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Foreword by Councillor Kevin Bulmer, Chair of Goring -on-Thames  Parish Council  

This comprehensive document, the Goring -on -Thames Neighbourhood Plan, has been 

produced by a sub -group on behalf of the Goring -on -Thames Parish Council. It has 

taken man y hours of dedicated work over the past  four  years by this group, elected by 

fellow volunteers and approved by the Goring -on -Thames Parish Council. We very 

much appre ciate this valuable contribution to the future of Goring and commend the 

document to the v illage.  

The Plan, and all evidence has been considered by an independent examiner appointed 

by SODC in consultation with the Parish Council. The examiner has reporte d to the 

District Council recommending that, subject to modification, the Plan can proceed  to 

referendu m.  

This is the made Plan, which has been endorsed by the local community at referendum . 

Councillor K Bulmer  

Chairman of Goring -on -Thames Parish Council  
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Summary of the Plan 

Goring is a unique and protected landscape, being entirely within 

the Chilterns Area of Outstanding Natural Beauty (AONB), 

overlooked by the North Wessex Downs AONB and bordered 

along its whole western perimeter by the river Thames . Known 

as the Goring Gap , the area is one of the most beautiful and 

protected landscapes in the country. To help ensure that it stays 

that way, Goring -on -Thames Parish Council (GPC) authorised 

production of a Neighbourhood Plan (the Plan) in November 

2015.  

This summary outlines wh y the Plan is so important to our 

community. It outlines proposals for the future of our village and 

confirms the preferred location of new housing development and 

the type and number of new homes. In addition, three strategic 

projects are proposed to ad dr ess issues that cannot be resolved 

in this Plan but are high priorities for the community.  

Goring residents voted  on the Plan in a simple yes/no 

referendum. As the Plan was endorsed by the majority of those 

who voted, it has  become part of local planning p olicy and 

car ries  full weight.  

Background and benefit  

Following the  adoption of the South Oxfordshire District Council 

(SODC) Core Strategy 2012 Goring was advised that it should 

allocate sites for 105 new dwellings . This w as the start point for 

the Gorin g Neighbourhood Plan. Subsequently,  SODCôs emerging 

Local Plan 2011 -2033, specified a target of 140 dwellings for  

Goring. However, this target is subject to the local capacity and 

constraints. In Goringôs case, its protected environment and 

landscape is a significant constraint which limits the number of 

suitable sites and therefore the number of new dwellings.  

SODC is under pressure to deliver thousands of new homes and 

without a Plan, Goring is open to speculative developme nt and 

urban sprawl. In fact, SO DC has recently identified, in its October 

2017 Strategic Housing and Employment Land Availability 

Assessment (SHELAA), over 6 0ha of land on the periphery of 

Goring it believes is ósuitable, available and achievable for 

housingô development. Your support f or this Plan is vital if we are 

going to be in control of growth in our village.  

The Plan gives the community a direct say in the location, type 

and number of new dwellings. It enables us to define the look 

and feel of new d evelopment and the design of eac h site to make 

it more acceptable for neighbouring residents and the community 

at large. The Plan also enables us to identify the key strategic 

issues facing the village and to prioritise the use of GPCôs share 

of the Commun ity Infrastructure Levy (CIL) wh ich is charged on 

new developments to help improve local infrastructure.  

How has the 

Plan been 

prepared?  

The Plan has been 

produced by over 

40 volunteers 

through extensive 

consultation with 

the community, Figure 1 Consultation event  
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SODC, Oxfordshire County Council (OCC) and others . Two 

detailed questionnaires were sent to every household and to 

every person on the electoral register. T hese asked about our 

housing needs, how we should choose where new developments 

are located, what is good and bad about our village, and 

residentsô priorities for improving it. There were  four major 

consultation events , prior to the six -week  (Regulation 14 )  

consultation which ended in December 2017.  

The Plan must comply with international and national law and 

take account of national and local plannin g policy. It is required 

to place great emphasis on the long - term sustainability of the 

village. A Sustainability Appraisal was produced and was 

available for consultation at the same time as the Plan. This 

included an analysis of the sustainability contex t of Goring and 

an evaluation of the strategic issues and op tions that were 

considered in reaching the Planôs conclusions.  

The production of the Plan has been objective and evidence -

based. Nobody has had an opportunity to influence the Plan for 

their own i nterests. The site selection process has been  

independently verified to confirm its objectivity and integrity.  

Consultation and evidence  

The vision for Goring preferred by the largest number of survey 

respondents is:  

VISION :  Goring must continue to be a f riendly, open, 

vibrant and energetic village community that is able to 

evolve and develop whilst ensuring its beauty is maintained 

and enhanced in all areas for the benefit of the people who 

live and work in it.  

Over 90% of survey respondents 

preferred d evelopment sites to 

be small or medium in size and 

distributed around the village.  

83% of attendees at one 

consultation said new allocated 

sites should be limited to the 

number of new homes required 

by SODCôs Core Strategy 2012.  

There was a strong preferen ce 

for the majority of dwellings to 

have 1 , 2 or 3 bedrooms to 

widen the range of housing in the 

village, and to provide more affordable homes.  

When considering new development sites, residents stated 

strongly that the Plan should prioritise:  

¶ preservation and protection of the AONBs and maintainin g 

access to them, minimising impact on local and distant 

views, retaining green gaps between Goring and its 

neighbouring communities, protecting biodiversity and 

protecting from flood risk;  

¶ sites with enough parki ng to avoid clogging up neighbouring 

stree ts, minimising traffic on residential roads and located 

away from local congestion points;  

¶ sites that are contiguous with the existing built area of the 

village, not capable of development beyond the level defined  

in the Plan;  

¶ building design that fits in  with the type and style of the 

village and neighbouring areas;  

¶ brownfield sites, avoiding the use of prime agricultural land.  

Figure 2 Site size preferences  
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Residents were also asked to rank their priorities for improving 

the village. The high est priorities were the High Street traffic 

management, the local bus service, off - street parking and 

pedestrian safety in the High Street (see chart below).  

 

Figure 3 Village priorities for improving the village  

In a separate fr ee- format response, 56 people expressed concern 

regarding school capacity and 30 regarding healthcare capacity.  

Production of the Plan has been supported by commissioning  

professional consultancies to provide expert advice in four areas: 

landscape and visu al impact, flood risk, biodiversity and 

planning. This advice and feedback underpin s the objectivity of 

the Plan.  

