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Foreword

The Thame Neighbourhood Plan was the first in the Country to allocate land for
development. It attracted great interest and has been adopted as a model for

guiding local development by many communities in England. Since the Plan was
published ten years ago, however, much has changed at both national and local

level. There has been a shift in the way communi ties think with increasing
awareness of how a healthy natural environment can benefit both people and

nature. The extreme heat event of 2022 reminded us that both Thame and its
residents will need to plan for and adapt to a changing climate to continue to thrive.

Thame is fortunate in having many individuals, businesses and community groups
who have acted in ways that benefit its residents. Activities range from befriending
services through the Good Neighbour Scheme to projects to reduce energy or plant
trees in and around the Town. Members of the community have also developed

and adopted the pioneering Thame Green Living Plan. This, as well as suggesting
many projects which will benefit both people and nature, has helped bring people
from a range of backgrounds together under a common cause. The combination of
their knowledge and skills has already shown that projects can be made more
ambitious, and the pace of progress faster. This Plan therefore aims to include
many of the Green Living PlanAs principles.

While national concerns are driving much of the need for change and a new
Neighbourhood Plan, if change is not fair then it is not good. The first Thame
Neighbourhood Plan focused on guiding development for new parts of the Town.
This Plan aims to provid e similar guidance but also encourage and allow positive
change within the established areas, too. In time, all residents and visitors should
enjoy healthier lives and a richer environment, with better access to new or
improved open space and goods and se rvices.

This Plan includes the preferred options for guiding development across the Town.

It has been written with the benefit of comments received during three rounds of
public consultation held in 2021 , 2022 and 2023. Almost 1,600 comments were
received across these consultations, with most being from residents or those who

live nearby and rely on Thame for employment or services. The comments included
support for the strong vision and matching set of principles that underlay th e Plan.

Comments have shaped the final version of TNP2, which has now been submitted
to the District Council for one last round of consultation and independent
examination . Further details on what will happen next are explained in Chapter 9.

Thame Town Council
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Progress and challenges from the first Neighbourhood Plan

Thame has changed considerably in 10 years, with its population growing by over 2,000

people to 12,555 in 2020 (source: ONS 2019 mid -year estimates). This was largely fed by
the District Council As | and use pl ans ouwsésiinc h
2011 (provided for through the first Thame Neighbourhood Plan), and another 753 in late

2020.

The first Thame Neighbourhood Plan was and continues to be broadly successful. The

new housing areas identified within it were and are being built according to the
communityAs vision, principles and policies
and a design unique to each location. Essential to meeting the  vison was the inclusion of
large areas of open space and a network of new, interconnecting footpaths.

Thame was also required to provide extra employment land and plan for new community
facilities to match the expected rise in population. Regrettably, despite including the
newly-bui l't devel opment off Rycote Lane (outtsi
many hundreds of job opportunities since 2011, mostly because of changes in national
planning rules. The new Plan aims to address this loss.

Money raised from developers and landowners has been successfully used to improve

bus services and Thame Leisure Centre and provide for new pavilions and community

spaces for Thame Cricket Club and for the Thame Sports (bowls and tennis) Clubs. It has

also contributed greatly to provision of a new generation artificial grass pitch and other

facilities at the Thame Football Partnership and improved facilities including extensions

and floodlighting at the Rugby Club. Significant funds allocated for the purp ose have

given confidence to the community to begin a project for a new Youth and Community

Hub at Southern Road Recreation Ground. Other smaller funds have provided smaller

items of infrastructure, such as safety lighting for those using the Recreation G roundA
parking area.

Where the first Thame Neighbourhood Plan has been less successful, however, includes in
helping guide housing development that was not detailed within the Plan. These schemes
are called windfall developments and have made up at least one third of the hous ing built
across the Town since 2011. Similarly, larger extensions to homes and other buildings

lack any local guidance for their design and this can lead to a poorer outcome, including

the loss of local character.

Forsome eighty ear s, and in keeping with ThameAs r
in the Neighbourhood Plan helped prevent the loss of High Street shops to other uses.

The Government has, however, introduced rules that allow shops to turn into many
differinguses wi t hout requiring planning permissio
been undermined. The new Thame Neighbourhood Plan aims to include ideas for
environmental improvements and a policy that encourages the retention of retail or

similar u ses on the ground floor.
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Introduction
The Neighbourhood Plan Review

This is the submission version of the new Neighbourhood Plan for Thame. It

represents the first review and update of the
as planning policy in 2013. t i s henceforth

TNP2 covers the entire area within the boundaries of the Town Council (Figure 1),
setting out the communityAs aspiratdi(ahck f or
aligns with the timeframe established in the emerging Joint Local Plan for  South

Oxfordshire and Vale of White Horse ) and establishes policies relating to land use

and development. These are policies that will guide future planning applications

and decisions in the area. But the Neighbourhood Plan is much more than this. It

represents the co mmu n i wisiof for Thame, bringing together more than just

traditional planning matters.

The purpose of neighbourhood planning is to give local people and businesses a
much greater say in how the places they live and work should change and develop
over time. Neighbourhood planning is designed to give local people a very real
voice in shaping the look and feel of an area.

Thame was formally designated as an area for neighbourhood planning purposes in
April 2012 . It was one of the first areas in the country to prepare a Neighbourhood
Plan and was a great success. It has helped to shape and influence:

1 Areas for new employment development and provision of job opportunities.
1 Delivery of new, well designed areas of housing.

1 Provision of new open spaces, walking and cycle routes.

1

Where money sourced from developers through the Community Infrastructure
Levy and Section 106 agreements should be directed (for example, towards new
and improved sports and leisure facilities).

t
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Figure 1: Designated Neighbourhood Plan area
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However, inthe ten yearssincethe f i r st Nei ghbour hood Pl an was
been numerous changes that now require the Plan to be reviewed and updated.
These include:

9 Adoption of a new Local Plan by South Ox fordshire District Council that
establishes the requirement for new housing, employment and retail growth in
Thame.

1 Rising house prices and affordability issues, particularly for local people wishing
to remain in Thame but whom struggle to rent or buy a home.

1 Changes, at the national level, to planning and development rights, and an
increasing awareness of the importance of good design and the impact on
shaping attractive, liveable places.

At the same time, wider challenges have arisen that must also be considered. South

Oxfordshire District Council, along with most other  authorities across the country,

has declared a YClimate and Ecol ogical Emergen
has been prepared, establishing a series of objectives and actions intended to help

shape a "Ygreener A futur e. ity-lBchplastolhagebéehe fir st s
adopted in the country. Ideas and principles from this need to be embedded into

TNP2.

The Covid-19 pandemic and social distancing precautions put in place in response

to that had a major impact on the way that people work, travel and make use of

outdoor space. The lasting effects of the pandemic are not yet known, but do

highlight the importance of cohesive communit.
basket AN of services and f adoi-daylife,iwkich arreequi red t o
accessible and available to all.

Equally, the impact of Covid -19, coupled with wider economic challenges, including
the availability of labour and movement of goods raises questions as to the
sustainability of working and living patterns.
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Structure of TNP2

Following this introduction the draft Neighbourhood Plan comprises eight further
sections. These are:

1 Section 2: This establishes the context for TNP2, the relationship with the South
Oxfordshire Local Plan and requirements established within that for Thame.

9 Section 3: This presents the vision and objectives for Thame, and the spatial
interpretation of these.

I Sections 4 z 8: These sections present the policies and associated projects for
Thame.

9 Section 9: This section outline s the opportunities to influence delivery of
infrastructure in the Plan area, the current stage in the plan making process,
how to respond, and what the future steps in the process are.

For the avoidance of doubt, within sections 4 7 8, each topic area includes some
introductory and explanatory text, followed by one or both of the following:

Policy Box

TNP2 establishes land use and development management policies for Thame.
These are contained in green shaded policy boxes, like this one, and will be used
to help determine planning applications.

Project Box

Items that the community are seeking, but  that cannot be delivered through
planning policy, are identified and contained in blue shaded project boxes, like
this one. These are included within the body of the report, rather than being
presented in a separate chapter or appendix, because they relat e to the
objectives and form a clear and important part of the story.
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Context for TNP2

The Local Plan

Neighbourhood Plans must be prepared in line with national guidance and

legislation including the Localism Act (2011), the Neighbourhood Planning (General)
Regulations (2012, and subsequently updated in 2015 and 2016 ), the
Neighbourhood Planning Act , the National Planning Policy Framework (NPPF) (2023)
and National Planning Practice Guidance (NPPG).

Neighbourhood Plans must be in general conformity with the strategic policies of

the development plan. The development plan for Thame is the South Oxfordshire
Local Plan, which was adopted by the District Council in December 2020. Of
particular I mportance for Thame is Poli
this policy is copied below:

South Oxfordshire Local Plan, 2020 z 2035:

Policy TH1: The Strategy for Thame

1. Neighbourhood Development Plans are expected to, and the Council will
support development proposals that:

i. deliver homes in accordance with Policy H3 (see text on the next page) ;
ii. strengthen the retail offer within Thame Town Centre;
ii.  improve the attraction of Thame for visitors and businesses;
iv.  improve accessibility, car and cycle parking, pedestrian and cycle links;

V. support schemes that enhance the ¢
and conserve and enhance the townA

vi.  provide new employment opportunities and improve the stock of
existing employment areas; and

vii.  provide new, or enhanced community facilities that meet an identified
need.

A new Joint Local Plan is now being prepared by SODC in partnership with the Vale
of White Horse District Council. The Preferred Options Consultation of this
(published in January 2024). This covers the period 2021 z 2041. The plan period
for TNP2 is aligned with this. The Preferred Options Consultation includes a
strategy for Thame at Policy SP7. This is broadly aligned with Policy TH1 in the
adopted SODC Local Plan.

cy

THI1


https://www.legislation.gov.uk/ukpga/2011/20/contents/enacted
https://www.legislation.gov.uk/uksi/2012/637/contents/made
https://www.legislation.gov.uk/uksi/2012/637/contents/made
https://www.legislation.gov.uk/ukpga/2017/20/contents/enacted
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1005759/NPPF_July_2021.pdf
https://www.gov.uk/guidance/neighbourhood-planning--2
https://www.southoxon.gov.uk/wp-content/uploads/sites/2/2021/02/SODC-LP2035-Publication-Feb-2021.pdf
https://www.southoxon.gov.uk/wp-content/uploads/sites/2/2021/02/SODC-LP2035-Publication-Feb-2021.pdf
https://www.southoxon.gov.uk/south-oxfordshire-district-council/planning-and-development/local-plan-and-planning-policies/local-plan-2041/
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The scale of new growth to be accommodated in Thame is established in Local Plan
Policies H3 (and associated table 4d), EMP1 and 6, and TC4. These require:

1 A minimum of 339 new homes to be accommodated in Thame over the period
2020 - 2035. However, since the Local Plan was adopted, planning permissions
and development have come forward in Thame and which count towards the
housing requirement . The updated housing requirement, as presented in the
new Joint Local Plan that is being prepared is for 143 new homes over the period
2021 7z 2041.

1 A minimum of 3.5 hectares of land for employment purposes (to provide office,
manufacturing and distribution jobs) to be accommodated over the Plan period
However, and based upon research undertaken for the Neighbourhood Plan, it
is considered appropriate to Plan for a minimum of 5.5 hectares of employment
land.

1 An additional 1,500sgm of convenience retail floorspace (shops selling everyday
essenti al items) to be accommodated over t
first appr oa c HtAhoulddbe nmotedthai thesifigure . pre-dates and
thus does not account for any loss of convenience retail floorspace since the
Local Plan was adopted (i.e.: the closure of the Co -Op on the High Street) .

Crucially, the Local Plan states that land for this growth should be identified and
allocated through the rev iew of the Neighbourhood Plan.

In addition to the above, South Oxfordshire District Council adopted the Joint
Design Guide as a Supplementary Planning Documentin  June 2022. This acts as a
material consideration in the determination of planning applications and to which

all applicants should refer.

Furthermore, the County Council is publishing a new  Minerals and Waste Local Plan .

