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Planning Committee

Meeting Date: 26 August 2025
Contact Officer: Graeme Markland, Neighbourhood Plan Continuity Officer

Roots for Life Day Nursery School, 46b North Street

P25/S2307/FUL

Two-storey front extension & single-storey side extension with reconfiguration of entrance.

Reason for report:

The application is a FUL, Outline or Reserved Matters application

The officer recommendation is to object due to non-conformance with TNP/TNP2 policies, Local
Plan, or national standards

1. Officer Recommendation:

OBJECTS:

e The bicycle parking provision does not comply with Thame Neighbourhood Plan Policy
GAAT1. As proposed, the quantum of bicycle parking provision appears inadequate and
would risk blocking an emergency exit.

COMMENT:

o Before its use changed to a day nursery the site was used for storage with ancillary office
space, associated with building contractors / a builder's depot. These uses plus and last
relevant permission on the site (P81/N0299/RM) would suggest this is primarily a B8, or Sui
Generis use. The Town Council requests the District Council consider if regularisation of the
nursery use is in the public interest.

Call-In

If the recommendation is to object, or likely to be contrary to SODC’s recommendation, the
Town Council must agree whether to request that SODC Councillors call the application into
SODC’s committee. Thame’s District Councillors are not bound to this request.

2. Key Issues:
¢ Impact on Neighbouring Amenity

It is proposed to extend the existing building westwards, behind 1 Wellington Street, with
one extra window being added at first floor level facing residential homes. As the extension
would be at least 35 metres from the principle rear elevations of 49 North Street and 1
Wellington Street it is not believed there would be any inappropriate impact on local
amenity.



https://data.southoxon.gov.uk/ccm/support/Main.jsp?MODULE=ApplicationDetails&REF=P25/S2307/FUL
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Parking and Access

Two car parking spaces are currently provided for staff parking and no extra are proposed.
Given the site’s central location this might be deemed adequate. There is no existing
bicycle parking. One bicycle stand is now proposed, but its proximity to the southern
boundary means only one bicycle could realistically be secured. The stand is also very
close to a fire escape leading from the garden space and when in use there would be a risk
of obstruction. It is not in any case believed this would be compliant with Oxfordshire
County Council standards which would require 2 spaces for the extension alone. One EV
charging unit is proposed adjacent to the existing parking.

Impact on the Character and Appearance of the Area

The site is within the setting of the Thame Conservation Area. The proposed development
would be neutral in terms of its impact. It is proposed that one tree will need to be removed
in order to enable the porch extension. This appears to be a few stems of self-seeded
buddleia that sit on the site’s boundary with the Cattle Market. Their loss is unlikely to be
considered significant. It is proposed to place a short section (approximately 3 metres) of
box hedge in planters on the northern boundary which would offer a very minor
improvement to the local area.

Design

It is proposed to extend the building westwards by 7 metres over its full height and width.
Red brick and concrete roof tiles to match the existing would be used. New floorspace
would be created at ground and first floor levels with a new, single storey porch and bin
store added onto the north elevation. The entrance porch would be constructed from black,
painted brick with small areas of green glazed brick detailing both at and either side of the
entrance and partly from black vertical cladding. The roof would be black zinc and the
windows and doorways black-framed.

The front, western elevation would have a slightly recessed area of some 5.4 x 3.1 metres
into which ground level black cladding, further green glazed bricks in a broad band and an
advertising fascia would be installed, flush with the surrounding red brickwork. The dark
colours and materials of the porch and the glazed brickwork do not have any identifiable
precedence within the vicinity but given the existing building’s relatively austere exterior and
the utilitarian context in which it sits they are not deemed inappropriate.

Some of the existing outdoor amenity space would be lost in order to provide the extension.
It is believed to be the responsibility of Ofsted to ensure there would be sufficient amenity
space for the children the site would provide for. A storage shed would be sited within the
area adjacent to its eastern flank, behind a closed gate.

The extra space would enable more children to attend and it is stated that four extra full-
time equivalent staff members would be required, taking the total full-time equivalent staff
count up to 16.
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e Principle

The nursery has occupied a building constructed as a garage and store for an electrical
contractor, with one third of the total floorspace given over to office use. Latterly, it was in
use as a builder’s depot. The storage element and associated parking for commercial
vehicles was the dominant element and a change of use application could have been
expected.

Assuming such an application has not or will not be required, the principle of extending the
nursery within a town centre location would be supported by the NPPF (paragraph 100).
The Local Planning Authority is directed to give great weight to the need to create, expand
or alter early year provision. Furthermore, Local Plan Policy TC2 supports Class E use
within town centre boundaries. Finally, the site’s central location and proximity to Barley
Hill Primary School suggests that expansion of the facility would be appropriate.

3. Planning History:

None.

4. Risk Appraisal

Dependent on the Town Council’'s recommendation to SODC is it likely that there would be a contrary
decision by SODC? If so then a councillor should be nominated at the meeting to represent the views
of the Town Council at the planning committee.

5. Policies Relevant to the Application
The following policies are of particular relevance when considering this application.

Thame Neighbourhood Plan 2 (TNP2) Policies

GDR1
GDR2
CPQ1
CPQ2
CPQ3
CPQ5
SFO1
GAAT1
GAPT1
GAM1
GATCP1

Cattle Market site

Town Centre uses

Design in response to local character
Design principles for employment development
Town Centre design principles
Sustainable design and construction
Community facilities and services
Active travel

Public transport

Mobility hubs and EVs

Town Centre parking

SODC Local Plan 2035 Policies

CF1
CF2
DES1
DES2
DES3
DES5
DESG6
DES7
DES8
EMP3
EP3
H20
INFA1
TRANSS

Safeguarding community facilities
Provision of community facilities and services
Delivering high quality development
Enhancing local character

Design and access statements

Outdoor amenity space

Residential amenity

Efficient use of resources

Promoting sustainable design

Retention of employment land

Waste collection and recycling
Extensions to dwellings

Infrastructure provision

Consideration of development proposals
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