What the Plan proposes  

¶ 15 objectives  

¶ 20  policies  

¶ 10  actions  (a number of these have started)  

¶ 3 strategic projects  

Four small or medium - sized sites  distributed around the 

village and adjoining the current built form. These sites were 

identified as being safe from a flood risk perspective, and th e 

least damaging to the AONB, environment and infrastructure;  

It is hoped that approximately 94 new dwellings will be built on 

these sites; but should this not be possible, land will be held in 

reserve to achieve this provision . 

14 on GNP2 , next to the f ire 

station off Icknield Road;  

20 on GNP3 , between 

Elmcroft and Manor Road s;  

46 on GNP6 , north of 

Spri nghill Road;  

14 on GNP 10 , in the village 

centre . 

A reserve site of GNP8  ï 

Gatehampton Road  

  

Figure 4 The four al located sites  and 
reserve site  
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Site GNP10 is a vacant commercial property, warehouse 

and associated car park.  The previous tenant has now 

terminated its  lease and vacated the site. The site als o provides 

some parking spaces for nearby businesses . It is availa ble for 

housing development.  

Over 80% of the new homes with 1, 2 or 3 bedrooms.  

These will include affordable housing, homes designed to support 

independent living for older residents and pr ovide the 

opportunity for young people to get onto the housing lad der and 

for other peo ple the opportunity to downsize.  

Detailed site - specific requirements  (SSRs) which have been 

defined so that each development  is acceptable to residents and 

from a planni ng perspective and so that community benefits are 

maximised, where  possible.  These SSRs include:  

¶ details of the mitigation required to make 

development of the site acceptable , and to minimise 

the impact on neighbouring residents  and the surrounding 

environ ment . For example, on GNP3, houses will only be 

permitted in areas  safe from flooding; on GNP6, 

development will not be permitted where rooftops can be 

seen above the crest of the site from the Wallingford Road 

and the access road will be carefully landsca ped;  

¶ steps to be taken to conserve and enhance 

biodiversity  includ ing vegetation, trees and hedges;  

¶ new community facilities. For example, GNP6 will 

include a childrenôs playground, restoration of a 

traditional orchard area and a new public open space . 

GNP3 will include a maintained meadow area for 

residents;  

¶ good build ing design  to fit in with the immediate 

neighbourhood, such as materials, style and restrictions 

on height and density;  

¶ adequate on - site parking  for residents and visitors to 

ensure no overf low onto neighbouring roads;  

¶ new footpaths and cycle routes.  For e xample, GNP3 

will have cycle and footpath access to Elmcroft and Manor 

Road; GNP6 will have cycle and pedestrian access to 

Springhill Road; GNP10 includes footpath access to the 

High Street and Cleeve Road;  

Conservation of the green gaps and countryside  between 

Goring and Gatehampton in the south, South Stoke in the north, 

the hills above Cleeve to the east, the wooded valleys between 

Icknield Road and Elvendon Road / Battle Road to the nor th east 

and the river plain to the south west of the village.  

Protection for the 

historic buildings  in 

our village centre to 

bring economic, social 

and environmental 

benefits for the 

community.  

 

  

Figure 5 The High street  
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Strategic projects  

In addition, three óstrategic projects ô are proposed aimed at 

evaluating and resolving key issues identified by residents, that 

are outside the scope of a neighbourhood plan.  They should be 

funded, where appropriate, by the Community Infrastructure 

Levy (CIL ) and/or  other sources. The Plan does  not distinguish 

the relative priority of these three projects and it is too early to 

define how they will relate to land allocation:  

¶ Traffic and parking:  a full 

review of traffic management, 

pedestrian safety and parking in 

the village, especially in th e 

village centre. This project will 

include the current GPC proposals 

and should result in a detailed 

and costed analysis of options;  

 

¶ School:  an independent 

professional evaluation and 

subsequent resolution of the 

issues facing the primary school 

includ ing an analysis of options, 

liaison with all stakeholders 

(parents, governors, Diocese, 

OCC, SODC), re sulting in a 

costed proposal and 

implementation program me ;  

 

 

¶ Village centre:  a programme 

working with landowners to 

evaluate the rejuvenation of the 

vil lage centre, particularly around 

the Arcade area, to produce an 

attractive development to help 

drive the economic and social 

sustainability of Goring.  

Figure 6 High Street  

Figure 7 School  

Figure 8 The Arcade  
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1.  Introduction and background  

This chapter introduces the context and sco pe of the Plan, the 

reasons for its inception and how to navigate the document.  

1.1  Why have a neighbourhood plan?  

Neighbourhood plans give communities d irect power to develop a 

shared vision for their neighbourhood and shape the 

development and growth of the ir local area. They can choose 

where they want new homes, shops and offices to be built, have 

their say on what those new buildings should look like a nd what 

infrastructure should be provided. Neighbourhood planning 

provides a powerful set of tools for loc al people to ensure that 

they get the right types of development for their community 

where the ambition of the neighbourhood is aligned with the 

strat egic needs and priorities of the wider local area.  

1.2  Why does Goring need a Plan?  

1.  To be in charge of our own  destiny.  Undertaking a 

neighbourhood plan gave the village the chance to take 

charge and decide its own future as, once the plan was 

approved a t a referendum, it became part of the statutory 

development plan. Applications for planning permission 

must be d etermined in accordance with the Plan, unless 

material considerations indicate otherwise . 

2.  To ensure the beauty and tranquillity of Goring 

continues to be protected and conserved.  The Goring 

Gap is a landscape of national significance. Two of the 

thirty -eig ht Areas of Outstanding Natural Beauty (AONBs) 

in England and Wales come together here and meet at 

the river Thames. Goring is entirely wi thin the Chilterns 

AONB. Undertaking a neighbourhood plan gives the 

village the chance to ensure maximum protection fo r the 

local environment.  

3.  To make sure we get the appropriate number and 

type of homes that Goring needs. Goring is recognised 

as a highly  desirable place to live. As such, property in 

Goring is expensive and in high demand, with market 

demand probably lik ely to remain ahead of supply for the 

foreseeable future.  

4.  To maintain a balance.  It gives Goring the opportunity 

to maintain a balance bet ween meeting housing need, 

protecting the environment and not overloading local 

infrastructure.  

5.  It is financially adva ntageous for Goring to have a 

neighbourhood plan . If a neighbourhood plan is in 

place, GPC will receive a greater proportion of the 

Commun ity Infrastructure Levy (CIL), a charge on all new 

developments. This can be spent on projects that benefit 

the commun ity as a whole and which would otherwise 

struggle for funding.  

