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Full Council

Title: Land to the east of Howland Road (B4012) and south of Kingsey
Road Thame OX9 3JL

Date: 3 February 2026

Contact Officer: Graeme Markland, Neighbourhood Plan Continuity Officer

Proposed Development

1.

Outline planning application (all matters reserved except for access) for the construction of up
to 70 age-restricted dwellings (over 55's) (Use Class C3), including 40% affordable housing and
communal facilities, together with vehicular access off Kingsey Road and pedestrian access off
Howland Road, landscaping and all enabling ancillary works, including off-site highway
improvements related to new pedestrian footways, pedestrian crossing and bus stops.

Background

2.

This site was the subject of a planning application in July 2020, P20/S2593/0O. The applicant
had been working with local GP surgeries to provide a new, purpose-built facility for both the
Rycote and Unity Health practices. The Town Council and the applicant had many discussions
over several years regarding the possibility of bringing this land forward for that purpose. When
finally submitted, the application proposed other development that could not be supported by
policy. The application was withdrawn ahead of determination on 20 May 2022 but not before
the Highways Authority had agreed that the proposed vehicle access was safe for a substantial
number of daily vehicle movements.

An outline planning application, P24/S3132/O, for up to 75 age restricted (over 55 years)
dwellings, including 40% affordable housing and communal facilities was considered by the
Town Council on 19 November 2024. The Town Council was in part guided by the 2013 Thame
Neighbourhood Plan and recommended refusal on grounds of design, character, location and
harm to the landscape.

The application was refused permission by the District Council on 15 August 2025. Reasons for
the refusal included:

e poor access to public transport and local facilities;

e concerns around the safety of the proposed pedestrian and vehicle access and a lack
of integration with existing residential development in Thame;

e being contrary to Policies H1 and H13 of the 2035 South Oxfordshire Local Plan (LP
2035) and policies GDH1 and GDH2 of the Thame Neighbourhood Plan (TNP2);

e concerns around surface water flood risk;

e concerns around the quality of the proposed design, and inadequate landscaping.

Policy Considerations — the Development Plan and National Policy

5.

The homes proposed would be within C3 Use Class, which would make them dwellinghouses.
The homes would be restricted to those aged 55 or over.

Policy H3 of the District Council's 2035 Local Plan (2035 LP) states that Neighbourhood
Development Plans should seek to meet demonstrable local needs and gives the example of
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specialist or affordable housing. Policy H1 of the 2035 Local Plan explains that specialist
accommodation for older people can sit within either Use Class C2 or C3. It is the District
Council’s role to confirm that the proposed dwellings would be within C3 use.

7. Policy H1 3. of the 2035 LP explains that residential development on sites not allocated in the
Development Plan will only be permitted where:

i) it is for specialist housing for older people in locations with good access to public
transport and local facilities; or
iii) it is development within the existing built-up areas of Towns and Larger Villages

as defined in the settlement hierarchy...

8. The 2035 LP’s glossary describes older people as “People over retirement age, including the
active, newly-retired through to the very frail elderly, whose housing needs can encompass
accessible, adaptable general needs housing for those looking to downsize from family housing
and the full range of retirement and specialised housing for those with support or care needs.”

9. Policy H13 of the 2035 LP states that for decision making purposes:

1. Encouragement will be given to developments which include the delivery of specialist
housing for older people in locations with good access to public transport and local facilities.

The Policy’s supporting text discusses the benefits of independent living, including through the
provision of retirement living homes that are accessible and contain or can have adaptations
installed.

10. Among other matters, Policy GDH1 of the TNP2 supports residential development where, as
appropriate to their nature, scale and location, the proposals:

a) are within the built-up area of the town, or consists entirely of affordable housing or
specialist housing for older people and is in accordance with relevant policies in the
Development Plan;

b) do not result in the coalescence or unacceptable impact on the visual separation of
Thame and Towersey, or Thame and Moreton;

c) where practicable, deliver connections to the existing network of walking and cycling
routes, and are either within walking distance of a bus service or provide scope to
route new or extended bus services through the development site;

d) provide good access to services and facilities, and are within walking distance of
essential services and amenities, having regard to the catchment distances in Table
2

e) provide for a safe and convenient access for all users to the highway network.