This will identify sites for minerals and waste for the period through to 2041. The

curent Cor e StrategyA was ado pisdodsnotidentfyeapyt e mb e r
minerals safeguarding nor strategic resource areas within the Thame

Neighbourhood Plan area.

As far as appropriate, TNP2 has been informed by the Local Plan documents and
the suite of supporting material providing evidence to this, all of which can be
accessed via the South Oxfordshire District Council website

he

2


https://data.southoxon.gov.uk/SAV/JDG.html#gsc.tab=0
https://data.southoxon.gov.uk/SAV/JDG.html#gsc.tab=0
https://www.oxfordshire.gov.uk/residents/environment-and-planning/planning/planning-policy/minerals-and-waste-policy/core-strategy#:~:text=A%20New%20Minerals%20and%20Waste,new%20Minerals%20and%20Waste%20Plan.
https://www.southoxon.gov.uk/south-oxfordshire-district-council/planning-and-development/local-plan-and-planning-policies/local-plan-2035/
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Climate Change and Thame Green Living Plan

2.9 This Neighbourhood Plan is also set in the contextofthe Y Cl i mat e Emer gencyA
declared by South Oxfordshire District Council in February 2019 and, subsequently,
the BEc ol ogi c aldedareein ebruag 2021. As part of this, the District
has pledged to become a carbon neutral council (within its own operations) by 2025

and a carbon neutral district by 2030. A Climate and Ecological Emergencies
Advisory Committee (CEEAC) has been established, recommending actions, policies
and practices that should be taken to reduce damage to the environment. A

Climate Action Plan has been prepared.

2.10 Alongside this, the Environment Actreflectsact i ons set out in-the Go\
year Environment Plan_and establishes a commitment to reach net -zero carbon
emissions by 2050. The Act introduces a number of legally binding targets,
including those related to the protection of species and achievement of biodiversity

net-gain through development. Jointly, Natural England and Defra have prepared a
biodiv ersity metric (current version 4 .0) which should be used to quantify net -gain
and which is applicable to all sizes of development.

2.11 Policies, projects and aspirations are included in the Neighbourhood Plan that seek
to deliver a more environmentally responsible future. These build upon the ideas
and actions established through the Thame Green Living Plan .

Thame Green Living Plan (GLP)

The GLP, adopted in July 2020, is a ten-year plan for a cleaner, greener Thame. |t
seeks to protect and enhance quality of life in Thame, as well as the natural
environment. It is a response to the climate emergency and sets out a range of
actions that ¢ an be taken by individuals, community groups and other
organisations, including suggestions as to infrastructure changes that might be
delivered. Actions are presented around a series of themes which, together, are
intended to result in a resilient, susta inable and community -led town. It is hoped
this will result in healthier lifestyles, lower energy costs and a more cohesive and
connected community, as well as the delivery of more green space, better
connections with the countryside, and protection of natural resources.

Where appropriate, i deas and actions from the GLP are incorporated  within
policies within the TNP2. Other ideas and actions are included as projects towards
which funding, such as that payable through the Community Infrastructure Levy,
may be directed.


http://democratic.southoxon.gov.uk/documents/g2439/Printed%20minutes%20Thursday%2011-Apr-2019%2018.00%20Council.pdf?T=1
https://www.southoxon.gov.uk/climate-emergency/ecological-emergency-declared-by-south-oxfordshire-district-council/
https://www.southoxon.gov.uk/south-oxfordshire-district-council/tackling-the-climate-emergency/read-our-latest-reports/
https://www.legislation.gov.uk/ukpga/2021/30/contents/enacted
https://www.gov.uk/government/publications/25-year-environment-plan
https://publications.naturalengland.org.uk/publication/6049804846366720
https://thamegreenliving.org.uk/glp-2020.pdf
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Vision

Extensive engagement exercises were undertaken in the making of the first Thame
Neighbourhood Plan. These were used to develop a vision for the Plan and formed
the basis of policies within that. The vision was subsequently reviewed and agreed

by the Town Council t hrough its Annual Town Meeting and through consultation on
TNP2. The vision is:

T hame must mai ntain Iits character a
The first Neighbourhood Plan explains that this means:
1 Thame must continue to feel compact.

1 Thame must continue to have a close relationship with the open countryside
around it.

I Thame must maintain its markets, festivals and events.

1 Thame must continue to act as a centre for the surrounding area not just its
residents.

I Thame must remain attractive to residents and visitors.

Objectives

The vision for Thame has been developed into a set of objectives which are
presented spatially (Figure 2) and which inform the preferred directions of future
growth and other interventions. These are:

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.

2. The sensitive environment around Thame should be respected, with areas of
new growth avoiding areas of nature conservation and flood risk.

3. Growth should avoid impacting on the landscape setting of Thame, retaining
proximity to the surrounding countryside.

4. The separate identity of Thame and outlying villages, including Moreton, to the
south, and Towersey, to the east, should be retained.

5. New development should be well integrated with the existing built form,
contributing to the achievement of integrated communities.

6. New development should respect the historic growth and evolution of Thame.

11
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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.

ridgeline
!
I

3) The landscape setting, quality of this and access to the
green spaces and open countryside around Thame should be
retained.

5) New housing development should help support social
inclusion, being well integrated with the existing built-up area
of Thame and avoiding barriers to movement.

The Cuttle

Brook

Corridor
Thame
Park

2) The sensitive environment around Thame should be
respected, with areas of new growth avoiding areas of nature
conservation and flood risk.

To Aylesbury

To Princes
Risborough

P
l Towersey\

\ J

=

To Chinnor

4) The separate identity of Thame and outlying villages,
including Moreton, to the south, and Towersey, to the east,
should be retained.

Moreton
Conservation Area

Registered
Park & Garden

6) New development should respect Thame's historic areas
and past growth.

Figure 2: Spatial representation of the Neighbourhood Plan objectives

12
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Compact, wal kabl e and Ycompl

The vision and objectives outlined above seek to strengthen the role and function of
Thame as a market town . They also seek to accommodate growth in a way that
responds to the challenges of climate change and the impact of the Covid pandemic
on the way we plan for and interact with the built and natural environment.

Over the past few years there has been a growing awareness of the importance of

"compl ete communitiesA as evidenced, ghider examp
to -®@d20ute neighbourhoodsA by the Town and Coun
(TCPA) Al t hough going by different names, the
A2mMi nut e nei ghbour hoodA TherTEPAidefihes thec2B-minugee a b | e .

nei ghbourhood as HYa compact and connected pl ac
meet most peopl elhese atkplacksythatrhele sugpdrt initiatives to

create socially cohesive and inclusive communities. The key features of such places

are illustrated in Figure 3, with Table 1 indicating how the policies and projects

contained within the Neighbourhood Plan contribute towards meeting these.

This concept builds upon practice emerging globally, in places such as Melbourne

and Patris for exampl e. It also looks to guidance contained within the New Urban

Agenda prepared by the United Nations , which builds upon the Sustainable

Development Goals that establisha | i st of Ytransformative comm
sustainable devel opment A.

Such an approach is also championed by Su strans, who advocate a mode shift away
from private vehicles , as the default mode of transport , to walking, cycling and
public transport.

Their 2019 manifesto i hcl uded t he pmomotieomeofhhdQr hoods/
the key principle being that everyone in towns and cities can walk and cycle for
everyday services and needs. It is envisaged that this concept would support:

9 Vibrant, healthy and prosperous communities that engage citizens.

1 More journeys by foot, cycle and public transport because they are the most
obvious and convenient option.

1 People living close to their place of work, shops and recreation; and children
within walking, cycling or scooting distance of their school.

1 The most vulnerable members of society are easily accessible to vital
services, medical care and social sports.

13


https://www.tcpa.org.uk/wp-content/uploads/2021/11/final_20mnguide-compressed.pdf
https://habitat3.org/wp-content/uploads/NUA-English.pdf
https://habitat3.org/wp-content/uploads/NUA-English.pdf
https://sdgs.un.org/goals
https://sdgs.un.org/goals
https://www.sustrans.org.uk/campaigns/manifesto-for-the-uk-government
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3.9 More recently, the Green Infrastructure Framework published by Natural England
has drawn attention to the importance of people being able to access and benefit
from proximity to green space. The Government has committed to everyone being
able to access green space or water, including woodlands, wetlands, parks and
rivers, within a 15 -minute walk from home.

Diverse and
affordable homes
#
A place for /D\ Well connected paths,
all ages | I | I streets, and spaces
o =

Features of a

© 20-minute
neighlbbourhood
Community health and Schools at the heart
wellbeing facilities of communities
= )
< =
Keeping jobs and gg Good green spaces
money local in the right places

2>

Local food production

Figure 3: Thefeatures of a twenty-minute neighbourhood (source: TCPA, March 2021)

14
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Features of 20 -
minute
neighbourhoods

Policies and projects in the Neighbourhood Plan that help
achieve this

Well-connected paths,
streets, and spaces

Schools at the heart of
communities

Good green spaces in
the right places

Local food production

Policy GDH1 encourages new housing development to be
connected into the existing network of walking and cycling
routes .

Policy GAAT1supports the provision of new and improved
active travel opportunities as part of any major residential
and commercial development

Project GAAT(a) helps identify potential locations for new
and improved walking and cycling routes

Policy GAP1 seeks to incorporate new links to and from the
Phoenix Trail for pedestrians and cyclists, integrating with
an enhance d walking and wheeling network across Thame.

Policy SFO1:Community Facilities and Services supports
improved access to facilities by foot and bicycle.

Policy SFOB establishes principles for well -designed new
green spaces, and Policy SFQ2 protects existing open
spaces in line with national planning policy.

Policy NEB1 supports a minimum 10% biodiversity net gain
through development proposals, and requiring for th is to
be provided on site, or as close to the site as possible.
Policy GAC1seeks to protect the Cuttle Brook corridor, and
ensure that any development maintains the north ~ -south
green corridor through Thame

Project NESG(a) 3treet GreeningA supports t h
greener streets throughout Thame, including the

exploration of how to re -use underused green space and
roadside verges in order to increase biodiversity value.

Policy SFO3and NESG(a)both support the provision of new
spaces suitable for growing food.

Table 1: The features of a 20minute neighbourhood (based upon TCPA guidance) and how thepolicies and

projects in TNP2 respond to these

15
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Features of 20 - Policies and projects in the Neighbourhood Plan that help
minute achieve this

neighbourhoods

Table 1 continued

The policies, and projects, within this Neighbourhood Plan intend to deliver on the
vision and objectives. The following sections of the Neighbourhood Plan present
these, ordered in response to the objectives.

It is important that the Neighbourhood Plan is read as a whole. All policies
should be viewed together in the preparation and consideration of planning
applications




Context
Housing sites
Housing type and mix
Employment sites
Retail and other uses
The visitor economy

Growth and
Development
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4.2

4.3

4.4

4.5
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Growth and development

Context

Policies and associated projects within this section of the Neighbourhood Plan

respond to the growth requirements established for Thame in the South
Oxfordshire Local Plan, specifically, those established in Policies H3 (and associated

Table 4d), EMP1 and 6, and TCA4.

In considering the most appropriate locations for future growth and development

the Town Council assessed all sites that were submitted for consideration through

the Strategic Housing and Economic Land Availability Assessment

(SHELAA)

prepared by South Oxfordshire as well as all sites submitted directly to the Town
separate YCall for

Council t hrough

a

In considering whether a site might be suitable for development guidance

established by central Government and in supporting material prepared for

Neighbourhood Planning groups by

Locality has been followed.

The guidance includes a range of criteria to help assess whether a site might

represent a suitable location for development. These include, but are not limited to,

matters such as environmental constraints, areas of biodiversity and nature
conservation, a ccessibility, landscape impacts, proximity and access to important

services and facilities.

Following assessment of all sites against the criteria outlined above consideration

was then given to how well the sites relate to the vision for Thame and the

associated objectives (as presented spatially in
process and recommendations from the site assessment exercise was undertaken,

with the outcomes of that informing the policies in this section.

within the Neighbourhood Plan are

illustrated on Figure 4.