1.3  What is the scope of this Plan?  

The primary purpose of any neighbourhood pl an is to determine 

use of land for new development. The Plan must be in general 

conformity with the strategic policies  of the planning authorityôs 

Development Plan, which in Goringôs case comprises the South 

Oxfordshire Core Strategy 2012 and the saved pol icies of the 

South Oxfordshire Local Plan 2011. It should also take account of 

the reasoning and evidence informing th e emerging Local Plan 
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2033 because the Goring Neighbourhood Plan has been 

developed in the period of transition between the two.  

The latest housing needs evidence from SODC for Goring is 

stated in the Emerging Plan as 140 new dwellings between 2017 

and 203 3. However, this figure is subject to available capacity 

and local constraints due to Goringôs location in the Chilterns 

AONB and in the Thames flood plain.  

The Plan explains how this objective will be achieved and why 

the most appropriate number of new dw ellings for Goring is 

approximately 9 4 in the period of the Plan, 2018 -2033. It is 

expected that the majority of these will be built in the first 4 -6 

years of the Planôs life.  

1.4  How was the Plan produced?  

An account of the process followed in producing the P lan is 

provided in Chapter 4. In brief, it has been produced by a group 

of some 40 volunteers from across the village, led by a Steer ing 

Group of six members , as a sub -committee of the Go ring -on -

Thames Parish Council.  It is based on an extensive programme 

of consultation with residents. As is legally required, it is 

consistent with international, national and local obligations and 

polic ies.  

Throughout the preparation of the Plan the Steering Group has 

set out to be as open, transparent and fair as possible . Its 

conclusions result from an objective analysis of the evidence in 

which personal interests played no part.  

Evidence has been dra wn from public sources where available 

and obtained from relevant public agencies and bodies where a 

need was identified. W here necessary, surveys have been 

undertaken and reports have been specifically commissioned 

from appropriately qualified (expert) co nsultants:  

¶ Landscape and visual impact  ï Bramhill Design 1 -  a 

Landscape Institute Registered Practice based in South 

Oxfor dshire, which undertakes landscape assessment, 

planning, design and management. The standard 

methodology used (a methodology for Land scape and Visual 

Impact Assessment (LVIA)) is set out in the óGuidelines for 

LVIA, Third Editionô which is the main source of legal basis 

and of good practice for LVIA 2 in the UK and EU;   

¶ Flood risk assessment  ï JBA Consulting 3 -  an engineering 

and consul tancy company specialising in environmental, flood 

and water management, registered within the Environment 

Agencyôs Water and Environmental Management Framework 

and key advisors to OCC and SODC;  

¶ Biodiversity and ecology  ï Thames Valley Environmental 

Record s Centre (TVERC) 4 ï an organisation providing 

information on wildlife and geological sites including Habitats 

of Principal Importance and Conservation Target Areas.  

In addition, planning experts have provided detailed advice and 

validation as part of the p re - submission consultation process. 

AECOM5 (an international planning and engineering consultancy) 

was selected by Locality 6 (a charitable organisation contracted to 

deliver the Department of Communities and Local Governmentós 

Neighbourhood Planning grant and support programme) to 

provide the Goring neighbourhood plan with expert support in 

two areas:  

¶ a Sustainability Appraisa l óhealth check ô as part of the 

pre -submission consultation process, to confirm that the 
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Plan is compl iant with the European Strategi c 

Environmental Directive 7;  

¶ an Evidence Base and Policy Review of the Plan to ensure 

that proportionate, robust evidence su pports the choices 

made by the Plan.  

This document is the made  version of the Plan.  

The preparation of the plan was supported by :  

¶ a Sustainability Appraisal demonstrating that the 

principles of sustainable development are embedded in 

the Plan and that it has considered all aspects of 

economic, social and environmental sustainability ;  

¶ a Basic Conditions Statement setting out how the Plan 

meets legal tests and conditions and has regard to 

national policies, contributes to the achievement of 

sustainable deve lopment, and is in general conformity to 

the SODC Local Plan ;  and  

¶ A Consultation Statement explaining how enga gement 

with the community and others has shaped the Plan, 

including a summary of all the statutory and non -

statutory consultation that has taken place.  

 

 

 

 

1.5  How do I find my way around the Plan?  

The Plan falls into four sections which are colour coded:  

 

The first section includes this chapter and  a brief 

summary of Goring in Chapter 2 . This is followed in 

Chapter 3 by a  summary of the statutory con text, 

strategic issues and spatial options that the Plan 

considered, and the spatial strategy . A summary of how 

the Plan was developed is in Chapter 4.  

 

Chapter  5 explains how the Plan identifies Goringôs 

housing needs and reconciles these with SODCôs 

hou sing requirements for the District. It considers how 

many and what type of dwellings are needed.  

All the sites offered for development ,  the four preferred 

sites to be allocated for new housing , and the reserve 

site are introduced in Chapter 6. Here you can  find out 

how the sites were assessed, how four were selected 

and why these are the right choices for Goring. Each site 

is expected to meet the stringent requirements of 

development within an AONB and also meet the detailed 

mitigation measures proposed to reduce any impact on 

neighbouring properties.   
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This section addresses other Plan Objectives and how 

the Policies and Actions will help to achieve them.  

In Chapter 7 the Plan explains how landscape and 

biodiversity, two of Goringôs most precious assets, will 

be protected, while Chapter 8 considers how the impact 

of development on the environment will be managed.  

Building design is an important aspect of new 

development, making sure that it fits in with both the 

existing built area and the AONBs. Read abou t this in 

Chapter 9.  

Other important aspects of life in Goring are covered in 

Chapters 10 to 13, including her itage and conservation, 

social infrastructure, traffic and parking, and the local 

economy .  

 

 

The third part looks beyond the Plan and is heade d in grey. It  

 

Finally, Appendices include a glossary, a table  of objectives, 

policies and actions discussed in the main body, the site 

boundaries and references.  

Four key terms are used throughout the Plan.  

Vision: A broad statement describing what Gori ng will be like 

in 2033.  

 

Objective:  Objectives address the issues raised during 

consultation and help to define the Planôs vision. 

 

Policy:  Policies help to deliver the Planôs objectives. They 

relate to land use and will be used to give clarity on what i s 

expected from a development proposal. They ensure the 

impact of development is anticipated and planned for and they 

are used by planners wh en determining planning applications.  

 

Action:  Proposals and projects which do not have a land use 

expression, but  are important to the community and will 

contribute to delivering the Planôs objectives and the vision. 

 

A table of all Objectives, Policies and Actions is included in 

Appendix 1.  

The final section looks to the future,  including actions 

and strategic projects and the monitoring framework.  
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1.6  Why is this a good Plan for Goring?  