11. Policy GDH2 of the TNP2 requires that proposals for residential development should have regard
to the most up-to-date evidence on housing mix. Its supporting text notes Thame’s older
population (65 and older) is expected to grow by 61% by 2037. For specialist housing, it requires
that:

5. Proposals for development that meets the specialised need of the ageing population
will be supported. Unless commercial viability considerations indicate otherwise, the
tenure split of specialist housing developments should comprise 60% market homes and
40% affordable homes.

6. Wherever practicable, specialist housing proposals should be located within ready
access of shops, facilities, and public transport services. Such developments should be
well integrated within the wider neighbourhood and be designed in accordance with the
Housing our Ageing Population Panel for Innovation (HAPPI) principles.
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13.

14.

15.
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The NPPF notes planning policies and decisions should aim to achieve healthy, inclusive and
safe places which promote social interaction, including providing opportunities for meetings
between people who might not otherwise come into contact (paragraph 96). It is explained this
can be achieved through mixed-use developments, street layouts that allow for easy pedestrian
and cycle connections within and between neighbourhoods and active street frontages.

The paragraph also requires policy and decision makers to enable and support healthy lives,
through promoting good health and preventing ill-health, aiming to reduce health inequalities
between the most and least deprived communities, “for example through the provision of safe
and accessible green infrastructure, sports facilities, local shops, access to healthier food,
allotments and layouts that encourage walking and cycling”.

The TNP2 embraces this approach through its key objective to keep the Town compact with
services within comfortable reach by all. A key Objective of the Plan is that:

1. The compactness and walkability of Thame should be retained, with new homes within
comfortable travel distance, by foot and by bike, from the town centre and other social and
community facilities located around the town.

The Plan embraces the benefits of the 20-minute neighbourhood, notably through Policy GDH1
and particularly through GDH2 for the benefit of those seeking specialist housing due to their
age. Among other benefits, the 20-minute neighbourhood encourages active travel with its
associated benefits for health and wellbeing and plays its part in reducing inequality by ensuring
the whole community has access to a mix of services that helps meet their daily needs.

Access and Transport

16.

17.

18.

Vehicle access would be taken off Kingsey Road. It is proposed that a 40 mph speed limit would
be extended eastwards, along Kingsey Road with the site’s vision splay for the access made
wider than required for that reduced speed. The applicant anticipates that less than 10 vehicle
trips would be made to or from the site during each of the morning and evening peaks and
consider the impact on the local network as negligible. The applicant has stated the final scheme
would be fully compliant for vehicle parking with County standards; 88 car parking spaces have
been initially proposed.

Pedestrian access would be taken directly onto Howland Road, around 65 metres south of the
Kingsey Road / Howland Road roundabout. A signal-controlled crossing would be placed there.
Bus stops are indicatively proposed a few metres south of Fanshawe Road, on either side of
Howland Road. lItis noted that the submitted Access and Movement Parameter Plan (November
2025) does not show the stops, nor any footpath serving the western one. New footpaths are
proposed, one extending about 30 metres onto Fanshawe Road’s north side and around,
westwards into Kingsey Road; on the east side of Howland Road, extending to the roundabout
at Kingsey Road; and a couple of short stubs either side of Tythrop Way. These have
presumably been proposed to ease the crossing of Tythrop Way and the east side of Kingsey
Road. That on the northeast side does not extend as far as either entrance to the Rugby Club /
allotments. The applicant has stated residents would be able to make use of a minibus,
presumably operated by the site manager to visit local facilities.

