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APPLICATION NO. P19/S0227/FUL
APPLICATION TYPE FULL APPLICATION
REGISTERED 23.1.2019
PARISH HENLEY-ON-THAMES

 WARD MEMBER(S) Stefan Gawrysiak
Ken Arlett
Kellie Hinton

APPLICANT Anderson House Developments Ltd
SITE Anderson House Newtown Road Henley-On-

Thames, RG9 1HG
PROPOSAL Demolition of existing building and erection of 

43 residential units and 221sq.m of Class B1a 
commercial space with associated access, 
parking and landscaping.

OFFICER Amanda Rendell

1.0 INTRODUCTION AND SITE DESCRIPTION
1.1 This application is referred to the Planning Committee as the recommendation 

conflicts with the views of Henley Town Council and the proposal is for major 
development. 

1.2 The application site is shown on Figure 1 and occupies 0.49ha on the Reading 
Road Industrial Estate situated approximately 1.6km to the south of Henley 
town centre. The site is bounded by Newtown Road to the north from where it 
is accessed and Mill Lane to the south (Appendix A-Existing Site Layout) 
Anderson House is a large two storey brick clad industrial unit with 3 roller 
shutter doors which was last in use in June 2017 and comprises 483.3m2 of 
offices (B1a) and 1576m2 light industrial (B1c) use (which can be separated 
into 3 separate industrial units).

1.3 The site is surrounded by a number of commercial and residential uses in a 
variety of architectural styles. To the west lies Hofmann’s car dealership 
(Coxon House), and to the east is the recently constructed Henley Manor Care 
Home. Levels gradually decrease across the site from Reading Road down 
towards the east and a result, the site is situated slightly lower than the 
adjacent Coxon House. To the north and opposite the site is Dalton House 
which is currently used by Regus as office space.

1.4 The western side of Reading Road is predominantly housing and terraced 
Victorian housing runs along the majority of Reading Road from the town 
centre before it turns into Newtown Road. To the south lies a Tesco 
Superstore and the McCarthy and Stone Assisted Living development at 345 
Reading Road.

1.5 The nearest residential properties are situated to the south east on Mill Lane 
and to the north-west on the eastern side of Reading Road. 
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Figure 1. Application site and surrounding area.

1.6 Along the southern and eastern boundaries, there are a number of mature 
trees, two of which within the application site are covered by a Tree Protection 
Order (TPO). 

1.7 The site is situated in Flood Zone 1. 

1.8 The application site is situated close to public transport links and a bus stop is 
located approximately 90m from the site. Henley on Thames train station is 
located 1.2km away. 

1.9 This application seeks full planning permission for the erection of 43  x one and 
two bed residential units provided over two blocks (A and B) of three and four 
storeys and 221 sq.m of class B1(a) commercial space which would occupy 
the ground floor of block A fronting Newtown Road (Appendix B - Proposed 
Site Layout). Pedestrian and vehicle access will be from Newtown Road and 
associated car parking, amenity space, bin storage and cycle parking will be 
provided. The proposed layout is shown in Figure 2 below.
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Figure 2. Landscape Masterplan

2.0 PROPOSAL AND REVISIONS TO SCHEME SINCE SUBMISSION
2.1 This planning application was originally submitted in January 2019 and as a 

result of comments raised by statutory and non-statutory consultees, the 
following revisions have been made:

a) Further to concerns about the layout and provision of parking, the 
scheme now proposes a reduction of on-site car parking from 61 spaces 
to 47 providing 43 residential spaces (at 1:1 provision) with four visitor 
spaces on site. Additional visitor parking would be available on-street on 
Newtown Road. Within the on-site parking spaces, four would be 
designed for those who are mobility impaired with an additional two that 
could be adapted to be disabled compliant. Due to the close proximity to 
public transport, commercial spaces are not provided on site.  

b) As a result of the reduction in parking spaces, the small parcel of land to 
the north west on the corner of Newtown Road and Reading Road known 
as site 2 (also owned by the applicant and provides car parking in 
associated with 309 Reading Road) which was initially proposed for 
parking associated with this development, has now been removed from 
the application. 

c) The proposed landscape masterplan has been amended to reflect the 
removal of site 2. Changes have also been made to some of the tree 
planting measures and paving of parking bays with permeable concrete 
grass blocks.
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d) Amendments to Newtown Road frontage in response to revised parking 
and tree planting measures. 

e) Demarcated pedestrian zone with flush kerb added to the internal road 
integrated route.

f) Eight affordable units all in shared ownership allocated within the site, 
located within block A. Three units would be on the ground floor and 
remaining 5 on the first floor. 

2.2 The 43 residential units will be separated over 2 blocks mainly three storeys 
high with fourth storey set back to provide three ‘penthouse’ apartments in each 
block. There will be 15 x 1 bed units and 28 x 2 bed units in total. It will also 
provide appropriate bin storage, amenity areas and cycle parking facilities. The 
new buildings would occupy a similar footprint overall to the existing building.

Market Affordable TOTAL

1 BED 11 4 15
2 BED 24 4 28
Total 35 8 43

2.3 At the ground level of Block A, 221m2 of Class B1(a) commercial floorspace is 
proposed which will be accessed from the Newtown Road frontage. 

2.4 The design of the building would be contemporary constructed in a mix of buff 
and red brick with flat roofs and dark bronze metal effect railings.

2.5 Seventy-six cycle parking spaces will be provided in a secure and enclosed 
storage unit with ‘green’ roof. In addition, 22 spaces will be provided for visitors 
in Sheffield stands. 

2.6 The change in levels across the estate results in a large step of approximately 2 
metres between Coxon House to the west and the application site. The 
boundary edge is currently a steep slope with vegetation. The third floor of the 
proposed new building would appear a similar height to the existing 
neighbouring building at Coxon House with the set-back fourth floor being 
slightly higher. 
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Figure 3. Proposed north-south site section.

3.0 SUMMARY OF CONSULTATIONS & REPRESENTATIONS 
Please note the comments below  represent the most recent comments on the 
revised plans and all comments can be viewed on the Council’s website.

3.1 Henley on Thames Town Council - Object. The proposal is not in
accordance with the Joint Henley and Harpsden Neighbourhood Plan Strategy.
This application is in conflict with Policy E6 of SOLP and E1 of Neighbourhood
Plan. Furthermore, the emerging Local Plan (2011-2034) identifies that an
additional 1 hectare of employment land will need to be delivered at Henley-on-
Thames. The proposal does not provide 40% affordable housing and no social
housing is proposed which is greatly needed in Henley. Insufficient parking is
proposed for the proposed commercial space.

The Henley Society (Planning) - Object. This property is in an area zoned for 
commercial use (see JHHNP para 6.39 and Policy E3). Granting planning 
permission for demolition and replacement by purpose built residential units 
would ensure its permanent loss for employment at a time when SODC are 
recommending that 1 ha of additional employment land should be designated in 
Henley. In any event, the site is inappropriate for residential use and the flat-
roofed boxy design is totally out of character for the area due to its position 
close to one of the approaches to public open space by the river at Henley. A 
strip of land along Mill Lane is in the ownership of the Town Council. The recent 
amendments do not address the main objections to this proposal. 