1.  The result of the site selection proce ss matches the 

important feedback that has been received from residents.  

2.  It avoids large sites with massive concentrations of new 

dwellings :  

a.  It protects and maintains the character, tranquillity and 

beauty of the environment of Goring.  

b.  It restricts damage to the AONBs, protecting the area 

surrounding the village from obtrusive and unacceptable 

damage.  

c.  It avoids building houses on any land in Flood Zones 2 

and 3 (see Glossary).  

d.  The impact of the proposed allocations on the village 

infrastruc ture, traffic, me dical practice and school is 

within the current  capacity of these village facilities and 

amenities.  

e.  It protects biodiversity, an important feature of Goringôs 

environment.  

f.  The proposed strategic projects and associated CIL 

funding will be used to help impr ove traffic and parking 

in the village, to help  rejuvenate the village centre and 

to fully progress  the options for the school.  

3.  It meets the housing need with appropriate site allocations 

and improves the housing mix, providing more smalle r 

dwellings for y oung families and for other  people wishing to 

downsize.  

4.  It provides a significant increase in affordable housing, 

supporting people with local connections who have not 

previously been able to live in the village.  

5.  The Plan was endorsed by t he local communit y at 

referendum and has subsequently become part of the local  

planning framework and help to protect the village from 

unsuitable, speculative development.   
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2.  Goring :  the village, community and 

environment  

This chapter descr ibes the qualities of Goring that make it unique 

and valued by its resident s and visitors, and how it can continue 

to be a beautiful, friendly, open, vibrant and energetic village 

community that is able to evolve and develop for the benef it of 

the people w ho live and work in it.   

 

Figure 9 Annual Lock Tea and band concert  

2.1  Topography  

The Goring Gap is a well - known geological feature where the 

river Thames  passes between two sets of chalk hills, the 

Berkshire Downs to the west and th e Chiltern Hills to the east. 

The village of Goring sits in the valley alongside the Thames on 

the Oxfordshire bank of the river, facing the village of Streatley 

in West Berkshi re to which it is linked by an attractive road and 

pedestrian bridge. The villa ge is within and totally surrounded by 

the Chilterns AONB and it faces, and is overlooked by, the North 

Wessex Downs AONB.  

The picturesque setting by the river with boat moorin gs,  two 

locks and weirs , together with the fact that both the Ridgeway 

and the Thames Path national trails pass through the village, 

make Goring not just a desirable home for its residents but also 

an attractive destination for walkers, cyclists and touris ts.   

2.2  The evolution of the village  

Human origins in Goring parish can be traced back to Palaeolithic 

times and archaeological evidence from Gatehampton shows 

intermittent activity throughout the prehistoric period. A Bronze 

Age cemetery and Iron Age finds p recede a significant Roman 

settlement with a high -status villa, excavated by vo lunteers since 

1993. This site continues to yield important detail.  

In 1086 the Domesday Book shows that the focus of settlement 

had moved to the present site of Goring village,  possibly due to 

the founding of a church, followed later by an Augustine prior y.  

Growth was slow until the arrival of the Great Western Railway in 

1840 which transformed a rural hamlet into the substantial 

village that it is now. Modest houses were constr ucted for rail 

and agricultural workers. Businessmen, now easily able to reach 

London, Reading and Oxford, built large red -brick mansions, 

many of which survive today.  
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The 1881 Census shows 1 ,027 residents holding a wide range of 

jobs, with agricultural w ork remaining dominant. The economy 

continued to diversify, with boat -builders,  a brewery and gas 

works providing employment for a largely local workforce. During 

the twentieth century these industries became uneconomic and 

disappeared. Local employment is  now mostly small scale and 

largely in the care, hospitality and service sector  and the retail 

trade. There is a high level of home -working. The majority of 

employed residents now commute by train or road to one of the 

major accessible urban centres.  

You c an read more detail on Goring's heritage in Chapter 10.  

2.3  Demography  

At the Censu s in 2011 the population of Goring was 3,187. 8 

Assuming it has grown since then in line with the national 

average of 2.2%, the population at the time of this report is 

estimated  to be over 3,250.  

The 2011 Census recorded 1,491 dwellings, concentrated in 

Goring itself, in Cleeve to the north and in Gatehampton to the 

south.  

About one in three of these are occupied by retired or semi -

retired people, many of whom brought their young families to 

Goring during the 1960s and 1970s to occupy major, new 

housing de velopments. The 2011 census shows that 31.7% of 

Goring residents were aged 65 or over, the highest percentage in 

South Oxfordshire and almost double the national average.  

In  contrast, in 2011 there were 525 young people aged 0 to 15, 

which, at 16.5% is bel ow the SODC rate of 19.2% and the rate 

for England of 18.9%. The evolving age profile has an important 

bearing on the character of the village and its economy and 

obviously has implications for the medical practice and for the 

school.  

2.4  Architecture  

Among th e buildings that add to Goringôs beauty are the historic 

parish church, the half - timbered properties in and near the High 

Street and the large Victorian and Edwardian mansio n houses 

that survive in spacious grounds. These areas, along with the 

village cent re, form a Conservation Area as does the hamlet of 

Gatehampton.  

Housing developments in the 1960s and 1970s were mainly to 

the east of the railway where some 60% of residen ts now live.  

With this expansion, Goring acquired an additional role as a 

commuter  village, attracting younger business and professional 

people working in London and in the growing office and 

commercial parks and science campuses surrounding Oxford, 

Readi ng and other industrial centres.  

2.5  Village life  

The blend of river and countryside co mbined with a good mix of 

housing helps make Goring a desirable place in which to live and 

work but, more than this, Goring is a diverse and dynamic 

community. There are ove r 100 clubs and societies active in the 

village. It is generously endowed with open  spaces. Three 

recreation grounds provide facilities for football, cricket, tennis 

and bowls and playgrounds for younger children. Teams of all 
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ages take part in local leagu es and tournaments. The river 

provides a base for both a sailing club and a rowing club.  

Groups bring together people with interests in gardening, 

theatre, fine arts, wine, literature, local history and more. A 

monthly jazz club attracts national and inte rnational musicians to 

the village; local folk and pop musicians also perform regul arly 

and classical recitals take place. The Goring and Streatley 

Concert Band performs at indoor and outdoor events . T he Gap 

Festival  and the historic Regatta, held biennially, attract 

attendance s of thousands .  