Figure 2). Consultation on the

Site allocations

SitesA.
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Figure 4: Site allocations
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Housing Sites

4.6 The interest in land for development in and around Thame is significant. The South
Oxfordshire Local Plan establishes a requirement for 1,518 new homes to be
accommodated in Thame over the period 2011 7 2035.

4.7 Land allocated within the first Neighbourhood Plan represented the preferred sites
for growth in and around Thame, reflecting constraints  and the vision and
objectives for the town. The sites allocated for development in TNP1 have now
been built out and the SODC Local Plan notes that there is an outstanding minimum
requirement of 339 new homes to be accommodated in Thame as of April 2020.
Further monitoring undertaken  and which takes account of completions and
committed development schemes has reduced this figure to 143 homes. This
requirement is for the period 2021 7 2041 to be covered by the new Joint Local Plan
being prepared by SODC and the Vale of White Horse District Council.

4.8 In reflecting the vision and objectives for Thame, proposals for new housing should
be on sites that are well integrated with the existing built form, being contiguous
with the urban area and helping to create connected, cohesive communities. They
should help strengthen the character and identity of Thame, recognising the sense
of separation with surrounding villages and relationship with the landscape setting.
They should be in close proximity to services and facilities required for day  -to-day
life, with access to these ideally being within accepted walking or wheeling
distances, providing for the needs of all.

4.9 It is generally acknowledged that, on average, able -bodied people are happy to walk
between five or ten minutes to access different facilities. This equates to a distance
of around 400m z 800m from the home and is based upon various research,
including th at published by The Institution of Highways and Transportation
However, distances vary depending on the type of facility and how far people are
willing to travel by foot to these.

4.10 Reasonable walking catchment distances for everyday services and facilities are
presented in Table 2. Reasonable catchments must be measured based on the
actual movement network (presence of streets a
the crow flies distanceA which does not accoun
incomplete movement networks.

4.11 The provision of cycle infrastructure may extend the catchment around a facility.
Based on average cycle journey times, it is assumed that the average  distance that
an able -bodied person might comfortably cycle in five minutes is 1,150m and, in ten
minutes, 2,300m (at a speed of approximately 13.8km/h or 8.5mph). This is
dependent upon the provision of good cycling infrastructure that makes this an
attr active enough proposition for people to use
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4.13

4.14
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Service / Facility Walking catchment distance
Primary School 800m
Secondary School 1,600m
Healthcare 1,600m
Community Centres and Halls 800m
Places of Worship 800m
Playing Pitches 800m
Amenity Green Space 400m
Local Shops 400m
Local / Neighbourhood Centres 800m
District / Town Centres 1,600m
Bus stops 400m

Table2: Recognised catchment distances for essential services, supporting travel by foot

Sites have been identified through the process of preparing TNP2 and are allocated
for new housing development, meeting the outstanding housing requirement for
Thame. The sites are allocated in Policy GDH1, with specific guidance established
for each allocation in subsequent policies.  These are:

f Land south of Wenman Road (formerly known
Approximately 60 homes (see Policy GDH1a).

1 Diagnostics Reagents, Wenman Road: Approximately 25 homes (See Policy
GDH1b).

1 Land at Windmill Road: Approximately 30 homes (See Policy GDH1c)

T LandatOxf ord Road (including part of former
Approximately 1 00 homes, split across two land parcels (See Policy GDH1d).

1 Land at The EIms: Approximately 35 dwellings (See Policy GDH1e).

Since commencing work on TNP2 the site at Windmill Road has been granted
permission. The land south of Wenman Road benefit s from a resolution to grant
permission. The land allocated at Oxford Road is currently subject to application  s.

Land at The EIms was allocated in the first Neighbourhood Plan and benefits from
an extant permission for development . The first phase of development on the site

21
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4.16

4.17

4.18
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is nearing completion. The site is included in the list of committed developments
used by SODC to calculate the housing supply position for the District. It does not
therefore count towards meeting the outstanding requirement for new homes in
Thame but is retained in TNP2 as an extant allocation .

In addition to the sites allocated above there is also potential for homes to be

delivered as part of a mixed -use redevelopment of the Cattle Market Site  (see Policy
GDR1) The exact quantum of development is to be determined through design and
masterplanning work to be undertaken as part of any planning application for that

site. Initial consultation work undertaken for TNP2 suggested that the site might be

able to accommodate 15 new homes as part of a mixed use development, although
masterplanning work and calculations undertaken by SODC and Vale of White

Horse in the 2024 Housing and Economic Land Availability Assessment _ prepared as
part of the emerging Local Plan indicate this could be higher.

Furthermore, windfall development of small sites (those of less than ten homes)
have made a regular contribution to the  housing supply in Thame and continue to
do so. Based on completions between April 2011 and March 2022, windfall
development has resulted in delivery of 348 new homes in Thame, equating to
around 31 homes per year. Record s of extant permissions indicate that this pattern
is likely to continue.

In order to contribute towards the delivery of land for housing in Thame and rolling
five-year land supply targets for South Oxfordshire, it is important that sites

submitted for planning permission are deliverable at the time of the application and
are not dependent upon provision of off  -site infrastructure beyond the control of

the applicant and which would delay the completion of new homes.

Where proposals for housing come forward these will need to be judged against the
outstanding housing requirement for Thame  and their compatibility with the vision
and objectives for Thame. As far as possible, they should contribute towards
meeting local housing needs, particularly in respect of affordability and specialist
housing for older people (see Policy GDH 2 and supporting text for more
information).
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Policy GDH1: Housing developmentand allocations

1.

Land proposed for residential development should in whole ,orin part , be
contiguous with the existing built -up area of Thame, with a preference for
reuse of previously developed land  within the built -up area.

Proposed sites should not, individually or cumulatively, result in the
coalescence of, or unacceptable impact on , the visual separation of (i) Thame
and Towersey, or (ii) Thame and Moreton.

Sites should be able to connect into the existing network of walking and
cycling routes, and either be within walking distance of a bus service or
provide scope to route new or extended bus services through the
development site.

Sites should provide good access to services and facilities, being within

walking distance of essential services and amenities , having particular regard
to the catchment distances in Table 2. This should be based upon actual
journey routes as opposed to applicat

Vehicular access to the site from the highway must be achievable and
acceptable to the Highways Authority.

Subject to the scale of proposed development, a Transport Assessment or
Transport Statement must be prepared for submission as part of the

planning application. This must be basedonthe YDeci de and Pr
approach adopted by OCC.

Where required, applications will be accompanied by a programme of
archaeological evaluation to be agreed with Oxfordshire County Council and
undertaken in advance of the proposal being determined. Subject to the
findings of any evaluation, mitigation measures may be required that
preserve features of archaeological interest on site.

Sites must be deliverable at the time of submitting a planning application,
including the ability to deliver the requirement for any on -site infrastructure
triggered by the scale of the proposed development.

Policy GDH1 continued overleaf
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9. The following sites are allocated for housing development in the Thame
Neighbourhood Area:

TNP2 Policy | Site Name Development Potential (approx.)

Reference

GDH1la Land south of Wenman 60 homes
Road

GDH1b Diagnostics Reagents 25 homes

GDH1c Land at Windmill Road 30 homes

GDH1d Land at Oxford Road 100 homes
of which: of which :
North Western parcel 70 homes
Eastern parcel 30 homes

GDHle The Elms 35 dwellings

10. The overall quantum and timing of development of the allocated sites will be
subject to the design and masterplanning process for each site, the
availability and capacity of infrastructure to support development

11.

Proposals for development of the allocated sites are expected to accord with
the principles established in the Thame Masterplanning  Report (see

Appendix 1).
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Land south of Wenman Road

This site is located to the south east of Thame. Itwas allocatedasa Yd&kser v e
for development in the first made Thame Neighbourhood Plan and is carried

forward as a site allocation in TNP2. The site is approximately 5.86 hectares and is
allocated for around 60 homes.

The site is adjacent to development that has taken place since the first
Neighbourhood Plan was made. That stipulated that a comprehensive masterplan
should be prepared for land to the south of Thame. This included land to the south
of Wenman Road alloca ted in Policy GDH1a of TNP2.

At the time of writing the site  benefits from a resolution to grant planning
permission. The proposed layout is reflected in the design principles for the site
illustrated in the Thame Masterplanning report and which shall be reflected in the
development of the site. This includes retention of open sp  ace to the south of the
site, with the developable area extending no further than that established on
adjacent sites. The layout shall also incorporate a central green corridor following
the route of an unde rground gas pipeline.

Figure 5: The site is adjacent to recent development that has taken place in Thame on land that was
allocated in the first Neighbourhood Plan
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Policy GD Hla: Land south of Wenman Road

1.

Land south of Wenman Road, as indicated in Figure 6, is allocated for
approximately 60 homes.

Proposals for this site will be supported where  they take into consideration
the indicative concept plan (Figure 7) and accord with the principles
established in the Thame Masterplanning Report (Appendix 1), including:

a)

b)

c)

d)

f)

9)

Vehicular access to the site shall be via the network of residential
streets to the west of the site.

The layout of the site  must not preclude the opportunity for a
vehicular connection to be made with adjacent site allocation GDH1b
(Diagnostic Reagents).

The layout of development should be based on perimeter blocks (see
Glossary), reflecting the layout of adjacent housing, incorporating, as

appropriate, childrenAs play space

drainage.

A green corridor through the site shall follow the route of the
underground gas pipeline. This shall be a designed landscape feature
with homes fronting onto it.

Development shall not extend any further south of the area of

housing established in development immediately to the west of the

site. Land south of this shall be retained for agricultural purposes with
permissive paths secured for public use connecting to the wider
network of open space .

Tree planting shall be provided along Wenman Road, screening new
homes from this and adjacent employment areas.

Cycle routes shall be provided along the north of the site, linking with
routes on adjacent sites and supporting improved and safer
connections across the Chinnor Road / Wenman Road roundabout
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Figure 6: Site allocation area, Land south of Wenman Road
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Figure 7: Concept masterplan for land south of Wenman Roadbased upon design principles for the site.
Further detail is set out in the Thame Masterplanning Report.
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Diagnostics Reagents

4.23 This site is located adjacent to land allocated to the south of Wenman Road and is at
the junction of Wenman Road, Chinnor Road and Howland Road. Itis
approximately 1.15 hectares and is allocated for around 25 homes. The site is
currently used for employment purposes  (light industrial) . The Neighbourhood Plan
includes an allocation for employment land at Rycote Lane which exceeds the
minimum 3.5 hectares of employment land required inthe SODC Local Plan and will
thus offset the loss of employment from  this site. The current uses may have led to
contamination of the site which will need to be assessed through the planning
application.

424 Devel opment here would YcompleteA recent resid
Thame, and the form of development here should complement that , retaining open
space to the south and providing views across to the Cuttle Brook and woodland
edge. The layout of development, central green corridor along the Gas pipeline, and
landscaping along main road frontages shall be consistent with adjacent
development areas, unifying these.

Figure 8: opportunities should be taken through development to link the site into the walking and wheeling
network established to the south of Thame

4.25 The site is adjacent to a n assessment centre that hosts children for short  -term stays
during assessment. Care must be taken, through the layout of development, to
avoid adversely impacting on this.  Furthermore, and given proximity to existing
employment uses, including the BOC operation on Chinnor Road, appropriate
sound insulation or other mitigation measures shall be incorporated into new
homes provided, with appropriate noise assessments underta  ken in line with Policy
ENV11 established in the SODC Local Plan.
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Policy GDH1b: Diagnostics Reagents

1.

The Diagnostics Reagents site, as indicated in Figure 9, is allocated for
approximately 25 homes.