Oxfordshire County Council - No objections subject to conditions 1) A 
residential travel information pack 2) Car parking provision 3) Cycle parking 
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facilities and 4) A Construction Travel Management Plan.  A contribution is 
required towards public transport services in the area of £43,000 which would 
need to be secured via a legal agreement. 

Oxfordshire Clinical Commissioning Group (OCCG)-No objections. Note the 
large-scale housing across the South and Vale areas and express concern 
about the pressure these developments will have on already stretched services. 
They request further information as to how these pressures will be mitigated. 

Countryside Officer- No objections. There are no known ecological constraints 
on this site and initial surveys conducted by the applicant’s ecologist have not 
revealed the presence of any protected species or important habitats.
The proposals should provide a small amount of ecological enhancement as a
result of the proposed tree planting and would be in accordance with policy
CSB1.

Waste Management Officer- No objections. Concerns expressed over the 
vehicle tracking proposed for waste collection vehicles and advice provided on 
waste storage provision. 

Economic Development – No objections. In principle support was given for the 
mixed-use scheme at pre-application stage as the development would continue 
employment on the site and provide much needed office space, as outlined in 
Council’s Business and Innovation Strategy Action Plan 2017 to 2020. 
Specifically, the proposed high quality B1 offices will be important to meet the 
demand for quality workspaces, ensuring local businesses and jobs can remain 
in Henley. The applicant has provided evidence that, in accordance with Policy 
E6, the site has been actively marketed and there is no current market demand 
for the site as it in need of significant refurbishment. Whilst the loss of 262.3 
sq.m  of B1(a) office space and 576.4 sq.m. of B1(c) light industrial space is 
contrary to the Joint Henley and Harpsden Neighbourhood Plan Strategy and 
Policy E3 of the SOLP, it is appreciated that the loss of commercial space is 
required for the viability of the site, and that currently there is no market demand 
for the site due to the poor quality of the commercial space. There is a demand 
for affordable, high quality office space in Henley, therefore any subsequent 
application to convert the 221.3 square meters of commercial space to 
residential units after the proposed 43 units are sold and occupied would not be 
supported. 

It is recommended that the following conditions be imposed: a) to ensure that 
sufficient noise insulation is installed between residents and commercial space. 
b) to require the provision of electric charging points
 
Housing Development – No objections. The application of vacant building credit 
has been applied and the policy compliance of 8, one and two bed affordable 
apartments has been agreed with the applicant.  The viability was submitted and 
through the process the 8 flats were agreed to meet policy compliance.

Environmental Protection Team – No objections. Recommend that the 
proposed development is built to the specifications as set out in the sound 
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insulation package details in section 4.0 of the Sharps-Gayler Acoustic Report 
dated 6 August 2018.

Contaminated Land Team- No objections subject to the imposition of the 
standard contamination investigation conditions.
 
Architects Panel- No objections. Comments made regarding the design and 
layout of the building.

Forestry Officer- No objections subject to conditions regarding bespoke and 
general  landscaping details and a site-specific tree pit condition.  

Drainage Team- to be reported
 
Urban Design Officer - No objections. No key concerns regarding the schemes 
design approach or its built form from an urban design perspective, therefore 
the application is supported.

Thames Water - No objections with regard to surface water drainage,mains 
water, waste water network and sewage treatment works infrastructure capacity. 
They provide advice on measures to protect groundwater which can be added 
as an informative. 

Two letters of objection have been received from local residents expressing the 
following concerns:

 Anderson House should remain in light industrial use and not changed to 
residential. 

 The businesses on the industrial estate are busy and the estate is 
thriving. More businesses should be encouraged to flourish in this area

 Housing market is now saturated.
 Increase in traffic and noise pollution. 
 No measures have been taken or are in place adapting the infrastructure 

required to increased demands.
 Design: The buildings on the industrial estate are all 2-2.5 storeys high. 

The design of the proposed buildings contain blocks of 4 storeys. These 
blocks would not be in harmony with the architectural design of the area.

 Permission was granted to build a nursing home adjacent to Anderson 
House, against Henley/Harpsden neighbourhood plan, against the will of 
Henley Town council and the people of Henley. This building is a 
monstrosity, ruining the environment in every way. This permission 
should not be a precedent to allowing this and any developments to be 
built for other purposes than light industrial use.

 Dispute efforts to retain Anderson House as a commercial property. 
 Lack of affordable housing.
 Question desirability of living on an industrial estate.
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4.0 RELEVANT PLANNING HISTORY
4.1 Anderson House.

P18/S3679/FUL - Withdrawn (23/01/2019)
Demolition of existing building and erection of 43 residential units and 221sq.m 
of Class B1a commercial space with associated access, parking and 
landscaping.

P18/S3436/N1A - Approved (11/12/2018)
Change of use from office (Use Class B1a) to residential (Use Class C3).

P17/S0690/PDO - Approved (13/04/2017)
Conversion of offices to residential use (11 flats). Amended parking and access 
details received 22nd March 2017

P69/H0170 - Approved (31/03/1969)
Erection of warehouse with office accommodation.

Corner of Reading Road/Newtown Road
P17/S2858/FUL - Refused (29/01/2018) - Appeal allowed (09/04/2019)
Erection of 2 x two-bedroom houses together with landscaping and parking 
(additional contaminated land report received 1st September 2017 and 
arboricultural and landscaping information received 29th September 2017 
footprint and boundary treatment adjusted as shown on amended plans 
received 9th November 2017)
P18/S1510/FUL- Erection of 1 x three-bedroom house together with 
landscaping and parking.

309 Reading Road (Formerly Innovex House)
P17/S1355/FUL - Erection of 2nd floor roof extension to provide 7 flats (2 x 1 
bedroom and 5 x 2 bedroom) together with alterations to facades of existing 
building including replacement of windows and facing materials and provision of 
bicycle and refuse stores as well as water tank room.(as amended by revised 
site plans received 5th June 2017, increasing parking provision for the proposed 
apartments).

Broadway House, Newtown Road
P19/S3069/FUL- Retrospective planning application for car wash and valeting 
services at existing site

Dalton House, Newtown Road 
P16/S2865/FUL-Refurbishment of offices including alterations to external 
elevations and replacement of roof.
The Workshop/Former LA Fitness Gym
P15/S3385/FUL-Demolition of existing building and erection of an 80 bed care 
home (C2 use) with parking,  landscaping, retention of existing access to 
Newtown Road and creation of a new access from Mill Lane.(as amended by 
drawings accompanying email from Agent dated 9 March 2016)
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5.0 ENVIRONMENTAL IMPACT ASSESSMENT
5.1 The proposal is beneath the thresholds set in Schedule 2 of the Town and 

Country Planning (Environmental Impact Assessment) Regulations 2011 (as 
amended). This is because the proposal does not exceed 150 homes, the site 
area is under 5ha and is not within a ‘sensitive area’. It is therefore not EIA 
development.

