development For effectiveness by ensuring consistency with

Monitoring Framework

under the column heading ‘How will the policy be
implemented on the ground?’ amend the text as
follows:

It is anticipated that the key requirements of Reliey-1
Policy 2 will be addressed at the outline and detailed
planning application stages through a robust and
thorough energy strategy.

This will be reconfirmed at pre-commencement and
validated pre-occupation. ard-menitored-post-

Policy 2 as proposed to be modified.

15



Main Paragraph/Policy Main Modification Reason for Main Modification

Modification Reference

Reference

MM22 AAP Delivery and In relation to Policy 2 — Net Zero Carbon Development For effectiveness by ensuring consistency with

Monitoring Framework

under the column heading ‘How will we measure
success?’ amend the text as follows:

Overheating assessments undertaken in accordance
with the relevant regulatory frameworks including Part
O of the Building Regulations for residential uses and
CIBSE TM52 for non-residential uses. submitted-in
 dotal Lnni lications,
| ot . I |
oritised I . ik of heati
ithin the devel ! lovels of t | :
Lol " ith CIBSE cuid _

KPIs aligning with net-zero carbon development; and

supported by appropriate post-occupancy evaluation

(POE) monitoring and reporting with the scope and

methodology to be agreed with the District Council

and secured by planning condition or Section 106

agreement. five-yearpost-constructon-energy
toring od ition.

Policy 2 as proposed to be modified.
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Main Paragraph/Policy Main Modification Reason for Main Modification

Modification Reference

Reference

MM23 Policy 2 — Net Zero Carbon | Policy 2 — Net-Zero Carbon Development To address the Inspector’s principal points of

Development

; le for-devel SaltC L ed
to-demonstrate All development at Salt Cross is
expected to contribute to the delivery of net zero

operational carbon on-site through ultra-low energy

building fabric specification, low carbon technologies

and en-site renewable energy generation. Ar-energy
| o wit i lotailed

The specific policy requirements outlined below are
expected to be met in full unless there are clear and
demonstrable technical or viability constraints. In such
circumstances, applicants must provide robust
justification for any departure and demonstrate that:

- All reasonable steps have been taken to comply with
the policy;

- The approach represents the maximum feasible
delivery of net-zero outcomes; and

- Particular priority has been afforded to achieving the
stated space heating and energy efficiency targets.

Ultra-Low Energy Building Fabric

concerns regarding the soundness of Policy 2 as
outlined in her Post-Hearing Letter of 1 August
2025 —in particular:

e For effectiveness and to recognise that
technical issues may mean the policy
requirements cannot be met and that
viability challenges require some
flexibility.

e The need for improved clarity
regarding the space heating demand
requirement.

e To recognise that at the outline
planning application stage, it may not
always be possible to consider
orientation and massing due to lack of
detail.

e To remove unnecessary reference to
other regulatory frameworks.

e To clarify that the policy requirements
relating to energy use intensity targets
relate to the design and construction
stage.

17



: vl I leral 2bri
achieve-the kPlfor Buildings must be designed to
achieve a space heating demand of less than <15 20
kWh/m?2.yr verified via predictive energy modelling at
the detailed planning stage and monitored post-
completion. -demenstrated-through-predicted-energy

talline_This should.t iod ¢
latail ) ission, 6 |

alid . |

j ien- Proposals that achieve
exemplary performance (<15 kWh/m2.yr) will be
particularly supported.

Overheating

Thermal comfort must be addressed from and-therisk
: el be i ol derationin the
earliest stages-ef design stages, with passive cooling
measures optimised before any mechanical solutions
are considered. te-ensurepassive-design-measuresare
oriticad ¢ . .
alternatives-such-asechanical-costing-At the outline

planning stage, where relevant and applicable,
mitigation should focus on building orientation and
massing.-overheating should-be-mitigated-through

X . ) . | ot the detailed

To provide increased clarity regarding
the approach to be taken in respect of
predictive energy modelling.

For effectiveness, to remove reference
to specific energy modelling types
given they may be superseded and to
instead include within the supporting
text.

To provide increased clarity by
removing the superfluous references
to the use of fossil fuels e.g. for
cooking.

To more accurately reflect the updated
evidence set out in ‘Policy 2 — Net Zero
Carbon Development Evidence Base
(March 2025)’ in relation to the zero
operational carbon balance —
recognising more fully that renewable
energy may need to be provided on-
plot or across the wider site.

To provide additional clarity in relation
to embodied carbon through the
deletion of reference to any current
standards that may be superseded and
also by recognising that the extent of
any assessment will be proportionate
to the level of information available.

18




pre-commenecement:

Energy Efficiency
Energy-budgets {(Eargetsimust-be-demenstrated

. lictad lelling The followina KR!
All residential properties, offices and schools should
achieve the following sector specific energy use
intensity (EUI) targets at the design and construction

stage:

- Residential <35 kwh/m2.yr

- Office <70 55 kwh/m2.yr
—Researchlabs<55-240 kwh/m2yu*
—Retail <80 kwh/m2.yr
—Sportsand-Leisure <80-kwh/m2.yr
- Schools <65 kwh/m2.yr

EUI targets for other uses will be agreed with the
District Council through pre-application discussions.

A validated, predictive energy modelling approach
must be agreed with the District Council and applied
consistently across all building types. This modelling
should be carried out as part of any detailed planning
application, re-confirmed pre-commencement and
confirmed pre-occupation, based on as-built
information.

Jo-ensure-best-practice,anaccurate-method-of
. lelling. . .

To provide additional clarity in relation

to the policy requirements regarding
monitoring and reporting.

19



Fossil Fuels

The development will-be-expected-te must be fossil-fuel
free. Fossil-fuels, such-as-oiland-natural gasshould-not
be-used-toprovide space-heating-hotwaterorusedfor
cooking:

Zero Operational Carbon Balance

100% of the development’s energy demand must be
met through on-site renewable energy, such as solar
PV. Developers will be expected to demonstrate
through an Energy Strategy (see below) that all
opportunities to maximise renewable energy
generation on individual buildings have been
identified. Where it can be shown that this is not
technically feasible, it should be maximised on plot or
across the wider site. energy-consumptionregquired-by
e ) N i .
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Embodied carbon

Development proposals will need to demonstrate
attempts to reduce embodied carbon with embodied
carbon calculations to be carried out at the outline and
detailed planning stages. These calculations should be
proportionate to the level of information available,
with full lifecycle modelling strongly encouraged at the

detailed planning stage. to-meetthefollowing kP

£00 ke CO2 /U bod -
Building Life CycleS ALAS).
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Measurement-and-verification Energy Strategy

An energy strategy must be submitted at the outline
and detailed planning stages, reconfirmed pre-
commencement and validated pre-occupation. It
should demonstrate compliance with net-zero carbon
objectives, detailing energy consumption and
renewable energy generation.

The energy strategy must specify:

- Total energy demand (kWh/yr)

- Energy use intensity (kWh/m2.yr)

- Space heat demand (kWh/m2.yr)

- Total renewable energy generation (kWh/yr)
- Calculation methodology

Monitoring and Reporting

22



The Energy Strategy must include arrangements for
Post-Occupancy Evaluation (POE) monitoring and
reporting, with the scope and methodology to be
agreed with the District Council and secured by
planning condition or Section 106 agreement.
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