Even if the bus stops are both delivered and serviced, the proposed footpaths would likely mostly
benefit the proposed development; most residents would probably continue to use existing stops
on the Kingsey and Queen’s Road. The paths at Tythrop Way may not benefit visitors to the
Rugby Club due to an assemblage of street furniture complicating access on its eastern side.
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The applicant believes the site should be considered highly sustainable, and in support of their
argument has submitted an appeal decision for a site in excess of 55 hectares near Horsham
where an Inspector found that a rigid adherence to an 800 metre walking distance limit to
services was overly prescriptive. This appeal has limited relevance to this outline application;
the site involved the provision of a sport and leisure hub with communal facilities, a nursery,
golf college, sports club house, changing facilities and food and beverage and a golf
educational facility; landscaping, open space, driving range, and up to 800 dwellings and a
local centre containing a convenience store and co-working space. This was not, like the
application site, a facility catering solely for retirement age people but is a sizeable mixed use
scheme providing on-site facilities and services that could help meet daily needs (emphasised
in bold, above).

Policy GDH1 of the TNP2 requires that housing on non-allocated sites should be within essential
walking distances of amenities and services. Table 2 within the Plan gives “recognised”
catchment distances for essential services; these vary by destination from 400 metres (local
shop) to 1,600 metres (a town centre). The applicant quotes Town Council correspondence with
the independent Examiner where this matter was discussed and where the Town Council made
it clear it did not intend that every development would have to meet each catchment.

As noted within Policy GDH2 of the TNP2 requires that wherever practicable, specialist housing
proposals should be located within ready access of shops, facilities and public transport services.
The applicant themselves add places of worship, community centres and halls, healthcare,
amenity green space, shops and bus services (Planning Statement, Table 6.12) as being
important to their residents.

The Town Centre is within the distance required by Table 2 (1,600 metres). The nearest place
of worship is approaching double the distance, at around 1.35 km; community halls include
Christchurch (1.35km), The Players Theatre (1.4km) and the Town Hall (1.6km). The nearest
convenience store is the Marks & Spencer Simply Food on Park Street, over 3 times the
recognised distance of 400 metres. Healthcare is relatively close, at just under a kilometre (the
applicant appears confused regarding the role of Thame Hospital) but in daily needs terms, the
nearest pharmacy is in the Town Centre. Bus stops and the nearest green amenity space,
Churchill Crescent play area are all just over the 400 metre distance mark; the latter is a
functional play area that lacks planting, landscaping and seating that may be of limited interest
to older residents.

Flood risk

23.

24.

25.

The site is prone to surface water flooding particularly at the proposed vehicle access point next
to Kingsey Road. The District's Drainage Team and Lead Local Flood Authority have yet to
respond. While this issue was not resolved as part of the former Outline application there did
not appear to be insurmountable issues. Within their initial responses both bodies advised the
applicant to resolve surface water and run off using surface features, which the applicant has
stated will be used.

Water and sewage

Thames Water have yet to respond on these matters. When last consulted the company stated
they would not be able to supply fresh water to the development without upgrades / a phased
infrastructure plan being agreed.

The Environment Agency have not been consulted for this application. They responded to the
last application by drawing attention to the fact the local Sewage Treatment Works (STW) were
not complying with their permit limits and noted further connections would exacerbate harm to
the Scotsgrove Brook. They stated upgrades would also be required to the STW.
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Ecology

26.

The applicant has submitted an Ecological Impact Assessment and Biodiversity Net Gain
Assessment (October 2025). This has not been considered as this would require updating
should any Reserved Matters application be made. The applicant notes some off-site provision
would be required to ensure a net gain of biodiversity.

Dwellings

27.

28.

Details on the type and tenure of dwellings have been limited to numbers only. Of the proposed
“up to” 70 dwellings some 28 are proposed as affordable. The applicant has stated these would
be provided as discount sale homes, i.e., housing provided at 80% or less of market value.

The District’s Affordable Housing Team have responded, guiding the applicant towards a mix of
social, affordable and home ownership tenures (10, 11 and 7 units, respectively). The District
Team have also recommended that 19 homes are provided as single-bedroom units and 9, two-
bedroom. These and other comments made could be considered anew following submission of
any subsequent Reserved Matters application.

Design

29.

30.

31.

32.

33.