6.0 POLICY & GUIDANCE
6.1 National Planning Policy Framework (NPPF)

Updated in June 2019 and the associated NPPF Planning Practice Guidance 
(PPG)

6.2 The Development Plan comprises: 
• The South Oxfordshire Core Strategy (SOCS) 2027
• The South Oxfordshire Local Plan (SOLP) 2011 saved policies
• The Joint Henley and Harpsden Neighbourhood Plan (JHHNDP)

The Council is preparing a new South Oxfordshire Local Plan 2034 (ESOLP) 
which will set out how development will be planned and delivered across South 
Oxfordshire to 2034. The Examination into the emerging plan has now been 
held. At present, limited weight can be given to the strategy and policies.

The relevant Development Plan policies to this proposal are:

6.3 South Oxfordshire Core Strategy (SOCS) Policies

CS1  -  Presumption in favour of sustainable development
CSS1  -  The Overall Strategy
CSHEN1  -  The Strategy for Henley-on-Thames
CSB1  -  Conservation and improvement of biodiversity
CSEN1  -  Landscape protection
CSG1   -  Green infrastructure
CSH3  -  Affordable housing
CSH4  -  Meeting housing needs
CSR1  -  Housing in villages
CSM1  -  Transport
CSM2  -  Transport Assessments and Travel Plans
CSQ2  -  Sustainable design and construction
CSQ3  -  Design

6.4 South Oxfordshire Local Plan 2011 (SOLP 2011) policies;

G2  -  Protect district from adverse development
G5  -  Best use of land/buildings in built up areas
C3  -  Special character of the River Thames
C6  -  Maintain & enhance biodiversity
C9  -  Loss of landscape features
E6  -  Loss of employment uses
CON12  -  Archaeological field evaluation
D1  -  Principles of good design
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D2  -  Safe and secure parking for vehicles and cycles
D3  -  Outdoor amenity area
D4  -  Reasonable level of privacy for occupiers
D5  -  Compatible mix of uses
D6  -  Community safety
D7  -  Access for all
D10  -  Waste Management
EP2  -  Adverse effect by noise or vibration
EP3  -  Adverse effect by external lighting
EP6  -  Sustainable drainage
EP7  -  Impact on ground water resources
EP8  -  Contaminated land
H4  -  Housing sites in towns and larger villages outside Green Belt
CF1  -  Protection of recreational or essential community facilities
CF2  -  Provision of additional community facilities
CSI1  -  Infrastructure provision
HEN3  -  Reading Road Industrial Estate
R8  -  Protection of existing public right of way
T1  -  Safe, convenient and adequate highway network for all users
T2  -  Unloading, turning and parking for all highway users

6.5 Neighbourhood Plan policies;

The Joint Henley and Harpsden Neighbourhood Development Plan 
(JHHNDP) 2017-2027 (Made on 14 April 2016).
Policy H1 of the JHHNDP allocates land for 500 new homes.  
Policy H2 states that for all allocated sites a design brief must be produced for 
the whole site 
Policy H3 provides for the type and size of new housing 
Policy H4 refers to infill and self-build dwellings 
Policy T1: Impact of Development on the Transport Network 
Policy T2: Cycling routes 
Policy E1: Supporting Henley’s Economy
Policy EN1: Biodiversity
Policy DQS1: Local Character

Henley Town Council have begun a review of the plan and are currently 
undertaking a consultation to assess current and future issues facing the Town. 
A ‘call for sites’ has been undertaken and the sites are currently being assessed 
for their suitability.

6.6 Emerging South Oxfordshire Local Plan 2034 (ESOLP)

STRAT1-The Overall Strategy
STRAT2-South Oxfordshire Housing and Employment Requirements
STRAT5-Residential Densities
HEN1-The Strategy for Henley-on-Thames
H3-Housing in the towns of Henley-on-Thames, Thame and Wallingford
H9-Affordable Housing
H11-Housing Mix

Page 60



South Oxfordshire District Council – Planning Committee 2 September 2020

11

H16-Infll Development
EMP1-The Amount and Distribution of New B-class Employment Land
EMP2-Range, Size and Mix of Employment Premises
EMP3-Retention of Employment Land
EMP5-New Employment Land at Henley-on-Thames
INF1-Infrastructure Provision
TRANS2-Promoting Sustainable Transport and Accessibility
TRANS4-Transport Assessments, Transport Statements and Travel Plans 
TRANS5-Consideration of Development Proposals
INF4-Water Resources
ENV1-Landscape and Countryside
ENV3-Biodiversity-Non Designated Sites, Habitats and Species
ENV5-Green Infrastructure in New Developments
ENV11-Pollution-Impact from Existing and /or Previous land uses on New 
Development
EP3-Waste Collection and Recycling
DES1-Delivering High Quality Development
DES2-Enhancing Local Character
DES3-Design and Access Statements
DES4-Masterplans for Allocated sites and Major Development
DES5-Outdoor Amenity Space 
DES6-Residential Amenity
DES8- Efficient use of Resources
DES9-Promoting Sustainable Design
DES10- Renewable Energy

6.7 Supplementary Planning Guidance/Documents

South Oxfordshire Design Guide 2016 (SODG 2016)
Developer Contributions SPD 2016

6.8 Other relevant legislation 

Human Rights Act 1998- Article 8 (Right to Respect for Private and Family Life) 
The First Protocol, Article 1 (Protection of Property)

7.0 PLANNING CONSIDERATIONS
7.1 The relevant planning considerations in the determination of this application 

are: 
 The principle of development 

-Loss of employment
-Suitability of site for housing

 Affordable Housing
 Design, Layout and Impact upon Character of Area
 Amenity and Privacy
 Landscaping and Impact upon trees
 Highway safety
 Impact on ecology
 Energy Efficiency 
 Waste Management
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 Environmental matters (air quality, contamination and noise)
 Infrastructure requirements.

The principle of development

7.2 Section 38 (6) of the Planning and Compulsory Purchase Act 2004 requires 
applications for planning permission be determined in accordance with the 
development plan unless material considerations indicate otherwise. Section 
70 (2) of the Town and Country Planning Act 1990 provides that the local 
planning authority shall have regard to the provisions of the development plan, 
so far as material to the application, and to any other material considerations. 

7.3 In the case of South Oxfordshire, the Development Plan comprises the Core 
Strategy, which was adopted in December 2012, the saved policies of the 
South Oxfordshire Local Plan 2011 and The Joint Henley and Harpsden 
Neighbourhood Development Plan (JHHNDP) which was adopted on 14 April 
2016. Development which is not in accordance with an up-to-date development 
plan should be refused unless material considerations indicate otherwise.

7.4 Policy CSS1 of the SOCS seeks to focus development in locations which are, 
or can be, made accessible and is consistent with the core planning principle of 
the NPPF focusing major development at Didcot and the market towns such as 
Henley

7.5 a) Loss of employment.

Policy E1 of the JHHNDP states that “Development at Reading Road Industrial 
Estate that supports its role as the Neighbourhood Areas main employment 
area will be supported”. The plan highlights the need for small and medium 
sized businesses in the business, professional, creative industries and 
information technology sectors to be supported. 