Proposals for this site will be supported where they  take into consideration
the indicative concept plan (Figure 10) and accord with the principles
established in the Thame Masterplanning Report (Appendix 1),  including:

a) Vehicular access to the site shall be via Wenman Road or via
development on land to the south of Wenman Road (the adjacent site:
Policy GDH1a), to be assessed and tested further to the satisfaction of
OCC.

b) The layout of development should be based on perimeter blocks,
reflecting the layout of adjacent housing , and providing for a
connected network of streets and other routes for walking, wheeling
and other non -motorised modes of travel between these.

c) Care must be taken through the layout of development to avoid
adverse I mpacts on the adjacent
d) A green corridor through the site shall follow the route of the

underground gas pipeline. This shall be a designed landscape feature
with homes fronting onto it.

e) Development shall not extend any further south of the area of
housing established in development immediately to the west of the
site.

f) Tree planting shall be retained along Wenman Road and new tree

planting provided along the boundary with Chinnor Road and eastern
edge of the site, screening new homes form these and adjacent
employment areas. The planting and landscape strategy shall have
regard to the setting of the site at the edge of Thame and views across
open countryside towards it.

0)) Cycle routes shall be provided along the north of the site, linking with
routes on adjacent sites and supporting improved and safer
connections across the Chinnor Road / Wenman Road roundabout

h) Subject to assessment of noise associated with adjacent employment
uses, appropriate noise mitigation measures shall be incorporated
within new residential development.

A Phase 1 contaminated land preliminary risk assessment will need to be
submitted as part of any planning application.

ch
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Figure 9: Site allocation area, Diagnostics Reagents

50

/
/‘/
//
//
r?/‘{/
(o
L/
>/
s/
}/
©/{

100

150 m

31



TNP2 SubmissioVersion
2020-2041

b :
Goneept masterplan
layout, Land south
‘ ~ of Wenman Road,
‘ [ shown for context ¢

KEY
) Site boundary

® Newtrees
~ Frontage
* Key landmark building

Streets:
Primary
R Secondary

Development area

=i Open space

Figure 10: Conceptmasterplan for the Diagnostics Reagents site based upon design principles for the site
Further detail is set out in the Thame Masterplanning Report.
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Land at Windmill Road

This site is located to the south of Thame, to the west of Windmill Road and directly

to the south of the Phoenix Trail. This site is allocated for approximately 30 homes,
all of which shall comprise affordable homes.

At the time of writing this site benefits from a resolution to grant planning

permission for a scheme that comprises entirely affordable housing . The proposed

layout is reflected in the design principles for the site illustrated in the Thame
Masterplanning report and which shall be reflected in the development of the site.

This includes provision of a central street through the site and areas of open space
distributed through the site.

The proposal for the site includes a detailed junction design that supports

continued and safe use of the Phoenix Trail for walking, wheeling and other non -
motorised modes of travel. Itis a condition of the permission that the access
arrangements are pu tin place before works to the site commence and that impacts
on users of the Phoenix Trail are minimised.

Policy GDH1c: Land at Windmill Road

1. Land at Windmill Road, as indicated in Figure 11, is allocated for
approximately 30 homes.

2. Proposals for this site will be supported where they  take into consideration
the indicative concept plan (Figure 12) and accord with the principles
established in the Thame Masterplanning Report (Appendix 1),  including:

a) Vehicular access to the site shall be via Windmill Road. The crossing of
the Phoenix Trail shall be designed to retain safe access for walking,
wheeling and other non -motorised modes of travel along the Phoenix

Trail.

b) A central street shall run through the site, with new homes fronting
onto this.

c) New areas of open space shall be distributed across the site, including
at the gateway to the site. All open spaces shall be overlooked by new
homes.

3. All homes provided on this site will comprise affordable housing.
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Figure 11: Site allocation area, Land at Windmill Road
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Figure 12: Concept masterplan for land at Windmill Road based upon design principles for the site. Further
detail is set out in the Thame Masterplanning Report.
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Land at Oxford Road

This site is located at the western gateway to Thame. It is adjacent to new homes
allocated in and built since the first Thame Neighbourhood Plan was made (known
as YThame Mkasieoiswsukd, tothe north, by the A418 and, to the south

east, lies the Cattle Brook Nature Reserve.

Within the first Thame Neighbourhood Plan, part of the wider site was reserved for
housing and part for new school facilities. The rest of the site was to be retained as
open space. TNP2 now allocate s land for housing , retain ing the overall quantum of

open space on the site , but to provide this in alternative locations:

I The site reserved for housing in the previous Neighbourhood Plan is an area

of archaeological interest and unsuitable for development

. The allocation in

TNP2 proposes a land swap: the former reserve site will now be provided as

open space, with land adjacent to this now allocated for development

instead.

1 Land previously identified for use as a school site is now identified as open
space, with land to the east of the site allocated for development instead.

The allocation retains the same overall quantum of open space as envisaged in the
first Neighbourhood Plan but now provides for this in a different location. There
should be no net loss of open space as part of the development of the site. Indeed,
there are opportunities to improve the quality of the open space in response to
biodiversity net -gain requirements and to support improvements to habitats along

the Cuttle Brook corridor.

i
TRk
Hl ! 1!

Figurel3: Recently built housing at
the first Neighbourhood Plan
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Proposals for development need to take account of the following:

1 Part of the site is within the flood plain. This shall remain undeveloped.
Flood mitigation measures, including use of sustainable drainage systems
are required (as set out elsewhere in the development plan)

1 Provision of appropriate landscape screening and other noise mitigation
measures that minimise the impact of traffic on  the site from the A418. The
layout of development and landscaping to be provided shall be appropriate
to the location and have regard to the Landscape Character types of
immediately adjacent land

1 Proximity to heritage assets, including the Thame Conservation Area, with
the layout, scale and massing of development being designed to minimise
impacts on the setting of this.  In particular, there is a cluster of listed farm
buildings ( Y T o wn aBjacenntd\the eastern development parcel.
Although the farm buildings are no longer in agricultural use they retain a
legible relationship with the rural setting of Thame. The layout of
development should not obscure views towards the cluster which are
enjoyed from the permissive footpath along the C uttle Brook to the east of
the development parcel . The buildings, all Grade Il listed, are:

i. Town Farmhouse, 6, Oxford Road .
ii. Five Bay Barn, north of Number 6 (Town Farmhouse), Oxford Road
iii. Three Bay Bar, north west of Number 6 (Town Farmhouse), Oxford
Road.

1 The Cuttle Brook forms an important green corridor through Thame,
comprising a break in development along Oxford Road and providing a
connection to the surrounding countryside. Development should be
sensitive to the impact of views along the Cuttle Brook looking north from
Oxford Road , and help form an extension to the Cuttle Brook Nature
Reserve. Development should not encroach into this  view corridor. Equally,
views into and along the Cuttle Brook corridor from the A418 shall not be
obscured, allowing for retention of the interconnectivity between the Cuttle
Brook corridor and surrounding landscape.

There are two main areas of land with  potential for development : to the east and
north west of the allocation area. Together, these offer potential for provision of
approximately 1 00 new homes , with around 70 accommodated in the north

western parcel and 30 in the eastern parcel . Development shall comprise an
extension of the Thame Meadows housing scheme, reflecting the scale , character
and density of that development area. Development will feature and enable access

to open space, including areas of natural open space, for the benefit and enj  oyment
of all.
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Policy GD H1d: Land at Oxford Road

1. Land at Oxford Road, as indicated in Figure 14, is allocated for approximately
100 homes, split between :

a) approximately 70 homes on the north west development parcel ; and

b) approximately 30 homes to the eastern development parcel (as indicated
on Figure 15).

2. Proposals for the sites will be supported where they take into consideration
the indicative concept plan (Figure 15) and accord with the principles
established in the Thame Masterplanning Report (Appendix 1), including:

a) The layout of development should be based on perimeter blocks,
reflecting the layout of adjacent housing (at Thame Meadows)
i ncorporating childrenAs play space
drainage.

b) The density of development shall be consistent with the density of the
adjacent Thame Meadows housing development.

c) Landscaped green corridors and noise mitigation measures shall be
provided along the edges of the development areas, including screening
to the A418.

d) The development should minimise the impact of views along the Cuttle
Brook looking north from Oxford Road  and from the A418, minimis ing
the impact on the landscape to the north of the site. The Cuttle Brook
Corridor itself shall also be protected in line with Policy NEC1

e) The layout, scale and massing of development shall seek to avoid harm
to the Conservation Area and listed buildings within close proximity to
the site , with development set back from the cluster of listed farm
buildings and allowing for retention of views to these from the
permissive footpath to the east.

f)  There should be no net loss in the quantum of  open space across the
allocation. Where possible, land provided as open space for the Thame
Meadows development shall be retained and integrated into the network
of green infrastructure to be provided as part of new development.

Policy GDH1d continued overleaf
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9)

h)

)

New areas of publicly open space, of at least equal size and quality to any
existing open space lost as a result of development, must be provided in
an equally accessible location as part of the development. Where land is
to be provided as open space this should not be located where users
would be subject to unacceptable noise levels.

An area of parkland shall be provided within the flood plain. Liaison with
the Environment Agency during the application process will be required
to assess the need for sequential and exception tests to be undertaken.
This shall include wetland areas wit h paths through this that are
designed to enable access in all conditions.

Land subject to archaeological interest shall be retained as open space.

Walking and wheeling routes shall be provided that connect
development with the surrounding open space and footpath network,
including those along the Cuttle Brook, and along Oxford Road providing
connections to the town centre.

Vehicular access shall be via the existing network of streets in the Thame
Meadows development.

Streets within areas of development shall incorporate tree planting.

Existing trees and hedgerows shall be retained where possible , and
biodiversity net gain delivered on the site
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Figure 14: Site allocation area, Land at Oxford Road
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Figure 15: Concept masterplan for land at Oxford Road based upon design principles for the site. Further detail is set out in the Thame Masterplanning Report.
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The Elms

Land at The Elms (Figure 16) was allocated in the first Neighbourhood Plan (TNP1)
forgn o mo r 45 diwdiliags.AThe site is located within the centre of Thame to
the west of ElIms Park and is adjacent to The Elms which is a 19th century house and
Grade Il listed building. It is within the Thame Conservation Area.

TNP1 noted that the precise number of dwellings to be accommodated on the site
would be determined through the detailed design process, enabling full
consideration to be taken of heritage issues, public benefits and other material
planning matters.

Following the making of the first Neighbourhood Plan a planning application for 37
dwellings was approved for the site (Application reference: P14/S2176FUL). Itis
included in the committed supply of land for housing in SODC and does not
therefore count towards meeting the outstanding housing requirement for Thame.
The site is however retained in the Neighbourhood Plan as it has not yet been
developed but t he principle of development remains.

A revised planning application for 66 care homes has since been approved
(Application reference: P20/S0928/FUL) . SODC includes extra care housing within
the calculations of housing supply by applying an occupation factor to these,
dividing each extra care home generated by 1.9. The 66 care home scheme would
thus equate to 35 dwellings and make a similar contribution to housing
requirements as the earlier committed scheme.

The first phase of development of the 37 dwelling scheme is nearing completion.

The site is retained in TNP2 as an extant allocation.

Policy GDH1e: The EIms

1. Land at The EIms, Upper High Street, Thame , as indicated in Figure 16, is
allocated for approximately 3 5 dwellings .

2. The layout, scale and massing of development shall be consistent with the
extant permission for 37 dwellings unless good urban design reasons can be
demonstrated that justify an alternative approach.

3. The siting of proposed buildings shall be sensitive to the setting of the Grade
Il listed Elms building and its relationship with adjacent parkland.

4. Vehicular access to the site will be via EIms Road with new pedestrian and
cycling links providing access to the site from Upper High Street.

5. Development must be coordinated with improvements at the adjacent EIms
Park in a manner consistent with the extant permission for 37 dwellings.
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Figure 16: Site allocation area, The EIms
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Housing Type and Mix

4.39 The SODC Local Plan establishes a preferred mix of housing to be delivered in terms
of size and tenure. This mix is based on District -wide data. It is important to
recognise local dynamics and pressures within the housing market. To this extent a
Housing Needs Assessment (HNA) for the Thame Neighbourhood Plan area has
been undertaken (see Appendix 1). Findings and recommendations are
summarised below:

Tenure and Affordability

4.40 The HNA found that Thame has a relatively high proportion of ownership tenures
when compared to the national and district average. The high proportion of
ownership tenures come at the expense of a lower proportion of social and private
rent tenures when ma king the same comparisons. Overall, the high rate of
ownership tenures, in combination with a high average house price (which has risen
on average 62% since 2011) has resulted in Thame becoming a challenging area to
get onto the ownership property ladder.