 

 

A lunch club on two days a week gives su pport to the older 

members of the community. Many residents are members of the 

Social Club where they can meet over a drink, play snooker or 

listen to live entertainment. Meeting rooms in the Village Hall, St 

Thomas Church Canterbury Room, the Free Church Hall, the 

Community Centre and Storton Lodge Scout Centre provid e 

space for a number of pursuits: badminton, Scottish dancing, 

Pilates, fitness classes and bridge. Health and wellbeing is 

maintained through a varied programme of Health Walks which 

take pla ce on several days a week. The three churches have 

active congre gations which undertake social programmes for 

different age and social groups in the village. At Christmas 

hundreds of people from Goring and Streatley and surrounding 

areas come together for a torchlight procession and open -air 

carol singing. The sense of  community is very strong.  

In preparing the Plan it was important, given the special 

character, variety and richness of the village, to know how the 

residents perceive their village and how th ey see it evolving. At 

the village hall consultation on 5 March 2016 residents were 

asked to consider and rank four draft vision statements for 

Goring. The top three of these were then put to a vote of the 

whole village as part of the Site Priorities Surve y which closed on 

10 April 2016. Most votes were in favour of th is vision 

statement: 9 

 

VISION: Goring must continue to be a friendly, open, vibrant 

and energetic village community that is able to evolve and 

develop whilst ensuring its beauty is maintained a nd enhanced 

in all areas for the benefit of the people who live and work in 

it.  Figure 10  Band concert at annual Lock Tea  
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3.  Statutory context, strategic issues 

and spatial strategy  

3.1  Statutory context  

Areas of Outstanding 

Natural Beauty (AONBs) 

are designated by the 

government for the 

purpose of ensuring that 

the special qualities of 

Englandôs finest 

landscapes are 

conserved and 

enhanced. In terms of 

planning policy, AONBs 

have the same status as 

Nation al Parks. Their legal framework is provided by the statute, 

th e Countryside and Rights of Way Act 2000, which places a duty 

on relevant authorities to  ñhave regard to the purpose of 

conserving and enhancing the natural beauty of the area of 

outstanding nat ural beautyò in exercising or performing any 

functions in rela tion to, or so as to affect, land in an AONBò.  

To quote from the NPPF: 

ñParagraph 115: Great weight should be given to conserving 

landscape and scenic beauty in National Parks, the Broads and 

AONBs, which have the highest status of protection in relation t o 

landscape and scenic beauty. The conservation of wildlife and 

cultural heritage are important considerations in all these areas 

and should be given great weight in National Parks and the 

Broad s.  

Paragraph 116: Planning permission should be refused for ma jor 

developments in these designated areas except in exceptional 

circumstances and where it can be demonstrated they are in the 

public interest. Consideration of such applications should include  

an assessment of:  

¶ the need for the development, including in terms of any 

national considerations, and the impact of permitting it, 

or refusing it, upon the local economy;  

¶ the cost of, and scope for, developing elsewhere outside 

the designated area, or me eting the need for it in some 

other way; and  

¶ any detrimental e ffect on the environment, the landscape 

and recreational opportunities, and the extent to which 

that could be moderated. ò 

In addition to the clear guidance in the NPPF, there are many 

important sources of statutory policies to protect and conserve 

the AONB  setting of Goring and its Conservation Areas. These 

are summarised in the Plan Sustainability Appraisal Statement 

and include the Chilterns AONB Management Plan, North Wessex 

Downs AONB Managem ent Plan, the South Oxfordshire Core 

Strategy 2027 Development  Plan Document , and the SODC 

emerging Local Plan 2033.  

The surroundings of AONBs are important to their landscape 

character and quality. Proposals that affect views into and out of 

an AONB need  to be carefully assessed to ensure that they  

conserve and, if  possible, enhance its natural beauty and 

landscape character.   

Figure 11  Brunelôs rail viaduct at 

Gatehampton  
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3.2  Strategic issues  

This section sets out the principal strategic issues addressed 

within the Plan process, the main options considered, and the 

conclusions reached. These issues are covered in g reater detail in 

the Sustainability Appraisal. In addressing these issues, the Plan 

sought always to apply a planning - led and pragmatic approach, 

founded on the principles of sustainable  development and taking 

account of the communityôs preferences as expressed through 

numerous consultations .  

Issue 1: How should the Plan balance the need to protect 

the AONB with the requirement for housing development?  

¶ Given Goringôs position in the AONB, it could be argued 

that no development is possible, save for continu ed infill 

and/or carefully controlled re -development of brownfield 

sites;  

¶ However, this would conflict with SODCôs housing need. 

A plan that adopted this approach would fail the basic 

condition. National planning policy states that 

neighbourhood plans shou ld support the strategic 

development needs set out in the Local Plan, plan 

positively to support local development and should not 

promote less development than set out in the Local Plan 

or undermine its strategic policies . 

The neighbourhood plan is require d to take a balanced view 

which supports the strategic priorities of the local plan and does 

not promote less development than set out in the local plan while 

giving great weight to conserving the landscape and scenic 

beaut y of the AONB, and in the case of  Goring to steering 

development away from areas of flood risk. The most appropriate 

option is to identify every proposed site where the harm caused 

by development was or could be mitigated sufficiently to fall 

below an acce ptable threshold. Expert analysis  was 

commissioned to underpin this conclusion.  

 

Issue 2: How should the Plan balance the need for 

development against the requirements to minimise flood 

risk and to protect the AONB when those demands appear 

to conflict?  

¶ The Plan balances the need for deve lopment by ensuring 

compliance with the National Planning Policy Framework 

(NPPF) policies on both protection of the AONB and 

protection against flood risks.  

¶ The Plan has only allocated sites where, with mitigation, 

develop ment both  falls below the thresho ld of acceptable 

harm to the AONB and  can be carried out in such a way 

as to be appropriately flood resilient and resistant, safe 

for its residents throughout the developmentôs lifetime. 

The most appropriate option is to in clude all suitable sites, 

includi ng those in the AONB or with flood risk, where it can be 

demonstrated that mitigation will limit the harm and risk to 

acceptable levels.  

  



 

 

3. Statutory context, strategic issues and spatial strategy  

2.   

23  
Goring -on-Thames Neighbourhood Plan  

Plan Made ï July 2019  

Issue 3: Is the existing infrastructure of Goring adequate 

to meet the needs of the community in the light of the 

pro posed development?  

¶ Goring is, in many respects, a community which scores 

well in sustainability terms. It benefits from a railway 

station, a primary school , a  medical practice, shops and 

a thriving community.  

¶ Any additiona l housing in Goring is going to p lace 

additional pressure on the village infrastructure.  

¶ The number of new dwellings proposed by the Plan will 

have a relatively modest impact provided that sites are 

selected carefully, and that mitigation is thoroughly 

considered.  