7.6 Policy E6 of the SOLP indicates that proposals for the development or change 
of use of redundant land or buildings in employment use to non-employment 
uses will be permitted if (i) the site is less than 0.25ha and buildings under 
500m2 and in the towns of Didcot, Henley, Thame or Wallingford; or (ii) the 
existing use is no longer economically viable and the site has been marketed at 
a reasonable price for at least a year for that and any other suitable 
employment or service trade uses. The proposed development is above the E6 
thresholds as the site area is 0.49ha and the existing buildings, to be 
demolished are over 500 m2. The total proposed new floor space would be 
3748.8m2. The evidence on economic viability is therefore applicable to this 
proposal.  

7.7 Policy HEN3 of the SOLP promotes the redevelopment and physical 
enhancement of the southern part (approx. 5.19ha) of the Reading Road 
Industrial Estate. The application site is included in this policy area. 
Specifically, this policy refers to under-used areas of land that detract from the 
appearance of the estate and supports the use of class B1 and B8 
uses.Proposals for redevelopment will be permitted provided that they would 
not significantly worsen traffic conditions on Reading Road and that they 
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comply with other policies regarding sustainability, high quality design, 
supporting the local economy and promoting sustainable transport. 
 

7.8 Policy HEN1 of the ESOLP supports proposals to improve employment 
opportunities and existing employment sites.

7.9 With regard to policy E1 of the JHHNDP, it is acknowledged that the site is 
within the main employment area in Henley and that this should be retained to 
maintain a reasonable balance of employment and housing uses within the 
town. The SOLP recognises that there are competing demands for sites and 
buildings in the towns and that there may be circumstances in relation to 
smaller employment sites and buildings which would result in changes of use to 
housing being considered appropriate. It also accepts that there may also be 
circumstances in relation to larger employment sites close to the town centre 
where a more intensive use of the site could lead to the potential for a mix of 
uses. 

7.10 In accordance with the requirements of policy E6 of the SOLP, Anderson 
House has been marketed by Romans since July 2017 and also advertised on 
Rightmove, PrimeLocation and CoStar, including a commercial board which 
has remained outside the site since the campaign started. During this period 
Romans have confirmed that there have been nine enquiries and one viewing 
arranged. Of the nine enquiries, two registered interest for alternative uses (B8 
and D1) however, upon following up these interests, one party did not respond, 
and one party found a more appropriate and suitable location. The remaining 
seven enquired about the site for its current approved use (B1) but no further 
interest was expressed as a result. 

7.11 This advertising indicated the type of property in this location did not meet the 
needs of future occupiers without significant refurbishment. The initial asking 
rent was reduced due to lack of demand and limited expressions of interest. 
Marketing evidence also considered comparable sites within Oxfordshire, 
Berkshire and Hampshire which concluded that the rental price for Anderson 
House was realistic. 

7.12 The application is accompanied by a Commercial and Viability Assessment  
which considered the supply of employment floorspace within the Functional 
Economic Market Area (FEMA). This found that there was an oversupply in the 
wider FEMA of poorer quality office and industrial premises. CoStar, one of the 
companies marketing the site, classified Anderson House as having a 2 star 
rating which describes those buildings in need of significant refurbishment or 
only suitable for smaller tenants and typically attract the lower rents in the 
market.

7.13 The Commercial and Viability Assessment provides a critique of the 
methodology used  within the 2015 Employment Land Review and the 2015 
Employment Land Review Addendum. The Council’s Housing and Economic 
Land Availability Assessment demonstrates that the Council has the more land 
resource available to meet the estimated employment need.

Page 63



South Oxfordshire District Council – Planning Committee 2 September 2020

14

Therefore, the proposed scheme will not lower the employment capacity of the 
District below that estimated to be necessary to meet the projected need, in 
accordance with Policy E6

7.14 The proposed mixed-use development is supported by the District Councils 
Economic Development Officer. The provision of 221m2 of commercial space 
will specifically meet the needs of small and medium businesses as outlined in 
the Council’s Business and Innovation Strategy Action Plan 2017 to 2020 and 
will create approximately 18 jobs on the basis of 1 job per 12.5sq.m for general 
office space (South Oxfordshire Employment Land Review Addendum: Final 
Report 2017). Due to the length of time that the building has been vacant, no 
figures are available of the number of people previously employed on the site. 
Construction of the development would also create employment itself, albeit 
temporarily. 

7.15 The South Oxfordshire economy is characterised by 89 per cent SMEs (small 
and medium enterprises) employing less than 10 employees and over a third 
are sole traders. The Council’s Business and Innovation Strategy Action Plan 
2017 to 2020 highlights the lack of available, good quality and affordable 
workspaces in the district. Specifically, there is a lack of ‘move on’ space to 
accommodate rapidly growing micro and small businesses. The B1 offices will 
be important to meet the demand for good quality workspaces, ensuring local 
businesses and jobs can remain in the district. It could also provide 
accommodation for businesses seeking to move to the district to take 
advantage of the links to the science and technology cluster. 

7.16 Therefore, in accordance with the requirements of policy E6 of the SOLP, it is 
considered that sufficient evidence has been submitted to show that the site 
has been appropriately marketed and that it can be demonstrated that there is 
no current market demand for the existing premises on site. This is also 
supported by the Economic Development Officer who encourages the type of 
employment use that is being promoted on the site. 

7.17 With regard to policy HEN3 of the SOLP, the proposed redevelopment of the 
site recognises the desire to see this part of the Reading Road Industrial Estate 
enhanced and improved, and in retaining an element of B1 commercial space 
still contributes to the aims of this policy. The redevelopment of the site has 
been demonstrated not to significantly worsen traffic conditions on Reading 
Road and addresses requirements of the other policies regarding sustainability, 
high quality design, supporting the local economy and promoting sustainable 
transport as set out below.

7.18 The emerging Local Plan 2034 contains a number of policies protecting and 
providing for employment sites within the District echoing the objectives of 
current policies. Whilst the ESOLP is currently at Examination Stage, the NPPF 
sets out that decision takers may give weight to relevant policies in emerging 
plans according to their stage of preparation. At this stage the ESOLP has 
limited weight but, in addressing the requirements of policies E6 of the SOLP, 
the development proposal has also addressed policy EMP3 of the ESOLP. It 
does provide premises for small and medium sized businesses/grown on space 
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up to 500m2 referred to in policy EMP2 and with regard to policy EMP3 , 
provides a mixed use development addressing an identified business need and 
much needed residential development which is discussed in further detail 
below.

b) Suitability of the site for housing.

7.19 Policy CSHEN1 confirms that land is to be identified for 400 new homes during 
the period up to 2027. In order to meet the requirements of the Core Strategy, 
the JHHNDP identifies land for 450 new homes. It is anticipated that the 450 
new homes can largely be provided on brownfield sites in and around Henley 
enabling the conservation of valued and constrained green spaces. Policy H1 
of the JHHNDP allocates sufficient land to meet the requirements of Policy 
CSHEN1 but the supporting text also notes that windfalls do not count towards 
meeting the 450 new homes.