4.41 A mix of affordable housing types is required in Thame to bring housing within
attainable prices for many households.

4.42 The HNA recommends that, in Thame, the delivery of affordable rent and social rent
should be maximised. It is suggested that 65% of Affordable Housing should take
the form of rented tenures such as social and affordable rent, with the remaining
35% as affordable routes to home ownership. It is also suggested that during the
early years of the Plan period (e.g.: the first five years) , priority should be given to
building affordable homes for rent and consequently building the majority of its
ownership allocation towards the later years of the  Plan period.

4.43 The HNA also suggests that First Homes at 50% is the only way that full home
ownership can be brought to within the affordability threshold for average earners.

Type and Size

444 The HNA reveals that ThameAs current housing t
detached, semi -detached, and terrace d housing all accounting for between 20% and
30% of the total mix. The proportion of flats and bungalows are relatively lower (at
around 17% and 7%, respectively), although broadly in line with the District.

445 Ut al so reveals that Th abalantedincelationteitst si ze mi x
popul at i on As -badeoenddwellings dammatig the mix, followed by 2 -
beds and 4+beds. ThameAs si ze mi x i Bistrietsizeynix,samdnsi | ar t o t
similar to the national mix too , although Thame has a slightly higher proportion of
4+ bedroom dwellings in place of a slightly lower percentage of 1 -bedroom
dwellings.
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The HNA calculations suggest that housing sizes are already within 2% of the ideal

estimated future mix . To achieve an optimum mix of housing i tis recommended
that delivery of 3-bed homes is prioritised, as well as an increase in the proportion
of 5+ bedroom homes.

The HNA finds much the same for housing type , which should also be preserved in
similar proportions to the current mix, with the only recommended change being a
slight increase in the proportion of flats in the area

Specialist Housing for Older People

As wi

t h

mo st

balanced in the present.

numbersint o

by 61%.

t he

areas in the UK, ThameAs
The older population is, however, expected to increase in

future, with Thame A&l expertadstee hol d
grow by 10% by 2037 (above 2011 figures) , and the 65+ age band expected to grow

Planning Practice Guidance notes that there are a variety of specialist housing types

that can meet the needs of older people. This includes, but is not limited to, (1) age
restricted general market housing, (2) retirement living or sheltered housing, (3)

extra care housing or hou sing-with care, and (4) residential care homes and nursing

homes.

The HNA found that the future development of specialist units will be needed in
Thame to account for demographic change and associated housing requirements.

The tenure split of new specialist housing units should align with the requirements

established in the South Oxfordshire Local Plan, being a 60% market to 40%

affordable split .

Where specialist housing is to be provided it should meet the design criteria

contained in this Neighbourhood Plan

comfortable to live in as private homes , similar to those which people may be
moving from . In addition to design criteria in the Plan which is applicable to all new
development, applicants will be expected to refer to specific guidance in respect of
specialist housing . This includes the principles of inclusive design outlined in
Planning Practice Guidance , as well as those principles set out in the HAPPI ( Housing

our Ageing Population Panel for Innovation ) report which are applicable to housing

for elderly people and age -friendly places. Planning Practice Guidance notes that:

popul ati

, such that the homes are as attractive and as

"ccessibleand adaptable housing enables people to live more independently, while also
saving on health and social costs in the future. It is better to build accessible housing
from the outset rather than have to make adaptations at a later stage z both in terms of
cost and with regard to people being able to remain safe and independent in their

homes.

A
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In line with this, opportunities to provide flexible housing types that can be adapted
over time in response to changing lifestyles will be supported.

Policy GDH 2: Housing type, tenure and mix

1.

10.

On developments of ten or more homes, 40% of those homes must comprise
affordable housing.

Provision of affordable homes should be split such that 65% takes the form

of rented tenures, including social and affordable rent,  while the remaining
35% comprises affordable routes to home ownership. Priority is to be given
to the delivery of affordable rented tenures in the early years of the Plan
period.

All developments in Thame of ten or more homes are required , where viable,

to provide First Homes at a discount of 50%.

Shared Ownership schemes at a discount of between 10% - 25% are also
considered appropriate .

All affordable homes, including First Homes, should be designed such that

they are tenure -blind (i.e.: they should be integrated into the design of the

overall proposed development and be of an equal quality in terms of design
and use of materials compared to the market housing element).

At least 65% of all new homes should comprise 1 -3 bed properties.

Where smaller homes are proposed the delivery of flats  should be
prioritised .

Proposals for development that meets the need of the ageing population
(specialist housing) will be supported. The tenure split of specialist housing
developments should comprise 60% market homes and 40% affordable
homes.

Where specialist housing is proposed it should be located within easy access
of shops, facilities and public transport services. Housing should be well
integrated within the wider neighbourhood and be designed in accordance
with the HAPPI principles.

Support will be given to proposals for new homes that are designed to be
adaptable to meet the future accommodation needs of occupiers at different
stages of their li ves.
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Employment Sites

453 The South Oxfordshire Local Pl an, at Policy EM
NewEmpl oyment LandA) and at EMP6 (YNew Empl oy me
establishes a net requirement for a minimum of 3.5 hectares of employment land to
be provided in Thame over the period 2011 7z 2035. The Local Plan (at Policy EMP2:

"BURange, Size awydeMitx PofemEmmIisA) al so supports p
employment floorspace for small and medium business, including start -ups and
those looking to expand.

4.54 Since 2011 there has been a loss of employment floorspace in Thame, including that
at Goodsons Mews, the DAF site and at Jane Morbey Road. At the same time, new
employment floorspace has come forward to the east of Thame (at The Windles and
the Grove buildings ). This, coupled with permission granted for development of
land north of Rycote Lane for employment purposes would offset these losses and
contribute towards meeting the requirements established in the Local Plan. The
land north of Rycote Lane cove rs a net area of 5.35 hectares , including off -site
highway works and, although not within the Neighbourhood Plan area (it is
immediately adjacent to the parish boundary) , the requirements for Thame
assessed through the Employment Land review underpinning the Local Plan are
based on assessment of the Thame Yempl oyment ¢
Neighbourhood Plan area. Land north of Rycote Lane, which is part of the
functional economic area around Thame z and thus part of the cluster z effectively
contributes towards the requirement for employment land in Thame.

455 The spread of Covid -19 early in 2020 has impacted upon working practices and,
consequently , employment floorspace. However, Thame has continued to perform
well in comparison to competing towns and has been fairly resilient to the effects of
the pandemic. Indeed, the Oxfordshire Economic Recovery Plan notes that while

there is likely to be a comparatively short though still unprecedented impact on
economic activity across Oxfordshire, the impacts are expectedto  be less severe in
South Oxfordshire, with manufacturing, professional, scientific and technical

activities forecast to see continued growth up to 2029.

4.56 Indicators point to a continued need for employment land in Thame. The local
market is relatively strong, with consistent demand from existing occupiers and new
entrants to the market, evidenced by low vacancy rates yet increasing rents.
However, limited provision of new employment floorspace in Thame has seen some
prospective tenants locate to accommodation in competing towns. When premises
do become available, it is the smaller units that are often leased after only a very
short time. However, givent he strategic location of Thame and its proximity to the
highway network, it is also an attractive location for larger units, including the
logistics sector.
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Employment land requirements in Thame have been reviewed alongside work on
TNP2 (see Appendix 1). This recommends that 5.5 hectares of land (an increase of 2
hectares over and above the Local Plan requirement) should be allocated for
employment purposes, allowing Thame to maintain its character and the balance
between residential and commercial deve lopment in the town.

To accommodate future growth in Thame, the  Neighbourhood Plan allocates 7.8
hectares (gross) of land at Rycote Lane for employment purposes (Figure 17). This
allows for provision of landscaping on site as well as meeting the requirements for
employment land in Thame.

The site has good access to the strategic road network, is adjacent to existing
employment uses and is in close proximity to the permitted employment scheme
referenced above that is further along Rycote Lane. Improved foot and cycle links
to the allocation site will be required as part of any development, linking this to the
network of foot and cycle paths within Thame, including upgrades to the western
end of the Phoenix Trail.

The allocation is at the western gateway to Thame and  on an elevated point in the
landscape. The scale and layout of development will need to respond positively to
the landscape setting of Thame. The site benefits from hedgerows and tree
planting which afford some opportunity to screen development, though further
screening and careful location of buildings on the site will be required to minimise
impacts on views across the landscape. Buildings should follow the contours of the
site. The Thame Masterpla ning Report (Appendix 1) includes site specific landscape
design guidance for the Rycote Lane allocation which applicants are expected to
have regard to. This identifies locations for screen belt planting, the strengthening

of existing hedgerows and tree cover, and use of native species of local provenance
wherever possible. The development should create a sensitive interface with the
adjacent rural area and with the siting of buildings on the high point of the site
avoided. Further guidance on thisis p resented in the Thame Masterplanning
Report (Appendix 1) to which applicants for development shall have regard.

The site is in close proximity to a safeguarded waste operation (ASM Autos).
Employment u ses proposed at Rycote Lane should be harmonious with this and the
principles established in Policy W11 of the OCC Minerals and Waste Local Plan Part
1. Core Strategy.
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Policy GDE1: Land at Rycote Lane

1. The Neighbourhood Plan allocates 7.8 hectares (gross) of land at Rycote Lane
(as illustrated on Figure 17) for employment purposes, comprising B2 7 B8
and E(g)(i}(iii) uses. Proposals that include employment floorspace for Small
to Medium -sized Enterprises ( SMES9 will be supported . The proposed mix of
uses must have regard to the proximity of safeguarded waste operations.

2. Proposals for this site will be supported where  they accord with the principles
established in the Thame Masterplanning Report  (Appendix 1), including:

a) Provision of a single point of vehicular access from the A329 (Rycote
Lane), subject to further testing through the application process and to
the satisfaction of OCC.

b) Parking and servicing areas are to be provide to the side and rear of
employment units.

c) The siting of buildings should respond to the contours of the site and
be located at lower points and set back from site boundaries to
minimise visibility of development from publicly accessible routes and
spaces.

d)  Where buildings are site d along the A329, they should be arranged with
windows and entrances fronting onto the road.

e) Landscaping, including new and retained tree planting, shall be
provided alongside site boundaries, providing a soft edge to the
development. Existing hedgerows and tree cover should be
supplemented with additional woodland planting, making use of native
species, and taking opportunities to reconnect severed hedgerows and
tree lines where possible. The scale and location of buildings on site
and provision of new screen belt planting should help ensure a
sensitive transition between the area of development  and open
landscape to the north and west of the site.

f) Provision of s afe crossing points on Rycote Lane for pedestrian and
cyclists which integrate into the wider network of existing pedestrian
and cycle routes in Thame.

3.  Where required, applications will be accompanied by a programme of
archaeological evaluation to be agreed with Oxfordshire County Council and
undertaken in advance of the proposal being determined. Subject to the
findings of any evaluation, mitigation measures may be required that
preserve features of archaeological interest on site.
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Retail and other uses

462 The South Oxfordshire Local Pl an, at Policy TC
that Thame i s a YTown inGhe eeconcetiér,nthe higracchyopp|l aces it
centres across the District. The Local Plan notes at paragraph 9.9, that centres in
this tier should be the Yfocus of more | ocalis
community uses, |l eisure and serviltesasthatahat r edu
"t own centre firstAN approach should be taken t
town centre uses.

4.63 The Local Plan notes that there is no further need for comparison goods floorspace
in Thame, but that provision should be made for 1,500sgm of net retail floorspace
for convenience shopping. As per Policy TC2 of the Local Plan, It is expected that a
"t own centre firstAN approach i s t &kethet o t he p
Local Plan was published the Co -Op on the High Street has closed. This provides
the opportunity for th at space to be reused for retail. In addition, changes to the
use classes order provide flexibility, enabling retail uses to be changed without the
need for planning permission, which can impact on  the supply of retail space in the
town centre.