The applicant has submitted 4 parameter plans they believe could guide any subsequent
Reserved Matters application:

e an access and movement plan that demonstrates how vehicle and active travel access
could be made to the site. It also shows some proposed extensions or additions to the
local footpath network

e a building height parameter plan that identifies where buildings of different heights could
be placed

e agreen infrastructure plan that identifies approximate locations and areas of formal open
space, landscape and amenity planting, landscape buffers, sustainable drainage
features and where existing plants and trees would be retained

¢ aland use plan that identifies the boundary of built development

A landscape masterplan has also been submitted. This appears to provide detail of the exact
location and forms of buildings, parking areas, tree and shrub arrangement etc. but should be
considered highly speculative.

The above plans must necessarily inform each other, e.g. green open space cannot be provided
under roadway. The success of any parameter plan will be to make sure that fundamental
constraints for the site and its location lead in the generation of the plans meaning the built
elements respond to those.

In plan view, the area for built development is informed entirely by the need to respond to the
retained area of trees in the north-west of the site, the site boundary and a need to provide some
soft landscaping as type of village green. The highest buildings are roughly aligned with the
retained woodland, with the eastern element pivoting to provide space for the green and possibly
respond to the largely linear, 2 storey development on the east flank. The latter and most of the
southern flank provide a stepping down from the woodland area.

The open space would be overlooked by the high 2.5 storey buildings. For the majority, those
living on the upper floors of apartments, there would appear to be no quiet green space to escape
to. With only a slight reduction in dwellings proposed there would have to be large areas of the
development laid down to car parking and, depending on how these were brought forward, could
require substantial green infrastructure to reduce their impact.
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34. The applicant has suggested the development would follow a cul-d-sac arrangement as this
would reflect the vernacular of the East Thame Character Area and suggests this would be
compliant with TNP2 Policy CPQ1. As such, the layout and placement of the buildings within
the proposed height-constrained areas could considerably affect the character of any
development and how it is perceived in the locality; it cannot yet be judged, for example, how
the development would relate to Howland Road.

35. The boundary treatment may be overly ambitious. According to the Green Infrastructure
Parameter Plan (3818.P.303, November 2025) this area of the site will include a 10 metre
landscape buffer that incorporates tree and hedgerow planting, a trim trail, public open space
and ecological enhancement areas. Any path would presumably have to be sufficiently wide to
allow the users of wheeled mobility aids to pass one another and would have to be kept free of
encroaching vegetation.

36. The applicant has submitted a Design & Access Statement. This covers in some detail how the
applicant has responded to criticism of the earlier scheme and provides commentary on how the
scheme will respond to the HAPPI criteria required by Policy GDH2. It is, however, still
inadequate in terms of how it addresses the site’s context, while proposing detail for matters that
are to be reserved. The Statement contains two concept plans, derived from parameters which
informed the submitted parameter plans. The first of these has informed the illustrative
landscape masterplan.

37. As yet, little confidence can be attached to details within the Statement for either declarations
around private amenity space or for example, how the scheme would avoid giving an institutional
feel or single-aspect units to comply with the HAPPI principles. Members are advised to focus
on the parameter plans.

Landscape

38. The site would be located in a prominent corner on the edge of Thame’s settlement. This would
in effect form a new gateway into the Town.

39. It is intended to keep the majority of the wooded / scrub area in the northwest of the site. This
areas is described as largely broad leaf, containing hornbeam, field maple and English oak. This
removes the opportunity for the site to host a landmark building; one impact of the proposed
height parameter plan would be to reduce the visual amenity offered by the woodland from both
Howland and Kingsey Roads.

40. At this outline stage it would perhaps be unreasonable to expect images that fully demonstrate
how the proposal would sit within the landscape. The views from Howland Road, from Kingsey
Road and the longer views from Windmill Road, Towersey and the nearby bridleway are currently
only impacted by the edge of Thame’s settlement, and to a lesser degree by the Chinnor Rugby
Club’s assemblage of buildings. Sporting facilities are, however, frequently located and
expected on the edge of settlements.