7.20 Advice in the National Planning Policy Framework (NPPF) gives support to 
more housing and sustainable development where appropriate and does not 
stipulate that Development Plan figures are upper limits. Indeed, it 
acknowledges that small and medium sized sites can make an important 
contribution to meeting the housing requirement of an area and are often built 
out quickly. In promoting development, it advises that local authorities should 
support the development of windfall sites through policies and decisions. 

7.21 Whilst the application site is not allocated for housing, policy CSHEN1 (ii) 
supports housing on suitable infill and redevelopment sites. The SOCS notes 
that proposals for development in Henley-on-Thames should be consistent with 
the strategy, to improve the stock of commercial buildings and the environment 
of the employment areas. It also recognises that it is difficult to find appropriate 
sites in Henley due to the constraints of the River Thames floodplain and the 
Chilterns Area of Outstanding Natural Beauty.

7.22 The application site does not constitute infill (a gap in an otherwise built up 
frontage) but in accordance with the SOLP, would fall under the category of 
‘Windfall’. Policy H4 of the SOLP describes windfalls as being previously 
developed land which hasn’t been previously identified as a housing allocation 
in the Local Plan. The JHHNDP refers to the provision of new housing through 
infill and redevelopment opportunities as ‘windfalls’.  As the site is not an infill,  
it needs to be assessed as a windfall site/redevelopment opportunity.

7.23 It is accepted that policies within the emerging South Oxfordshire Local Plan 
(ESOLP) currently have limited weight but Policy H1 indicates that housing 
development on sites not allocated in the development plan will only be 
permitted where it is a proposal involving the sensitive, adaptive re-use of 
vacant or redundant buildings (provided that the buildings in question are 
proven not to be in a viable use as required by other policies in the plan).

7.24 The provision of 43 residential units would meet the requirements of policy 
CSHEN1 which permits housing on redevelopment sites and policies H4 of the 
SOLP and H1 of the JHHNDP which give support to housing proposals that 
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come forward as windfalls. As demonstrated above, the site is previously 
developed/brownfield land that has been vacant for 3 years with no prospect of 
being reused as a B1/B8 unit in the immediate future. The proposed 
development retains an element of B1 use recognising the modern needs of 
the business community and incorporating much needed housing.

7.25 In assessing the introduction of further residential development to the area, the 
character of the surrounding area has already been described earlier, with 
residential mainly situated on the western side of Reading Road and light 
industry on the eastern side of this part of Reading Road. However, the 
character of the Reading Road Industrial Estate has changed over the past 5 
years. This has been due to different needs and demands of the business 
community and the recent changes to permitted development rights introduced 
in 2015 (Town and Country Planning (General Permitted Development) Order 
(GPDO) which permit the change of use of any building and land (subject to the 
GPDO) from a use falling within Class B1(a) (offices) in the Use Classes Order 
to a use falling within Class C3 (dwelling houses). 

7.26 In accordance with the permitted development legislation, approximately 
483sq.m of Anderson House has planning permission for conversion from 
office to residential use through the prior approval process for 11 flats. Whilst 
concern was expressed whether this could ever be implemented due to the 
small size of the flats to be created, internal size is not a matter permitted for 
consideration during the prior approval process. 

7.27 Nearby, prior approval was also granted in January 2017 for 309 Reading 
Road for the change of use from B1a offices to 23 flats (ref: P16/S3796/PDO) 
and planning permission was then granted in July 2017 for the erection of a 
2nd floor extension to provide 7 flats (ref: P17/S1355/FUL). Both of these 
applications have been implemented. Other residential permissions in the 
immediate area comprise: 

 Henley Manor Care Home, Mill Lane (former LA Fitness Gym)
 345 Reading Road (McCarthy and Stone assisted living scheme)
 Corner of Newtown Road/ Reading Road - Planning permission 

(P18/S1510/FUL) was granted for a three-bedroom house in 2018 
following an earlier permission (P17/S2858/FUL) allowed on appeal for 
two detached two-bedroom dwellings (previously included in this 
application as site 2).

7.28 Whilst there is concern locally that B1(a) employment sites are being lost to 
housing, government policy supports such opportunities and legislation is in 
place to promote conversions under permitted development unless there is an 
Article 4 direction in place to remove these permitted development rights. In the 
case of Reading Road Industrial Estate, Anderson House is the second site to 
have been approved under permitted development for conversion of the B1(a) 
use to residential. A significant  majority of the industrial estate is still in 
commercial use and there are no other current major redevelopment proposals 
involving loss of employment land. 
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7.29 Therefore, whilst concerns have been raised regarding the suitability of the site 
for residential use, the surrounding area has seen the balance of industrial/ 
residential slightly adjusting of late which is indicative of the shift in both 
business space requirements and housing needs.  It is therefore considered 
that the proposed provision of 43 residential units which would incorporate 8 
affordable units on previously developed land would meet the requirements of 
policy CSHEN1. With regard to Policy H4 of the JHHNDP, the site would fall 
under the description of ‘windfall’ providing much needed good quality housing 
with associated amenity space and parking on a site that is currently vacant 
and disused, where it has been demonstrated that it is not viable for 
employment use .

7.30 Policy CSH2 of the SOCS promotes sustainable development by promoting the 
efficient use of land and to meet needs for smaller and more affordable homes, 
particularly where there are good public transport links. Higher densities can be 
justified where there is access to frequent public transport services and a wide 
range of services and facilities, but it should not compromise living standards. 
Policy D5 of the SOLP promotes mixed use development within settlements 
that are well served by public transport provided there is no harmful effect on 
the amenity of adjoining uses; the design of the scheme is appropriate to the 
site and its surroundings; and the development is served by an adequate road 
network which can accommodate any additional traffic without creating traffic 
hazards or damage to the environment. The immediate area surrounding the 
application site is clearly popular for residential development and in a 
sustainable location with easy access to a supermarket, the countryside, close 
to public transport services, and within easy access of Henley town centre.  
With regard to policy CSH2 amenity and living standards are considered further 
on in the report. 
 
Affordable Housing.

7.31 Core Strategy policy CSH3 requires 40% affordable housing to be sought on all 
sites where there is a net gain of three or more dwellings subject to the viability 
of provision on each site, however the Ministerial Statement now sets the 
threshold at 10 dwellings. This policy also requires that affordable housing 
should generally be provided on site and should be fully integrated within the 
market housing. It should be of a type and size that meets the needs of those 
eligible for affordable housing.  The supporting text to this policy also states that 
the Council will seek a 75% social rented 25% shared ownership tenure split 
unless viability or other figures show a robust justification for a different mix or 
rent model. 