4.64 The first Neighbourhood Plan prepared for Thame allocated land at the Cattle
Market (Figure 19) for mixed -use development, including a mix of retail floorspace,
residential units, offices, car parking and community facilities.

4.65 The site remains suitable and, subject to the relocation of current activities, is
available for development: planning permission  has been granted for the relocation
of the Cattle Market from its current site to new premises on Rycote Lane.

4.66 The Cattle Market site currently comprises the Cattle Market itself, the Racquets
Fitness Club and car parking. The car parking provides an important role for the
town centre, particularly on market days, where parking provision along the High
Street is limited. Proposals for the development of the Cattle Market site will be
expected to reta in the overall quantum of car parking provision, either in its current
or an alternative format. Proposals for new development will also need to provide
sufficient ¢ ar parking space in line with  parking standards established by OCC .
Should development proposals result in a loss of parking space, this will need to be

justified through provision of surveys that show how car parking provision is being
utilised across the town centre, including on market days, and that there is surplus
space elsewhere to offset any spaces that may be lost .
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Figure 18: The Cattle Market, Thame

Development of the Cattle Market site should include a range of uses that support
town centre activity. The mi x is to be determined through the planning application
process, but could include convenience retail floorspace civic and community uses,
office floorspace and residential development . The proposed quantum of
development should meet the requirements for convenience retail floorspace
established in the Local Plan, unless more up -to-date information is provided that
indicates an alternative level of retail need for the town centre.

Subiject to the outcome of masterplanning exercises to be undertaken to inform a
planning application for the site the mix of uses could include new homes. Work
initially undertaken for TNP2 suggested that around fifteen homes might be
accommodated on site , though work produced by SODC and the Vale of White
Horse in their Housing and Economic Land Availability Assessment suggests this
could be increased.

In addition, the site could also present opportunities for other complementary uses,
including hotel accommodation.  The mix and layout of development should allow
for retention of the Racquets Fitness Club, without precluding opportunities for
change in the longer term.
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Policy GDR1: Cattle Market site

1.

The overall quantum of town centre parking on the Cattle Market site ( Figure
19) shall be retained.

Proposals for development of the Cattle Market site will need to provide
parking in line with standards established by OCC. The existing parking
spaces on the site will not count towards the requirement for any new
parking that is generated.

Proposals that result in a loss of car parking spaces will need to be justified
by evidence of car park utilisation across the town centre, demonstrating that
sufficient alternative parking provision is available to off  -set any loss, and
include proposals that relocate space for parked vehicles associated with
businesses operating in the Charter Market.

Subject to parking provision being satisfied (as set out in Clauses 1 7 3),
proposals for development will be supported which include some or all of the
following uses:

a) Convenience retail floorspace (Use Class E(a)).

b) Civic or Community facilities (Use ClassE(e), E(f)F1 and F2).
C) Residential (Use Class C3).

d) Office floorspace (Use Class E(c)).

e) Hotel accommodation (Use Class C1).

The mix of uses will be determined through the planning application process
but should include provision of 1,500sgm net convenience retail floorspace
unless up -to-date evidence of retail needs and requirements is provided that
justifies an alternative level of provision. A large footprint superstore is not
appropriate for the site.

Development will only be supported on this  site once a new cattle market site
is operational.

Policy GDR1 continued overleaf
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7. Proposals for this site will be supported where they have regard to the
principles established in the Thame Masterplanning Report (Appendix 1)
including:

a)

b)

d)

f)
9)

h)

Development must create a positive building frontage onto North
Street that respects the character and scale of the surrounding area,
including the Conservation Area.

Development must be designed to respond to views northwards along
North Street, so creating a visual link between it and the High Street.
Pedestrian routes through the Cattle Market site must be designed to
provide a direct and attractive link to the existing pedestrian routes
next to Barley Hill Primary School. Routes should be well overlooked
and defined by new development.

Existing residential dwellings overlooking the northern boundary of
the site must be positively integrated into the proposals. New tree
planting shall be provided along site boundaries to create a soft edge
between development.

A YcivicAN open space i s encouragec

by active building frontages, incorporating tree planting, space for

food growing and opportunities for outdoor activities and events.

A mobility hub (see Policy GAM1) shall be incorporated within the site.
Residential uses proposed as part of the development can be provided
on upper storeys where they are complementary with other ground

floor uses.
The layout of development shall allow for the retention of the
Racquet As Cl ub. The arrangement

integrate this as part of the development.

8. The application material submitted with proposals for development must
show how any disruption to the adjacent school from noise and dust or
vehicle movements during the construction period will be minimised.
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4.70 Beyond the defined requirement for convenience floorspace as set out in the South
Oxfordshire Local Plan it is recognised that other proposals for change and
development are likely to come forward in the centre of Thame over the life of the
Plan.

471 Wi th the changi ng nat gcompetitiorffrom dthercéhtieisgnd St r eet A,
from internet -based shopping, uses that provide for a mix of activities, including
services, are encouraged. Use of such services will help support retail activities, by
bringing customers into the centre, including loca | and independent retailers,
servicing local residents as well as those in the rural hinterland.

4.72 The extent of Thame Town Centre is defined in the Local Plan and illustrated in
Figure 21, The Local Plan also defines a primary retail area, focused on that part of
the High Street between the junction with Bell Lane and Swan Walk (just beyond the
junction with North Street). It also extends along Greyhound Walk to include
Waitrose. This is reflected in the Neighbourhood Plan, although with an extension
of the primary retail area along North Street to the Cattle Market added to this ,
recognising the potential for future development here and seeking to integrate this
with the main retail and service function of the Town Centre.

4.73 New retail uses are encouraged to locate within primary retail areas (Figure 21),
including the High Street and the Butter Market. Other supporting uses within the
town cen tre that would be considered appropriate include leisure and
entertainment, office floorspace, cultural activities, community uses and residential
development. Other town centres uses, including sui generis uses such as hot food
takeaways and betting shops ), are most appropriately located in secondary retail
areas, retaining the primacy of the YHigh Stre
vitality and viability of the main retail areas and be detrimental to public health. The
presence of and proposals for s uch uses will need carefully managing to avoid
detrimental impacts and conflicts between uses  and the visitor experience of the
town centre

4.74 The Town Centre is a vibrant place with a wide retail offer. There are few vacancies.
In the event that premises do become vacant, temporary re -use of these, through
Bpewp A and Yme a(ses Blosksaey) isienoewaled, providing life and
activity in the short -term whilst opportunities for longer  -term re -use and marketing
of the units is undertaken. Pop -up units could cover a range of activities compatible
with the function of the town centre, including ret  ail and places to eat.
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Figure 20: View looking east along Thame High Street towards the Town Hall

4.75 Proposals for mixed -use development including residential are encouraged, as this
will increase the resident catchment of the  centre and provide movement and
activity throughout the day, helping to sustain and support town centre businesses.

4.76 Where development does come forward, it should be designed to allow for change
over time, breaking development blocks down into individual plots, facilitating
incremental change and adaptation on a plot by plot basis, rather than block by
block, allowing f or organic growth and minimising the impact on the wider area.
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Figure21: Thame town centre and primary retail areas
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Policy GDR2: Town Centre Uses

1. Atown centre first approach applies to proposals for Class E town centres
uses in Thame. Proposals for development in the town centre (as defined on
Figure 21) should, where appropriate, incorporate a mix of complementary
uses consistent with the role, function and character of the centre . In the
area of primary retail frontage:

a) Appropriate ground floor uses include retail, financial and professional
services, cafes and restaurants (Use Class E(a) z E(c)), leisure (Use Class
E(d) , drinking establishments (Ysui
Class E(e), E9f), F1 and F2) ancemployment (Use Class E(Q)).

b) The use of the ground floor of vacant premises on a temporary basis for
Use Classes in Clause la will be supported.

c) Uses that complement ground floor uses in Clause 1a will be appropriate
on upper floors and include office space (Use Class E(c), community
facilities (Use Class E(e), E(f), F1, F2) and residential (Use Class C3).
Schemes must be carefully designed to avoid noise a nd odour conflicts
between uses.

2. Proposals for uses outlined in Clauses 1a -1c will also be supported in the
area of secondary retail frontage. Proposals for hot food takeaways and
betting shops ()maybbhsuppsried in tigeanmeas ofisecandary
retail frontage. Proposals for hot food takeaways must:

a) mitigate the detrimental impacts of customer and staff activities in
respect of litter, commercial waste, dirty pavements and noise, by
ensuring provision of adequate waste storage requirements;

b) provide adequate extraction and air condition which does not cause
nuisance by way of noise or odour to residents living above or close to
the proposed use, and where the impact of extraction and air
conditioning on the appearance of buildings and townscape is
minimised; and

c) ensure that collection and delivery vehicles to not cause obstruction to
pedestrians or other road users

3. Outside of the area of primary retail frontage, proposals for residential uses
may be appropriate at ground floor level.

4. Proposals for development in the town centre that enhance the
attractiveness of the public realm and which improve the quality of the
pedestrian environment will be supported.
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The visitor economy

4.77 Thame is an attractive destination for visitors . Itis a gateway to the Chiltern Hills
Area of Outstanding Natural Beauty and benefits from an award winning High
Street, historic market and attractive countryside. The Phoenix Trail, which starts in
Thame, forms part of the national cycle network. Thame is one of the most
frequently used filming locations in the TV series Midsomer Murders, with guided
tours regularly taking place and supplementing wider town trails which offer an
insight into the t ownAsThame MéwrketatnedShowyeund f ul hi st
and other local events, including the Thame Art Crawl, Music in the Park and Taste
of Thame, all attract visitors to Thame . The Showground, in particular, has an
important educational and cultural function which should be protected. Waterperry
Gardens is also within reach of Thame.

4.78 Applications for uses and interventions that seek to strengthen the role of Thame as
a centre for visitors and the tourism industry are welcome. This includes promoting
leisure and cultural uses within the town, strengthening the retail offer, and
enhancing the quality of the public realm and visitor experience. Applications for
visitor accommodation will also be supported, with evidence to the South
Oxfordshire Local Plan noting the need for additional hotel space in Thame (see
paragraph 5.36 of the Local Plan). Outside of the built -up area, proposals for tourist
related development will be assessed in line with Policy EMP11 ( Part 2) of the SODC
Local Plan.

Policy GDV1: Visitor economy

1. Sustainable development that improves the quality and diversity of existing
tourist facilities, attractions, accommodation and infrastructure, including
green infrastructure, will be viewed favourably.

2. Applicants for new build development will be required to demonstrate that:

a) the siting, scale and design has strong regard to the local character,
historic and natural assets of the surrounding area; and

b) the design and materials are in keeping with the local style and reinforce
local distinctiveness and a strong sense of place.

3. The loss of tourist and visitor facilities to other uses will not be permitted , as
per Policy EMP13 of the SODC Local Plan, unless:

a) it can be demonstrated that the tourist facility is no longer viable, having
being actively marketed for a period of twelve months; or

b) the proposed alternative use would provide equal or greater benefits for
the local economy and community.
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Character & Place Quality

Context

Policies DES1z DES10 of the South Oxfordshire Local Plan establish the
requirements for high quality and sustainable design in new development. These
set out the principles for good design and the requirement for major development

proposals to include masterplans at the application stage. The policies also seek to

ensure that proposals respond to the character and qualities of existing places, and
embed sustainable approaches to design and construction.

Good design is essential in producing attractive, high quality, sustainable places

which people want to live, work and relax in. Good design is not just about the way

that buildings look, it also considers factors such as the mix of uses and activities
that help create lively and interesting places that foster a sense of community
through well designed, functional and attractive public spaces; and enhancing the
quality of environment.

Furthermore, achieving good design requires consideration of the local character

and distinctiveness of a place. The vision of this Plan (Thame must maintain its
character as a real market town) means that this consideration is of particular
importance. It is important that new development, particularly of new housing,
responds to the distinctive positive character features and qualities of the town.