The most appropriate op tion is to accept the modest growth in 

the Plan and to manage the consequences through the policies in 

the Plan to ensure that the needs of the community can be met 

by the existing infrastructure.  

 

Issue 4: Should the Plan  be delayed until a long - term 

sol ution for the school is resolved?  

¶ The issues facing the community with respect to the 

school are outlined in Chapter 11. There is a view held 

by some developers and residents in the village that the 

Plan should be delayed u ntil a solution has been 

identifi ed that has the support of all parties including the 

responsible authorities (OCC, SODC, GPC and Diocese).  

¶ The Plan was initiated by GPC to give the village more 

control over its future, to protect it against extensive 

and unwanted development, urban spraw l and further 

uncontrolled pressure on its community facilities and 

infrastructure.  

¶ There is a high risk for Goring that new planning 

applications will be submitted before a Plan is made. The 

sooner the Plan is accepted, t he sooner Goring will have 

more c ontrol over its own destiny.  

¶ Proceeding with the Plan to the current timescales will 

not have an adverse impact on the resolution of the 

issues facing the school.  

¶ The Plan supports a full and professional evaluation of 

th ese issues and has nominated it a s a Strategic Project.  

The most appropriate option is to expedite the Plan and to 

evaluate the options for the school in parallel, but to progress 

any proposals outside of this current iteration of the Plan.  
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Issue 5: How  should the Plan balance the requ irement to 

sustain and enhance biodiversity against the requirement 

to provide housing for local/SODC need?  

¶ Goring Parish is rich in biodiversity. It is a very green and 

special landscape and has numerous protected and 

spec ial wildlife areas. There are few  brownfield sites 

within the built area of Goring and nearly all development 

will have to be on the periphery of the village and in the 

countryside. Without careful planning, biodiversity will be 

damaged.  

¶ With thorough cons ideration during the planning 

app lication phase, the adverse impact on biodiversity can 

be limited or there can potentially be a positive impact.  

¶ The Plan will define site -specific requirements for each 

proposed development site to optimise the impact on 

biodiversity.  

The most appropriate  option is to ensure that each allocated site 

has detailed site -specific requirements that protect or increase 

biodiversity.  

 

Issue 6: How should the Plan satisfy the requirement for 

smaller, lower - cost market houses, and affordable houses 

in Goring?  

¶ Hous es in Goring are expensive compared to the 

Oxfordshire and the national average.  

¶ Goring has a higher relative proportion of older people 

and there is a need for additional small properties (1, 2 

and 3  bedroom) to support people wishing to downsize.  

¶ There is also a need for smaller homes that are 

affordable for the younger generation and first - time 

buyers.  

¶ Widening choice and flexibility in the general mix of 

housing will future -proof the housing stock for futur e 

generations.  

¶ The Goring Neighbourhood Plan Housing Needs survey  

2016 , plus the Parish 2004 and 2011 affordable housing 

need reports indicate that Goring is most likely to need 

between 30 and 40 affordable houses over the Plan 

period.  

The most appropriat e option is to support SODCôs policy on 

affor dable and low -cost housing and to ensure that new homes in 

Goring will have  mainly 1, 2 or 3  bedroom s.  
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Issue 7: Are there large sites or clusters of sites in Goring 

that collectively may provide a better alter native and 

change the proposed allocation?  

¶ Only 7% of residents would prefer all new houses to be 

placed on one large site. In principle, this could be either 

a single site or a closely connected cluster of sites. The 

overwhelming preference of residents ( over 90%) is that 

new sites should be small o r medium in size and 

distributed around the village.  

¶ There is no single site or cluster of sites that would meet 

the housing need and be a better solution than the four 

distributed sites option outlined in the Plan10 .  

The most appropriate option is for hom es to be built on small 

and medium -sized  sites distributed around the village.  

  

Issue 8: Should the Plan identify sites suitable for 

commercial businesses or mixed - use development to 

improve the economic susta inability of the village?  

¶ There are no large employers in Goring and the village is 

constrained by its location and the local road network.  

¶ The number of Goring residents who either work or are 

based from home is significantly higher than the SODC 

average .  

¶ There is no additional land available in t he built area of 

the village for new commercial premises. There is limited 

opportunity to develop significant new businesses in 

Goring through the policies of this Plan. The main 

opportunity appears to be for sm all businesses in the 

retail, hospitality and  tourism sectors.  

¶ There is a limited supply of suitable land for 

development in Goring and this is required to support 

new housing.  

¶ Redevelopment of the High Street Arcade area with 

mixed use accommodation remai ns the best opportunity 

to improve the econom ic sustainability of the village 

centre.  

 

The most appropriate option is for four allocated development 

sites to be used for new homes with additional land held in 

reserve if these cannot provide approximately 94 new dwellings . 
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Issue 9: Should the Plan support an increased density of 

housing to enable additional development in Goring?  

¶ SODCôs current  policy says a minimum density of 25 

dwellings per hectare (net) will be required unless this 

would have an adve rse effect on the character of the 

area. SODCôs emerging Local Plan 2033 policy requires 

ñthe efficient use of land, with densities of at least 30 

dwellings per hectare ò but also states that this should 

take local circumstances into account, including acce ss 

to local services and facilities and local character.  

¶ All new development in Goring will be in the AONB and 

typically on the edge of the village. The village also has 

areas at risk of flooding. Housing density needs to be 

appropriate.  

¶ The four sites nominated in the Plan are in different 

areas of the village. Each of these sites has distinctly 

different characteristics and can support different 

housing densities.  

The most appropriate option is that any new housing 

development in Goring  must be of a density to fit in with the 

character of the surro unding area while recognising the need for 

efficient use of land.  

 

Issue 10: How should the Plan balance the need for 

housing development against the requirements to 

conserve and enhance the historic environment ? 

¶ The Plan balances the need for developmen t with 

conserving and enhancing the historic environment of 

Goring and Gatehampton by ensuring compliance with 

the NPPF.  

¶ Heritage assets, such as the rich archaeological 

resource, and the histo rical built environment of the 

village, are irreplaceable and h elp to define an ancient 

parish such as Goring. These assets are enjoyed by, and 

in the safe keeping of, the local community but they are 

also of significance at a district and national level. There 

is a local responsibility to value and to care for these 

assets, both for the sake of the community and for 

others outside it.  

¶ The NPPF requires great weight to be given to the 

assetôs conservation when considering the impact of a 

proposed developmen t on the significance of a 

designated heritage asset, with the more important the 

asset, the greater that weight should be.  