7.32 Two of the primary objectives of the JHHNP relate to affordable housing. The 
objectives include enabling the delivery of a suitable quantum of affordable 
housing (40%) and specific reference is made to helping meet the needs of 
those age and income groups who have difficulty finding homes in Henley. 
Policy H3 of the JHHNP requires developments to contribute towards the 
specific housing needs of Henley. 
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7.33 Affordable housing is defined as housing which meets the needs of those 
households in the District that are living in unsuitable accommodation and 
cannot afford to rent or buy housing of a suitable size.  It includes social 
rented/affordable rented and intermediate housing. 

7.34 The application did not originally propose any affordable units which was 
clearly contrary to policy. However, as a result of extensive discussions with 
the Council’s Housing team and viability consultants, the applicant is now 
proposing the inclusion of 8 affordable units within the scheme, all of which will 
be delivered on site and secured by way of a S106 agreement.

7.35 Whilst a development of 43 units would normally require 17.2 affordable units 
(40%), the developers of this site are  eligible to use the Vacant Building Credit 
(VBC). The vacant building credit applies to any building that has not been 
abandoned that is brought back into any lawful use, or is demolished to be 
replaced by a new building. The developer is offered a financial ‘credit’ 
equivalent to the existing gross floor space of relevant vacant buildings when 
the local planning authority calculates affordable housing contributions. On this 
basis, 8 affordable units (comprising  a mix of 4 x one-bed and 4 x two-bed) 
have been agreed with the developer. 

7.36 Policy CSH3 of the SOCS seeks a tenure split of 75% social rented and 25% 
intermediate housing. However, in this instance we are advised that registered 
providers would only take the affordable units as a single tenure in order to 
allow for their efficient management and accounting for the viability, it is 
recommended that all 8 units are shared ownership.

7.37 It is usually advised that affordable homes should be distributed evenly across 
the site to avoid any concentration in any particular part of the site and to assist 
with ensuring that the affordable housing is indistinguishable from the market 
housing, however the registered providers are likely to request that all 8 units 
be located within the same block for management purposes. The affordable 
units will be allocated within block A with 3 homes on the ground floor and 
remaining 5 on the first floor. 

7.38 The Council’s Housing team have advised that the minimum size of a 1 bed (2 
person affordable units should be 50m2 and 70m2 for a 2 bed ( 4 person) unit. 
The proposed development complies with these requirements with the 1 bed 
affordable units ranging from 50.9m2 to 56.6m2 and the 2 bed units providing 
between 72.1m2- 76.9m2 depending on the type of unit. 

7.39 Whilst there are no policy requirements for the internal size of market units, the 
proposed development complies with the internal space standard set out for 1 
and 2 bed units in the National Described Space Standards.

7.40 Parking will be available within the site and allocated to the individual 
affordable units and on land that is to be transferred to the registered provider. 
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Design, Layout and Impact on the character of the area.

7.41 Policy CSQ3 of the SOCS requires development to be of high quality and 
inclusive design which responds positively to and respects the character of the 
site and its surroundings, enhancing local distinctiveness and ensuring 
development is of a scale, type and density appropriate to the site and setting. 

7.42 Policy D1 of the SOLP indicates that development should be well designed with 
protection and reinforcement of local distinctiveness. 

7.43 Policy H2 of the JHHDNP requires a design brief for all allocated sites. The 
plan goes on to say that on windfall sites of 10 or more net additional dwellings, 
a design brief is encouraged in the spirit of good planning. DQS1 of the 
JHHNDP requires all new development to be sensitive and make a positive 
contribution to the local character of the area. Applications for allocated sites to 
be accompanied by a Design Brief which demonstrates how the proposed 
development appropriately responds to the local urban context.

7.44 Whilst the application is not specifically supported by a ‘Design Brief’ all the 
information required under the above policies has been addressed in the 
Design and Access Statement which accompanies the application. The 
proposed development has been assessed against the criteria set out in the 
South Oxfordshire Design Guide.

7.45 Securing a high-quality design is a key aspect of sustainable development and 
the importance of securing good design is a theme that runs through national, 
local and Neighbourhood Plan policies. New development should create a 
sense of place, optimise the potential of the site to accommodate development, 
respond to local character and create a safe and accessible environment. 

7.46 The current application was the subject of pre-application discussions and has 
also been presented to an Architects Design Panel. No concerns have been 
raised from the Urban Design Officer regarding the schemes design approach 
or to its built form from an urban design perspective. The Architects Design 
Panel supplied advice on the layout of the blocks and their relationship, 
location of amenity space and amount of car parking. 

7.47 The existing building on the site is approximately 7m tall to the ridge of the 
industrial unit and 5m to the flat roof of the office building. The neighbouring 
building (Hoffman’s) is two-storey dual pitched and of a similar height but due 
to the topography, is positioned on slightly higher land. The former Innovex 
House at 309 Reading Road is between 2 and 3 storeys although on a higher 
elevation. To the east, the Henley Manor Care Home is a 3-storey building. 
Opposite the site, Dalton House is also 3 storeys.

7.48 The application proposes residential development over two blocks (A and B). 
Each block will mainly comprise of 3 floors with a maximum height of 10.35m, 
and a smaller 4th floor (penthouse) with a maximum overall height of 13.7m. 
Whilst the new development would be higher than existing, and provides 
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approximately 1,680m2 more floorspace (Appendix C-Site layout comparison),  
its overall massing is much reduced being broken into two blocks. 

 
Figure 4. 3d View of proposed development.

7.49 Proposed elevations of the development can be seen in Appendices D, E and 
F. Primary access to the residential accommodation would be via the two 
covered entrances located at the end of each block. These will be fitted with 
large glazed doors with access to a lift. A secondary residential entrance can 
also be reached via the internal courtyard/parking area which has direct 
connection to the stair core and provides a secondary means of escape. The 
new buildings would respect the current building line along Newtown Road and 
the front of the site would be secured by 1.1m high railings with ground cover 
planting on the front landscaped space. On the southern side of the site, the 
development would be set back from the existing mature tree line and rural 
character of Mill Lane by the private amenity space (assessment of which is set 
out below). 

7.50 Whilst concerns have been expressed that the development is car dominant, 
every 3-5 spaces have been broken up with low level landscaping as advised 
in the South Oxfordshire Design Guide and the site will be landscaped on the 
boundaries.

7.51 With reference to the appeal decision for site 2 on the corner of Newtown 
Road, the Inspector noted that “as a main route leading to the town centre, 
Reading Road is fronted by a mix of development types, heights and uses 
which defy characterisation although there is a predominance of residential 
property”. The Inspector went on to say that this development would have a 
“positive and appropriately assertive contribution to the street scene and 
resolve the untidy and uncontained public realm at this point on Newtown 
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Road, thereby attending to the design objectives set out in policy CSQ3 
(design) of the SOCS”. He also advised  that the proposal would reinforce local 
character and distinctiveness as required by planning policy.
  

7.52 Notwithstanding the loss of some employment on the site, it is considered that 
redevelopment would improve the appearance of this part of the Industrial 
Estate as both residential developments at the entrance to Newtown Road 
have done. 

7.53 The existing footway along Newtown Road will be widened with 1.1m high 
vertical railings installed along the frontage with native hedging and tree 
planting.  