The achievement of well -designed places is a core principle of the NPPF. It states, at
of sust:

paragraph 1 31,thatdgood design is a key aspect
better places in which to live and work and helps make development acceptable to
c 0o mmu n i It goes en/to note the importance of local communities in developing

design policiessot hat Yt hey reflect | ocal aspirations,

understanding and evaluation of each
132). Neighbourhood Plans are crucial in identifying the special qualities of an area
and explaining how they sh ould be reflected in development.

The National Design Guide presents ten characteristics which help to create high
quality, safe and successful places where people enjoy living, working and visiting.

The ten characteristics are as follows:

areaAls
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1) Context z enhances the surroundings.

2) ldentity z attractive and distinctive.

3) Built form z a coherent pattern of development.

4) Movement z accessible and easy to move around.

5) Nature z enhanced and optimised.

6) Public spaces z safe, social and inclusive.

7) Uses z mixed and integrated.

8) Homes and buildings z functional, healthy and sustainable.
9) Resources z efficient and resilient.

10) Lifespan z made to last.

The South Oxfordshire District Council (SODC) Joint Design Guide is a
comprehensive document and provides in  -depth guidance for several design and
placemaking issues. The SODC Design Guide provides further evidence of the
importance of development in responding to the character or the local area. It
states that:

BWnew devel opment must ¢Fr @ ditee sa ap ®@s iotfi me wec Mawvad

should be appropriate and sensitive to I
development can make a significant contribution to the character of the
nei ghbour hoodj

In terms of general principles, it states that development schemes should:

Jcompl ement/ respond positively to the charact
style) identified as part of the character

The centre of Thame is designated as a Conservation Area. The Thame
Conservation Area Appraisal was prepared in 2006. | t is important that
development within the boundary of the  conservation area reflects and responds to
the findings and recommendations within the appraisal , as well as other relevant
material. The Conservation Area retains much of the original twelfth century
planned form in Thame, with a broad main street that widens out into a long
marketplace and is lined with burgage plots.  Moreton, to the south of the main
built -up area of Thame, also benefits from Conservation  Area status.
Understanding the characteristics of Thame is important in designing new
development. New development within or next to either of the Conservation Areas
or listed buildings must make sure it preserves and enhances the character of the
area.
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Character

Policy DES2 (YEnhancing Local Character A)

bWhere a Character Assessment has been
Development Plan, a proposal must demonstrate that the positive features identified in
the Assessment have been incorporated

A Character Area Assessment has been prepared as part of

This identifies distinctive areas of character within Thame and draws out the

defining features, positive character features, opportunities and risk to character of
each of them. The character areas identified are summarised  below (and mapped
on Figure 23):

TNP2 (see Appendix 1).

of

t

prepare

nt o

1) Historic Core (i.e.: The Town Centre and conservation area) : This character area

2)

3)

4)

5)

6)

makes the most significant contribution to the character of Thame as a whole. It
covers the Town Centre and retains much of the original twelfth century planned
form, with a broad main street that widens out into a long marketplace an dis
lined with burgage plots. Thame has over 200 listed buildings, and most of them
are within the Conservation Area.

Lea Park: Thisis a large residential area to the north of the historic core. It was
developed rapidly, mainly in the 1970s, and is characterised by a cul -de-sac
layout with pockets of green space. Dwellings are two storeys, and mainly semi
detached or terraced.

Southern Thame : This is a residential area comprising homes that have been
built over the last seventy years. The southern boundary of the area is formed
by the Phoenix Trail: a footpath and cycle route that follows the alignment of the
former railway.

Chiltern Vale: A residential area, on land rising up to the west side of the Cuttle
Brook valley, which separates it from the rest of the town. It was developed
between the 1960s and the 1990s.

Moreton Village : A small, historic hamlet to the south of Thame, much of which
is designated as a Conservation Area and where there are eleven listed
buildings. Moreton retains its separate identity as a place distinct from the main
built -up area of Thame.

East Thame: A largely residential area located to the east of the town centre.
The area is bordered by East Street and Chinnor Road, with a network of streets
forming a thoroughfare between them. Plots here a  re larger than most in
Thame, with several properties featuring extensive back gardens. Notably, the
area also features a secondary school, tennis club, and community hospital.
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7) Post 2013 residential development (i.e.: those areas allocated for
development in and built -out since the first Thame Neighbourhood Plan was
madein2013): There are two HYpost 2013A devel opment
extends southwards from the existing town, bordering employment areas and
Southern Thame. The other extends North West , bordering the historic core
and Chiltern Vale. They share common characteristics in terms of use, building
style, layout and relationship with green space.

8) Employment Areas: Generally industrial areas containing a variety of units of
different sizes and types including some office and light industrial use.
Principally characterised by | arge YshedA |

Figure22: Bui l dings in the YHistoric CoreA

5.11 The Character Area Assessment is an important point of reference for design
standards in the Neighbourhood Plan area and is embedded in the Thame
Neighbourhood Plan Design Code (see Appendix 1). It is expected that all new
developments will reflect the qualities of each area identified in the Assessment and
that applicants will demonstrate how they have taken account of them and wider
guidance established in the Design Code.

5.12 Within the framework of the  Design Code, innovative design which delivers high
quality new development, but which also promotes and reinforces local
distinctiveness, is welcome. This includes the use of contemporary design
approaches where they respond positively to context
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Figure 23: Character areas in Thame
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Policy CPQ1: Design in Response to Local Character

1.

Proposals for new development in the Neighbourhood Plan area which
satisfy wider policies in the Development Plan and which respond positively
to the setting and character of the area within which it is located, will be
supported.

Proposals for new development shall demonstrate how they have met the
following criteria:

a) Design-led approach: All development should take a design -led approach
underpinned by good design principles and reflecting a thorough site
appraisal.

b) Context: Development should create a positive relationship between the
site and the existing built -up area, including use of materials and
architectural details.

c) Plot width: Plots should be of sufficient width so as not to cause
overlooking and to allow for the separation between dwellings to a scale
that reflects the positive character of the immediate vicinity and setting
of the Plan area.

d) Building Line: Where the set -back from the road or pavement of existing
buildings is a feature of the area, new development should respect that
building line.

e) Visual separation: New buildings must have similar spacing between
buildings to that commonly found on the street frontage.

f)  Building height: New buildings should reflect the height of existing
buildings in the immediate vicinity.

g) Daylight and sunlight: New buildings should not adversely affect
neighbouring properties by seriously reducing the amount of daylight
available.

h) Boundary treatment: Boundary treatments along the frontage of the
scheme should reflect the immediate area.

i)  Access: Applications for infill developments must have direct access to
the highway.

j) Waste and bin storage: If placed on the property boundary, waste and
bin storage must be integrated with the overall design of the boundary
design (see further guidance in Appendix 2).

k) Density: The density of d evelopment should respond to the immediate
context as expressed through plot ratios, the scale and massing of
development .

I) Cycle parking: Where provided, this should be in line with Policy GAAT1
of TNP2

Policy CPQ1 continued overleaf
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3. Applicants are required to demonstrate how proposals for development have
been informed by and respond to the qualities identified in the Thame
Neighbourhood Plan Design Code and Character Area Study (Appendix 1)
and which reflect good practice principles. Support will be given to those
proposals which help contribute towards opportunities for enhancing the
character of each area as identified in the Character Area Assessment.

4. Development proposals that establish bespoke design solutions and
residential typologies that demonstrate an imaginative sense of place whilst
respecting the local context are actively encouraged.

|8 R+
s )

Figure 24: The hidoric quality of buildings in Thame, their scale, massing and architectural features
characterise the Town Centre
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Design Principles for employment sites

5.13 Proposals for new employment development  should reflect good practice design
principles with regard to access, frontages, general arrangement of use s and
relationship with surrounding uses.  They should create places that are conducive to
work, providing a range of employment types suitable for different businesses,
whilst reflecting the objectives for Thame. For employment development this
means:

1 Provision of employment floorspace for larger businesses as well as smaller,
flexible space for start -up and growing businesses. Flexibility should also be
provided within buildings where possible to allow for the changing needs
and requirements of businesses over time, allowing organisations to stay
within Thame.

1 Development that is well -related to Thame, the existing built -area and
employment locations, supporting and strengthening those, whilst retaining
the character of Thame and itAs separate ioc

1 Respect for the amenity of adjacent uses, particularly in terms of noise,
odour, lighting and other disturbances.

1 Provision of multi -functional green infrastructure that supports biodiversity
and sustainable drainage, and which, as appropriate, provides screen
planting to minimise impacts on surrounding uses and relationship with the
surrounding landscape.

1 Well laid out, coherent and attractive streets and spaces that  support healthy
working lifestyles and interaction.

I Places that are well connected, minimising the impact of vehicles, including
heavy good vehicles, and encouraging opportunities for active travel,
particularly for employees.

1 Parking, servicing and loading areas are concealed and screened from main
public areas through the arrangements of buildings, their relationship with
the street, and use of landscaping.

9 The front of buildings and their main entrances strongly relate to the street
and areas of public realm.
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Policy CPQ2: Design Principles for Employment
Development

1.

All proposals for B2 -B8 led employment development will need to satisfy
appropriate policies in the Development Plan in respect of location and
impact on landscape, the setting of Thame and natural environment.
Proposals should reflect the following principles:

a) Their size, materials and design respects the immediate surroundings
which they are to be located whilst enhancing the location to make it
attractive for new businesses. Building heights should reflect the height
of existing buildings in the immediate vicinity.

b)  They are well -integrated with and complement existing businesses.

c) They do not have significant impact on the local environment and the
amenities of adjacent residential properties or other land uses.

d) Buildings should have an active front to the edge of the development
plot.

e) The most active uses should be located on the ground floor, fronting
the street.

f) Service yards and loading spaces should be located to the rear of
buildings. Such areas should be shared, making more efficient use of
space, particularly on smaller sites.

g) Multiple points of access should be provided to service yards to support
operational needs and provide flexibility for future change.

h)  Vehicular routes to and through employment areas should be designed
to minimise HGV movements, connecting with the strategic road
network in as efficient away as possible.

i) Where appropriate, they enable active travel through delivery of new
walking and wheeling route .

) Public spaces and meeting places for employees should be well -
integrated into the development, including useable and attractive green
spaces that are accessible by foot and well -overlooked.

Policy CPQ2 continued overleaf
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2. Proposed sites should not, individually or cumulatively, result in coalescence
of or unacceptable impact on the visual separation of (i) Thame and
Towersey, or (ii) Thame and Moreton.

3. Landscaping should provide a buffer to industrial uses which might impact
on the surrounding landscape or adjacent development.

4. Where required, applications will be accompanied by a programme of
archaeological evaluation to be agreed with Oxfordshire County Council and
undertaken in advance of the proposal being determined.

Figure 25: New employment development the east of Thame set behind a landscaped green corridor
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Town Centre design principles

5.14 Thame Town centre has been shaped by the historic evolution of the town. It
featur es a broad main street which widens out into long marketplace, and is also
where the Town Hall sits as a proud landmark for the town. The dominant
character of the main High St reet is its broad, open aspect with the facades of
buildings forming a largely unbroken front on both sides of the street .

5.15 Key features of the Town Centre are identified in the Neighbourhood Plan Character
Study (See Appendix 1) and the Thame Conservation Area Character Appraisal
Alongside this, the Thame Conservation Area Management Plan provides guidance
for new development in the Conservation Area and advice on how existing

character should be preserved. It is expected that proposals for development,
including changes to the public realm, demonstrate how they have responded to
this guidance.

5.16 Growth and development of the town centre should help strengthen the role of the
Thame town centre as the civic and commercial hub for Thame and surrounding
rural communities who will use the town as their main leisure and retail centre.
Good design must be reflected in the layout and distribution of buildings and uses,
the spaces between them, the scale and architecture of buildings. Efforts to
revitalise the centre should make it an attractive place to visit and spend time in.

5.17 Proposals for change and development in the centre should reflect the growth and
evolution of Thame, supporting the main spine of activity along the High Street.
Proposals should also allow for buildings to be changed and adapted over time,
responding to ¢ hanging circumstances, retail, working and living habits. Where
development or interventions are suggested, such as the creation of a new town
square, this will need developing in partnership with landowners.