¶ Development must take account of both designated and 

non -designated assets. The Plan has only allocated sites 

where, with mitigation , development will not cause harm 

to the historic environment.  

The most appropriate option is to adopt a strategic policy that 

will protect the historic environment, safeguarding assets that 

help to establish the distinctive character of Goring parish at 

local level, but which also align with requirements of the local  

plan and the NPPF.   
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3.3  Spatial strategy and options  

Since the middle of the 

last century, 

development has been 

predominantly to the 

north east of the village 

centre, engulfing older 

properties and, in the 

process, absorbing the 

hamlet of Cleeve.  

Due to the  higher 

housing density in newer 

areas, the population 

epicentre of Goring has 

shifted from the village commerc ial centre in which most of the 

services are located, to the east of the railway line where 60% of 

residents now live. There has been some uncont rolled ribbon 

development along Wallingford Road and Gatehampton Road, 

extending into the green gaps between Go ring and both South 

Stoke and Gatehampton.  

Without a coherent spatial strategy, development is likely to 

happen in an uncontrolled way, extending  the built -up area even 

further, encroaching into the AONB, closing the green gaps and 

distancing new residents  from the services they need.  

The opportunity for further development is physically constrained 

by the river Thames  to the west and environmental ly constrained 

by the AONB to the north, south and east.  

Housing development can either be focused in one area or 

distributed around the village in some way.  Conceptually there 

are five possible areas for housing development in Goring and 

these are shown i n the map below.    

 

Figure 13  Five potential development areas  

Of the 14 sites availa ble to the Plan, one is in the centre of the 

village and the others are on the periphery, distributed across 

areas A, B,  C, D and E.  

Figure 12  Village  development through the 
ages  
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Focusing al l development in any one of these areas presents a 

number of problems.  

¶ Spatial a reas A, B, C, D and  E are all in the AONB and 

large -scale development would have a major adverse 

impact on both the landscape and visual amenity in the 

areas immediately around  the site and on long distance 

views.  

¶ Residents of the village have a strong preference against 

a single large site or area. Over 90% of survey 

respondents preferred development sites to be small or 

medium in size and distributed around the village .  

¶ Spati al a rea A is next to the river and contains flood 

zones that limit the developable area.  

¶ Spatial a reas A, B and E would have a major impact on 

the green gaps  between Goring and both  South Stoke and 

Gatehampton . A long with  spatial  areas C and D  this  would 

extend the village boundary even further from the centre.  

¶ There is no ob vious village boundary that could be applied 

to better manage the growth of the village while retaining 

the flexibility to meet future housing need.  

The Plan has concluded that the most  reasonable spatial option is 

for small to medium sites, either brownfi eld or on the periphery 

and contiguous with the edge of the village, which can be 

mitigated to provide a gradual and pleasing transition to the 

open countryside. This highlights the bal ance that needs to be 

achieved between making ever more efficient use o f land to meet 

housing need whilst protecting Goringôs special landscape.  

On the periphery of the village, existing housing densities are 

low, between approximately 5 and 10 dwellings per hectare. The 

majority of such houses, of all sizes, and in all area s, have large 

gardens and provide a pleasant transition to the AONB and 

surrounding countryside.  

In the newer developments in the urban centre of the village, 

housing densities are high er, ranging from 25 dwellings per 

hectare to greater than 30.  

SODCôs em erging Local Plan 2033 policy DES8 requires óthe 

efficient use of land, with densities of at least 30 dwellings per 

hectare, taking account of local circumstances including access to 

local services and facilities and local characterô.  

A recent planning ap peal in Goring ruled that a lower density of 

development will be required to retain the townscape and 

landscape character at the periphery of the village. The 

Kirkham/Terra Firma 11  2014 landscape report concluded that a 

lower density may be necessary to avo id urbanising the soft 

edge of Goring.  

The approach adopted by the Plan is to support higher housing 

densities on brownfield sites within the built form of the village, 

at a density gre ater than 30 dwellings per hectare. The Plan will 

support lower densiti es on the periphery of the village, although 

again somewhat higher than in the neighbouring areas, with, as 

described before, suitable mitigation defined in site -specific 

requirements.  

The spatial strategy adopted by the Plan is one of small to 

medium sites, either brownfield or on the periphery and 

contiguous with the edge of the village, together with housing 

densities that are higher in the urban centre and lower on the 

periphery. Thi s will optimise the efficient use of land, protect 

against urban sprawl, protect the AONBs and ensure a gradual 

tran sition to the open countryside.
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4.  The process  

 

4.1  Gain agreement and establish committee  

The decision to prepare a neighbourhood plan was taken by 

Goring -on -Thames Parish Council (GPC) at a public meeting on 

22 May 2015. From the outset, it was deemed that the  Plan must 

derive its vision, objectives, policies and authority from the local 

community. Residents, local businesses and services should b e 

kept informed and given every opportunity to influence the 

content of the Plan.  

4.2  Define Neighbourhood Plan area and  

submit area application  

The Goring Neighbourhood Plan area was defined and a formal 

application for designation was made by GPC on 15 Septe mber 

2015 to SODC, the local planning authority. The Plan area 

(below) was agreed on 20 November 2015 and consists o f the 

area covered by the Parish.  

 The Plan process is underpinned by these principles:  

¶ an open, transparent, evidence -based procedure aimin g to 

deal fairly and equally with all parties and views;  

¶ extensive engagement and consultation with residents, 

busin esses, landowners/developers and other stakeholders;  

¶ an objective process of site selection 12 , based on Objectives, 

Criteria and Measures 13  th at reflect the obligations of the 

Plan and the residentsô priorities14 ;  

¶ clearly documented, communicated and publishe d outcomes;  

¶ meeting International, National and Local obligations and 

policies (INLO)  ï See Sustainability Appraisal . 

Plan Made - July 2019

The community referendum

Independent examination of the Plan

Submit the Plan to SODC, Consultation

Finalise Plan, SA, Consultation Statement and Basic 
Conditions Statement

Review comments

Regulation 14 consultation

Produce draft Plan, and Sustainability Appraisal (SA)

Gather evidence and consult

Mobilisation Consultation Gather evidence Site selection

Define Neighbourhood Plan area and submit area 
application

Gain agreement and establish Neighbourhood Plan 
committee
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4.3  Gather evidence and consult  

Over 40 residents contributed to the development of the Plan 

and a number of  workgroups were formed, including Living in the 

Village, Housing Need, Sustainability, Site Identification and Site 

Selection Priorities.  