7.54 The B1 (a) commercial unit will be accessed from the site frontage with 
Newtown Road along sett paving, where three employee cycle parking spaces 
are to be provided. The ground floor façade to building A has been designed to 
be open and transparent to express the semi-public space.  

Internally, the commercial space will be separated from the two ground floor 
residential units by a corridor. One of the bedrooms of the ground floor two-
bedroom unit would share a wall with the commercial space, therefore a 
condition will be imposed to ensure that sufficient noise insulation is installed 
during construction to ensure that there are no noise complaints.

7.55 The development proposes a defined pedestrian route delineated within the car 
park providing a dedicated route from the apartment buildings to the amenity 
space at the Mill Lane end of the site.

7.56 Therefore, with regard to policies G2, D1, D5 and H4 of the SOLP, CSH2 of the 
SOCS and DSQ1 of the JHHNDP it is not considered that the development 
would conflict with the development plan overall in regard to design, character 
and appearance. 

Amenity and Privacy 

7.57 Policy D3 of the SOLP requires a private outdoor garden or amenity space or a 
shared amenity area to be provided for all new dwellings. The amount of land 
to be used for the amenity space should be determined by the size of the 
dwelling proposed, by the character of surrounding development and by plot 
coverage standards. Private outdoor sitting areas should not be overlooked by 
adjacent outdoor sitting areas, living/dining rooms or kitchens. 

7.58 Policy D4 of the SOLP requires all new dwellings to be designed and laid out 
so as to secure a reasonable degree of privacy for the occupiers. Development 
will not be permitted if it would unacceptably harm the amenities of 
neighbouring properties through loss of privacy, daylight or sunlight.

7.59 All residential apartments will be provided with private amenity space, either in 
the form of private recessed balconies for the upper levels or private terraces 
surrounded by defensible planting for the ground floor flats accessed directly 
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off the living rooms. The two-bed ground floor flat at the end of block A benefits 
from dual aspect terraces.  Additionally, a communal residents garden is 
proposed which sits along the western side of the site adjacent to Mill Lane 
with timber seating and incidental natural play, trim trail and productive planting 
beds (Appendix G). The level of amenity for residents is considered 
acceptable.

7.60 The site benefits from being in a sustainable location, in close proximity to the 
Thames path which is within 5m walk away and within a 400m radius of a 
number of local playgrounds, allotments, sports pitches and public open space. 

Figure 5. Surrounding area and amenities.

1.Application site. 2. Tesco supermarket. 3. Allotments. 4. Sports facilities. 5. 
Rural Environment. 6. River Thames. 7, Residential Area. 8. Railway line.

Landscaping and Impact on Trees  

7.61 Policies C9 and D1 of the SOLP refer to the protection of landscape features 
and principles of good design. Policy CSEN1 and CSG1 support proposals 
which integrate the landscape character of the area within development. Policy 
EN1 of the JHHNDP support the protection and enhancement of urban 
biodiversity .

7.62 The application proposes the removal of 11 trees and section of hedging from 
the Mill Lane boundary. The protected trees are not affected. The proposed 
landscape master plan proposes the planting of an additional 20+ new trees on 
the site. 
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7.63 Concern was expressed regarding sufficient space for planting and as a result, 
the revised landscaping plans now show the removal of couple of proposed 
trees to increase the width of the planting bays and the addition of  two new 
trees along Newtown Road.  

7.64 Parking bays will be paved with permeable concrete grass blocks. Tree pits 
along the entrance courtyard will be designed with structural tree cells to 
ensure the successful establishment of trees. The tree species have also been 
revised to incorporate other long-lived species such as Dawyck Beech and 
Koster Oak as suggested by the Tree Officer to incorporate long-life species 
with large canopies.

7.65 The planting strategy has also been amended in response to the revised 
parking/tree planting strategy. Ground cover planting area has been increased 
due to the widened tree pits and removed parking bays. 

7.66 Appropriate landscaping conditions will be imposed to ensure that structured 
tree pits have the necessary soil volumes

Highways Safety.

7.67 Policy D2 of the SOLP requires developments to incorporate adequate, safe 
and secure parking for vehicles and cycles with vehicle parking provided in a 
discreet and sensitive manner. 

7.68 T2 of JHHNDP promotes the implementation of cycle routes and the route runs 
through Newtown Road. 

7.69 The revised planning application now proposes 43 parking spaces for the 
residential element at a ratio of 1:1, and 4 visitor parking spaces. Parking 
spaces for those with disabilities have also been reconfigured. 

7.70 Given the highly sustainable location of the application site (local bus stops are 
within 2 minutes’ walk, train station 15min walk) and the limited floor area 
proposed, it is considered that commercial users would be able to benefit from 
the public transport links/to and from the site and therefore this element would 
be car free although on street parking would be available. Cycle parking for 
employees would be provided within the commercial unit. 

7.71 The revised parking arrangements are supported by a further parking survey 
undertaken in February 2020 to indicate the available capacity to 
accommodate varying levels of visitor parking on the local highway network 
throughout the day.  Although the data found that during the peak daytime 
periods (weekdays), there is limited available parking capacity of around 4 to 5 
spaces, when considering the demand associated with visitors, it is noted that 
this will occur at late afternoon and during the evening, when significantly 
higher kerbside capacity exists. 
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7.72 Whilst the visitor parking provision is limited, the site is within walking distance 
of good public transport facilities, including bus and rail services. Therefore, in 
order maintain an existing bus service between Henley Tesco, Henley town 
centre and Wallingford (for Oxford), at an hourly frequency (daytime Monday to 
Saturday) adjacent to the site, a financial contribution of £43,000.00 is required.

Ecology/Biodiversity

7.73 The application is accompanied by an ecological appraisal which includes a 
Phase 1 Habitat survey. 

7.74 There are no known ecological constraints on the site and initial surveys 
undertaken by the applicant’s ecologist have not revealed the presence of any 
protected or important habitats. The proposals should provide a small amount 
of ecological enhancement as a result of the proposed tree planting and would 
be in accordance with policy CSB1 of the SOCS.

Energy Efficiency

7.75 Policy CSQ2 requires new development proposals to incorporate a number of 
sustainable measures such as energy from renewable or low carbon energy 
sources, sustainable urban drainage, water conservation and storage etc.

7.76 The development will employ an energy efficient building fabric with well 
insulated walls, efficient glazing, and water fittings with low water consumption 
rates. In addition, an array of 38.9kWp of photovoltaic panels are proposed on 
the roof to maximise carbon savings for the site. This would meet the Councils 
renewable energy target to supply 20% of site energy requirements.  The 
application is also accompanied by a BREEAM  pre-assessment report which 
demonstrates that the development can achieve a Very Good rating.  

 Waste Management

7.77 Policy D10 of the SOLP requires development proposals to make adequate 
provision for the management of waste, including communal and private 
storage space for recyclables and facilities for the disposal of waste products. 

7.78 Refuse and service access is via the proposed internal street. Further to 
comments received from the District Council’s waste team, additional refuse 
vehicle tracking was supplied to satisfy concerns about the dimensions of the 
Council’s RCV.