5.18 Development should respond to good urban design principles, responding both to
the character and setting of the town centre, but also allowing for change and
flexibility over time.


https://www.southoxon.gov.uk/wp-content/uploads/sites/2/2020/09/Thame_CACA.pdf
https://www.southoxon.gov.uk/wp-content/uploads/sites/2/2020/09/Thame_CA_management_plan.pdf
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Policy CPQ3: Town Centre Design Principles

1. Proposals for new development in Thame Town Centre  (as defined in Figure
21) should complement the special character of the centre, reflected in the
height and massing of buildings, as well as the materials used, building styles
and roof heights, as set out inthe Thame Neighbourhood Plan Design Code
and Character Area Study, Thame Conservation Area Appraisal and
Management Plan .

2. Development proposals which meet the following criteria will be supported:

a) Create clear and consistent building lines with active frontages at ground
floor level, following established building lines where they exist.

b) Provide the principal points of access to buildings on the main street or
public space onto which it fronts.

c) Uses on upper floors should include windows and, where appropriate,
balconies, that look out across the street and create variety and interest in
building form.

d) Provide for clear, direct and well -overlooked pedestrian routes through or
around the development site, connecting with the existing route network.

e) Clearly define areas of public and private realm through well  -defined
building lines and enclosure of private space. Blank walls and exposed
back land areas, including car parking and servicing areas, should be
screened from view, preferably through the w  rapping of these with active
development edges, or with other solutions such as provision of green
walls that improve the quality of the townscape.

) Avoid the creation of UYsuperbl ocksA
into different parcels which can come forward for change and
development over time.

g) Corner buildings should be well -articulated and blank gable ends avoided.

h) Respect the prevailing building height. Where building heights vary this
change should be subtle and step up or down by no more than half to
one storey between buildings.

i) Incorporate generous floor to ceiling heights, particularly at ground floor
level, to allow for flexibility and change of use over time.

i)  Support improvements to the quality of the public realm and, where
appropriate, provision of new green infrastructure, in the town centre.

3. Where relevant, applications for new development will be required to respect
the ability for markets and other outdoor events to operate in the town
centre.
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Self- and Custom -Build Housing

5.19 Policy H12 (Self-Build and Custom -Build Housing) of the South Oxfordshire Local
Plan supports proposals for delivery of self and custom -build housing, requiring 3%
of development plots on strategic allocations to be made available for such housing.
There are no strategic allocations in Thame. However, diversification of the housing
offer in Thame is supported, providing new routes to home ownership. In Thame,
proposals for major developments are encouraged to include plots for self and
custom -build housing.

5.20 Where self - or custom -build plots are to be made available a set of plot  passports
should be produced. These will provide a summary of the design parameters for
any given plot and help private housebuilders understand what they are allowed to
build on the plot. They capture key information from the planning permission or
the site, design constraints and procedural requirements. The passports clearly
show permissible building lines within which the new dwelling can be built as well as
height restrictions and other details such as parking requirements. Aspects such as
material s, roof styles and fenestration are usually left for the plot owner to decide.

5.21 Where plots are made available for self and custom -build housing they must be
bovreemady AN to facilitate development, with conn
to the plot.

Policy CPQ 4: Self- and Custom -Build Housing

1. Proposals for major development that include provision of plots for self and
custom -build housing, and which meet the following criteria, will be
supported :

a) Plot passports shall be prepared by the applicant for approval by South
Oxfordshire District Council. These will establish the form of
development and building parameters for each plot, including building
heights, footprint, frontages, density and parking requirements.

b) The location of plots for self - and custom -build on major development
schemes will be identified through the masterplan for the overall scheme
with the parameters for the plots informed by the overall masterplan
and design guidance established in Policy CPQ1 of TNP2 .

c) All plots for self - and custom -build housing shall be provided with
connections to utilities (electricity, water and waste water) and
communication infrastructure at the boundary of the plot.

d) All plots must have access to the public highway.
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Sustainable Design and Construction

5.22 Most carbon dioxide emissions come from heating, cooling and powering buildings.
Reducing carbon dioxide emissions and other air pollutants will contribute to efforts
aimed at tackling the effects of human -caused climate change. This is recognised by
the declaration of the Climate Emergency by South Oxfordshire District Council in
February 2019 and the declaration of an ecological emergency in February 2021 . At
the same time, the Government is planning to introducea YFut ur e Home,s St and
requiring new build homes to be future  -proofed with low carbon heating and
energy efficiencies. It is anticipated that the Future Homes Standards will be
implemented in 2025 (within the period covered by this Neighbourhood Plan).

5.23 The South Oxfordshire Local Plan strongly supports the  promotion of sustainable
design and construction. At paragraph 8.27, it
construction of new developments and refurbishments to existing buildings can
have a significant role in helping to reduce carbon emissions, which can be
supported by improving the energy efficiency o

5.24 Furthermore, it provides a series of policies that build upon this statement by
delivering a set of criteria for new developments to follow. They are summarised as:

1 Policy DES8: Promoting Sustainable Design z All new development should be
built to minimise carbon and energy impacts and be designed to improve
resilience to the anticipated effects of climate change.

1 Policy DES9: Renewable and Low Carbon Energy z Encouragement for renewable
and low carbon energy generation schemes.

1 Policy DES10: Carbon Reduction z Residential d evelopment proposals are
expected to achieve at least a 40% reduction (rising to 50% in 2026, and 100% in
2030) in carbon emissions compared with a 2013 Building Regulations compliant
base case. Meanwhile, non -residential proposals are required to meet the
BREAMM excellent standard, and larger sites are required to achieve  40%
reduction (rising to 50% in 2026) in the carbon emissions compared with a 2013
Building Regulations compliant base case. The policy also requires new build
proposals to submit an Energy Statement, detailing how the policy will be
complied with and monitored.
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5.25 Future growth and development in Thame represents an opportunity to secure
reduced emissions, potentially through the construction of highly energy efficient
homes, the provision of decentralised energy networks and the retrofitting of
existing homes to re duce their energy use and fuel bills. Buildings should be
designed to maximise solar gain and incorporate technologies that maximise the
use of energy from renewable sources.

5.26 All development in Thame will be expected to make use of the best available
sustainable design and technology. Proposals for development are expected to
minimise the use of resources, mitigate against and be resilient to the impact of
climate change.

5.27 Current sustainability standards for new construction will be used for assessing the
sustainability of new, non -residential buildings. This includes those established by
BREEAM For new homes, the Home Quality Mark developed by BREEAM is
intended to provide an indication of the quality and environmental performance of
those homes. Housebuilders are encouraged to use this assessment method.

5.28 The Town Council will particularly support proposals for new buildings that are
"UFut ur e StHoomtkasr d A ready and or which achieve ze]
consumption in line with the Passivhaus Standard (see Glossary). The Net Zero
Toolkit is a good practice guide that presents a set of key design features that
should be reflected in new developments and include but are not limited to:

I Using simple and compact building forms, avoiding or limiting features such as
stepped roofs, terraces, overhangs and balconies, all of which increase the
surface area of the building and decrease the energy efficiency of the building.

9 Orientating buildings to optimise solar gain and prevent overshadowing.
Elevations facing +/ -30° south will benefit from solar gains all year round.
Vertical and horizontal shading, such as brise -soleil, should be used to help
control solar shading and gains at different times of the year.

1 Minimising heat loss from north facing facades through the use of smaller
windows, offset by larger windows on south facing facades to allow for solar
heat gain. This should be reflected in the internal layout of the building and
location of habitable roo ms.

T Designing airtight buildings and ventilation systems that maintain good air
quality whilst reducing heat loss. Mechanical Ventilation and Heat Recovery
units should be installed in new buildings. Dual aspect buildings are favoured,
allowing for cross -ventilation.

1 Install and use heat pumps as a low carbon way of heating the property. Solar
Photovoltaic panels can also be utilised. Roof tiles and panels should be
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designed such that they are sensitive to the setting and views across the valued
Spencer landscape.

5.29 The Net Zero Toolkit also makes clear that the embodied carbon of existing
buildings also requires awareness and good design, with the refurbishment and
retrofit of existing buildings preferred over demolition and redevelopment. The
Publicly Available Specification ( PAS 20352030)i s t he UKAs first retrof
This favours a Yfabric firstAN approach to redu
ventilated and issues in respect of damp and humidity are avoided. To support the
transition to low carbon, low energy buildings, th e refurbishment of existing
buildings should involve replacing gas or electric boilers with heat pumps. Where
the retrofit or refurbishment involves historic buildings, guidance published by
Historic England must be referred to.

5.30 In addition to energy efficiency consideration must also be given to water
consumption.

5.31 The Neighbourhood Plan area is within a region that has been designated by the
Environment Agency asbeing s er i ous | y wantwhere mdasurests e d A
improve the water efficiency of new development is encouraged. This includes the
use of water efficient fixtures and fittings, rainwater/storm water harvesting and
reuse, and greywater recycling. Such measures reduce the pressure on water
recycling centres, by reducing the volume of water that needs treating at these, and
thus reducing energy and carbon emissions. 4n
set out in Part G of the Building Regulations, p rovides clear flow -rate and volume

performance metrics for each water using device / fitting in new dwellings , and
increases the confidence that water efficient devices will be installed in the new
dwelling

5.32 The Defra Integrated Plan for Water _supports the need to improve water efficiency
and the Government's Environment Improvement Plan _ sets ten actions in the
Roadmap to Water Efficiency in new developments including consideration of a new
standard for new homes in England of 100 litres per person per day (I/p/d) where
there is a clear local need, such as in areas of serious water stress . This exceeds
current Building Regulations for residential homes of 110 I/p/d. For non -residential
development with a gross floorareaof 1, 000sgm or greater, BREEAM
standards for water consumption should be met
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Policy CPQ 5: Sustainable Design and Construction

1.

The design and standard of any new development should aim to meet a high
level of sustainable design and construction and be optimised for  water and
energy efficiency, targeting zero carbon emissions and, as far as possible,
being YBFutur e Weane NewSdveloprdeats will be supported
where they make optimal use of land through good design and

a) Subiject to topography, layout and good urban design principles,
buildings should be orientated to maximise solar gain where appropriate
to site topography and creating a consistent building frontage to the
street.

b) Ensure that solar access along the south facade of the building is
maximi sed, with appropriate shading elements and cross -ventilation
employed in new and existing buildings.

c) Developers are encouraged to utilise appropriate  renewable energy
technologies including, as appropriate, ground source and air source
heat pumps, photovoltaics , solar panels and other technologies.
Wherever used, such technology should be designed to reflect the
character and materials present with the immediate area

d) The use of low embodied carbon materials, assessed through a Life Cycle
Assessment, should be prioritised.

e) A UFittings ApproachA should be tak
buildings. Proposals for residential development that achieves a water
efficiency standard of 100 I/p/d or better will be supported. Non -
residential development should meet BREEAM exce llent standards for
water consumption.

Innovative approaches to the construction of low carbon homes, including
construction to Passivhaus standards, is strongly encouraged where
development also complies with other policies of the Development Plan.

New developments which incorporate renewable energy sources and EV -
charging points are also strongly encouraged. Wherever EV charging points
are provided these should be designed to minimise visual clutter, hindrance
and hazard to pedestrians and other st reet users.

Policy CPQ5 continued overleaf
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4. Where appropriate, proposals for refurbishments and or the retrofitting of
existing buildings are encouraged to optimise the energy efficiency of the
building, reduce heat loss and install energy saving measures and renewable
energy sources. Any alteration to an existing building must be carefully
considered to ensure that potential adverse impacts are adequately
mitigated.

5. Large employment and industrial buildings are encouraged to maximise the
renewable energy potential of their site by utilising their roof space for solar
panels. Buildings should, where it is possible, viable and in line with good
design principles, be ori entated to optimise passive solar gain, and be
designed such that they can accommodate photovoltaic panels or materials
on roofs, either at the point of construction or at a future date. Alterations to
existing buildings should also be designed with energ y reduction in mind.
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