41. Viewed from Windmill Road, Kingsey Road and the bridleway the development will introduce a
new, stark built edge with only relatively narrow, partial mitigation. The mitigation may be
reduced further by the introduction of a safeguarding corridor to allow for later development to
the east and south. The proposed landscape buffer will be performing several functions (access,
amenity space, landscape buffer, ecological enhancement) and may not be able to provide
adequate shielding of the site within the landscape. The impact will be notable year-round and
even the applicant’s own evidence notes a major adverse impact in the first year. While the
applicant feels the impact will be highly localised, it is expected that in winter months lighting and
vehicle movements will always remain notable. Most of the site is currently assessed by the
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District as a “low district brightness” area, leading into a dark light environment zone. The
development would presumably lead to artificial light being pushed further eastwards into the
open countryside. The intervening hedgerows are not sufficient to conceal the proposed
development and the impact as seen from Howland Road will be severe.

Summary

42.

43.

44,

45.

46.

47.

48.

While relatively detailed concept plans are demonstrated within the submitted Design & Access
Statement these do not exactly align with the parameters plan: it is, for example, the building
height parameters plans that would allow development up to the height proposed anywhere
within the zone shown. There is a concern, however, the development has and would be defined
solely in the context of the site and not the wider landscape.

The applicant claims the design ambition is to reflect the East Thame Character Area (ETCA).
The site sits outside the ETCA and indeed, the settlement of Thame. This, and the applicant’s
commentary on form and materials suggest a highly urban form to the proposed buildings. The
proposal would be contrary to TNP2 Policy CPQ1 and 2035 LP Policy DES2 in not responding
positively to the setting and character of the area.

The Thame Neighbourhood Plan has objectives to ensure the Town remains compact, that
impact on the landscape setting of Thame is avoided and ensuring that new development is well
integrated with the existing built form, contributing to the achievement of integrated communities.
The distance to services from the site’s entrances are all beyond the recommended distances
to facilities likely to appeal or be needed by those living on the site as given within Table 2 of
TNP2, as referenced by TNP2 Policy GDH1. Furthermore, Policy H1 of the 2035 LP requires
that any residential development brought forward on non-allocated sites be within the existing
built-up areas of towns and large villages.

Policy GDH2 requires specialist housing proposals should be well integrated within the wider
neighbourhood. This would be the case even if the District Council confirms the proposed
dwellings would be within C3 use class. Policy H1 3 and H13 of the 2035 LP requires such
housing to have good access to both public transport and local facilities. Access to public
transport is currently just over the distance considered reasonable for accessing a bus stop.
New ones on Howland Road have been proposed, although there is no guarantee at this stage
of any service that could use them. The proposal to provide residents with use of a minibus and
driver could be seen as positive but it would also remove an opportunity for the type of social
interaction promoted by Paragraph 96 of the NPPF and undermine TNP2’s objectives for
integrated neighbourhoods.

The proposed footpath improvements, if they can be achieved, may assist in connecting the
development to existing streets as required by Policy CPQ6. To achieve this satisfactorily the
routes would have to be sufficiently well formed to enable the use of mobility aids and avoid
leading directly to, or short of, a pinch point that would discourage their use.

It is not, as has been stated, expected that all of the services should be within the recognised
active travel distances. These aside, the proposed development will by its location be isolated
and risk being seen as segregated from the community of Thame. This feeling will be
exacerbated by the ring road, the 40 mph B4012 and the fact that the site lies outside of Thame’s
settlement boundary. Adding to the feeling of isolation will be the character of the existing
housing adjacent to Howland Road; it and the community within turns its back on Howland Road
and does not address it; this is not surprising, given the ring road is the acknowledged boundary
to the settlement.

In landscape terms, the proposal is to conceal the development rather than have it complement
the landscape. The parameter plans suggest the landscape buffer would be compromised by
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the need to perform several functions and some stretches would be left with little, or no planting.
This would be contrary to Policy ENV1 of the 2035 LP. The pushing of green infrastructure to
the edge is not seen as meeting the integration requirement of Policy TNP2 policy SF03.

Recommendation

e For the reasons given above, it is recommended that Thame Town Council objects to
this application.
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