Environmental matters (air quality, contamination and noise)

7.79 The planning application is accompanied by an acoustic report and the 
Council’s environmental health officer has confirmed that he is happy for the 
development to be built to the specifications in the sound insulation package 
details . 
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7.80 Based on the size of the proposed development, basic good practice design 
should be applied to this site in order to help mitigate against the air quality 
impacts and the potential cumulative effects of piecemeal developments, and 
to enable future proofing of the development. I have recommended a condition 
requiring electric vehicle charging points to be installed.  

7.81 Policy EP8 of the Local Plan states that development on contaminated land will 
not be permitted unless the contamination is effectively treated by the 
developer to prevent any harm to human health and the wider environment. 
The planning application is also accompanied by a Phase 2 Environmental 
Report which concluded that no significant on-site or off-site contamination 
sources have been identified from the desk study. 

7.82 In order to ensure that construction activities are carried out within reasonable 
hours I have recommended a construction hours condition.
 
Flood Risk and surface/foul drainage

7.83 Policy EP6 of the SOLP seeks to ensure that developers demonstrate that the 
surface water management system on any development accord with 
sustainable drainage principles. Policy EP7 further protects against 
development that would have an adverse effect upon groundwater resources.

7.84 The application is accompanied by a Floor Risk Assessment and Drainage 
Strategy. As the site is in Flood Zone 1 there is a low risk of fluvial flooding.

7.85 Water will be disposed of via a sustainable drainage system and surface water 
will be discharged via  permeable paving and foul water to Thames Water 
adopted Sewer. As is now standard practice, a detailed scheme for the site 
would need to incorporate a Sustainable Urban Drainage (SUDS) compliant 
strategy to ensure that all surface water run-off is accommodated within the 
confines of the site and discharged in a controlled manner. Details of this can 
be secured by condition. 

Infrastructure Requirements.

On-site infrastructure to be secured under a legal agreement.

7.86 On-site infrastructure can be secured through a legal agreement under Section 
106 of the Town and Country Planning Act 1990 (as amended). This would 
secure the provision of affordable housing (in this case 8 affordable units in 
accordance with the agreed mix). Given the size and scale of the development 
proposed and constraints on site, no public open space is provided on site, just 
a small communal garden along with some incidental play equipment. 

7.87 In accordance with the council’s S106 Planning Obligations Supplementary 
Planning Document, the following additional financial contributions would be 
required towards on-site infrastructure:

Recycling facilities  (Index RPIX Oct 2019)= £7,998
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S106 administration/monitoring fees =£1, 699

7.88 In relation to the functions that they administer, Oxfordshire County Council 
have sought the following contributions and provisions to directly mitigate the 
impact of the development:

Public transport services=£43,000 
 

7.89 I consider that these contributions / obligations accord with policy CSI1 of the 
SOCS, which requires new development to be supported by appropriate on 
and off-site infrastructure and services. They are further justified through 
policies D10 (waste) and D12 (public art) of the SOLP. All contributions are to 
be index lined to ensure that they represent up-to-date costs.

7.90 They accord with the relevant tests in the NPPF as they are necessary to make 
the development acceptable in planning terms, are directly related to the 
development and are fair and reasonably related in scale and kind to the 
development. The financial contributions would also comply with the 
Community Infrastructure Levy Regulations 2010 (as amended).

Community Infrastructure Levy

7.91 The council adopted a Community Infrastructure Levy (CIL) in 2016. Except for 
the affordable housing, the development would be CIL liable at a rate of £150 
per m2 (index linked from 2016 and currently £182.18 per m2). The money 
collected from the development can be pooled with contributions from other 
development sites to fund a wide range of infrastructure to support growth, 
including schools, transport, community, leisure and health facilities.

7.92 Under the CIL regulations, Henley Town Council will receive 25% of the CIL 
monies as they have a Neighbourhood Plan. This can be spent on 
infrastructure projects that are priorities for the community and could contribute 
towards a community building, recreation facilities for teenagers, allotments, or 
a pre-school, as outlined in policy CNP H1a. Alternatively, it could contribute 
towards strategic infrastructure.

7.93 Since the change to the CIL Regulations in September 2019 the Council have 
been seeking off site education contributions, where there is a demonstrable 
need for education. The Council do seek infrastructure that is provided on site 
through S106 agreements, for instance recycling bins, street naming, public art, 
open space, play areas and affordable housing. The Oxfordshire Clinical 
Commissioning Group have requested further information on how services will 
be mitigated. The Council is seeking healthcare contributions where CIL is not 
liable, however in this case CIL is liable. The Council’s spending strategy 
promotes the spending of CIL on health and, in relation to this development, it 
is through this mechanism that improvements to healthcare could be funded.
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8.0 CONCLUSION
8.1 Whilst the site is not allocated for housing in the JHHNDP, it would provide 

much needed affordable housing, that has been demonstrated to be viable and 
will contribute to general housing need as a windfall site.

8.2 The applicant has appropriately demonstrated that the site is no longer feasible 
as an employment use and that its proposed redevelopment as a mixed-use 
scheme comprising housing with targeted employment facilities for small and 
medium sized businesses complies with the relevant development plan policies. 
It is not considered that the development would be detrimental to the character 
or appearance of the site or surrounding area. It would not be an un-neighbourly 
use nor would it result in conditions prejudicial to highway safety. 

8.3 The development proposes a well-designed and efficiently laid out development 
with appropriate landscaping, amenity space and cycle parking facilities in a 
location that has good access to services and facilities. The redevelopment of 
the site proposes the use of high-quality materials which would improve the 
general appearance of the surrounding area.  It would therefore represent a 
sustainable form of development and would boost housing numbers, including 
affordable housing. There is a significant need for market and affordable homes 
within the district and the proposal would contribute towards this. 

9.0 RECOMMENDATION
9.1 To authorise the head of planning to grant planning permission subject to:

i) The prior completion of a Section 106 agreement with 
Oxfordshire County Council and District Council to secure 
affordable housing and financial contributions as listed above 
and

ii) The following conditions:

1. Commencement of development
2. Approved plans
3. Total number of dwellings approved
4. Levels to be agreed
5. Sample materials required
6. Boundary treatments
7. Hard surfacing details
8. Removal of permitted development rights for use of roof
9. No plant or machinery on the roof
10.Access arrangements
11.Car parking arrangements and turning area
12.Cycle parking facilities
13.Construction Traffic Management Plan
14.Construction hours
15.Noise insulation details between residents and commercial space
16.Provision of electric charging points
17.Tree protection measures
18.Site specific tree pit design
19.General landscaping
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20.Landscaping implementation
21.Amenity areas and play space
22.  A residential travel information pack
23.Surface water drainage details
24.Foul water drainage details
25.Sustainable Urban Drainage scheme
26.Contaminated Land phased risk assessment
27.Contaminated Land-Remediation Strategy
28.Lighting details
29.Development to be carried out in accordance with noise report. 

Author:          Amanda Rendell
Contact No:  01491 422600
Email:            planning@southoxon.gov.uk 
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