Evidence collection and consulta tion included:  

¶ four major consultation events in Goring Village Hall, each 

attended by over 300 people;  

¶ approximately 1400 village -wide surveys covering 

Housing Needs  and Living in the Village issues were 

distributed to every household ;  

¶ approximately 2800  Site Selection Priorit y surveys were 

distributed to every person on the electoral re gister ;  

¶ a paper and electronic survey seeking feedback from 

neighbours  of the interim sites on potential mitigation;  

¶ surveys covering businesses, clubs and societies;  

¶ regul ar informal meetings and open - to -public meetings of 

the Steering Group;  

¶ updates at monthly GPC meetings and in the Goring Gap 

News ; and  

¶ meetings with landowners, developers, School Governors, 

the Medical Practice, SODC, OCC and others.  

¶ Expert  advice  coveri ng  

o Infrastructure  

o Landscape and visual impact;  

o Flood risk assessment ;  

o Biodiversity and ecology ;  

o Planning . 

Evidence collected and feedback received were both used to help 

develop the Plan policies.
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4.4  Producing the Plan and Sustainability Appraisal  

The diagr am  right , 

illustrates  the process 

followed to produce 

the Plan and 

Sustainability 

Appraisal.  

It demonstrates a 

comprehensive and 

integrated approach , 

which w as carried out 

by volunteers in a 

structured, 

transparent , iterative 

and integrated process 

with co nsultation , 

transparency  and 

sustainability at its 

heart.  

Further explanation of 

the process is included 

in the Sustainability 

Appraisal . 

 

Figure 14  How the Plan was developed  
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4.5  Regulation 14 consultation  

The regulation 14 consultation ran from 31 October 2017 to 13 

December 2017. Notificatio n was posted on the GPC 

noticeboards, email or paper notices were sent to statutory 

consultees , other consultees suggested by SODC, and the council 

distribution email list. A four -page summary of the Plan was 

distributed to all households and businesses in  the parish. 

Posters were put up around the village in numero us places 

notifying that the consultation had started and advising the 

dates, time and location of the following consultation drop - in 

events.   

¶ The overall plan ;  

o Community Centre, 25 November ;  

o Bel lême  Room, 1 December ;   

¶ For neighbours of allocated sites ;  

o GNP2, 21 November, Canterbury Room ;  

o GNP10, 22 November, Canterbury Room ;  

o GNP6, 25 November, Community Centre ;  

o GNP3, 2 December, Canterbury Room . 

The same material was presented at each event. In ad dition, the 

relevant developer attended at each site -specific  event, showing 

plans of the proposed development and responding to questions 

and comments  

Printed copies of the Plan and Sustainability Appraisal were 

available in the public library and the Pa rish Council offices. They 

could also be downloaded from the website.  A four -page  

summary leaflet was delivered to every household in Goring and 

copies left in the library, café s, shops and pubs.  

Comments could be made in writing to the Parish Council offi ces 

or in a collection box in the village library, by email t o 

info@goringplan.co.uk  and by an electronic form on the web site.  

Comments were received from 15 8 people or organisations.  

4.6  Review of comments  and rev ision of the 

Plan 

Following closure of the consultation the comments were 

archived and analysed.  The following stages were followed:  

¶ Extraction and review of comments by topic, identificaion 

of unique issues, consideration of unique issues;  

¶ Revision of the  Plan, as appropriate;  

¶ Revision of the Sustainability Appraisal, as appropriate, 

and validation by AECOM;  

¶ Production of a Basic Conditions Statement .  

¶ Production of a Consultation statement .  

¶ Review and approval of the Plan by Goring Parish Council.  

 

mailto:info@goringplan.co.uk
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5.  Meetin g Goringôs housing need  

This chapter outlines Goringôs housing need and how the Plan will 

meet that need. It includes statements or policies regarding the 

number of houses to be built in Goring, the type and mix of 

houses  and  the level of affordable housin g.  

VISION: Goring will have a broader range and quantity of 

housing that better  meets the needs of both current and future 

residents and is fully integrated into the community.  

Meeting the housing need cannot be considered in the narrow 

context of housing  need only for existing residents of Goring. The 

Plan is obliged to consider the wider housing need of the district 

in which it is located ï South Oxfordshire. In particular it is 

obliged to take into account the most up - to -date housing needs 

evidence and to seek to meet the housing target allocated to it 

by its local authority ï SODC. 

Following the adoption of SODCôs Core Strategy 2012 Goring was 

asked to develop 105 new dwellings on allocated sites by 2027. 

This was the allocation that was accepted by the  Parish Cou ncil 

when the Plan was initiated.  

SODC is required to have a five -year land supply, which it did not 

have.  Without a five -year land supply , speculative planning 

applications in the AONB are likely to succeed at appeal, even if 

rejected by SODC in the first instance.  

SODC has been developing a new plan , to 2033  to address this 

issue. The emerging Local Plan, which is based on the most up -

to -date housing needs evidence, sets a new target for Goring of 

140 dwellings  by allocation of sites , which i ncludes both local and 

wider needs.  At the same time,  it  recognises that some villages 

may not be able to deliver the allocated target because of 

constr aints such as AONB and flood ris k, or for that matter, that 

some villages may wish to deliver more dwell ings than is 

required by their housing need or by the emerging Local Plan.  

For many reasons Goring is a sustainable, attractive and sought -

after locati on for future development. While its location in the 

AONB and proximity to the river Thames does place s tatutory 

and physical constraints on development, these constraints do 

not  however  prevent  all  development in the AONB .   

The neighbourhood plan is requ ired to take a balanced view 

which supports the strategic priorities of the local plan and does 

not prom ote less development than set out in the local plan , 

while at the same time giving great weight to conserving the 

landscape and scenic beauty of the AON B, and in the case of 

Goring , steering development away from areas of flood risk.  

The Plan is therefore  obliged to determine which of the sites 

proposed to it can be suitable, with mitigation, for development 

even though all of Goring is in the AONB and c ontains flood 

zones 2 and 3 in some areas of the village closer to the river.  

In m eeting the allocation target the Plan will contribute to 

adjusting the housing mix to better align with the needs of the 

young people, downsizers and lower - income groups who find it 

difficult to buy a property in the village.  
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The overall housing need objective for this Plan i s therefore:  

 Meeting housing n eed  

Taking into account historical development trends in Goring, 

land availability and infrastructure and polic y constraints, 

international, national and local policies and regulations, the 

optimum number and range of new hous ing for Goring will be 

delivered to help meet overall demand, to better align with 

changing demographics and to targe t development  at the typ e 

of dwellings under - represented in the current housing mix . 

 

The approach adopted has been :  

¶ to review the sources  of housing supply and in particular, 

to  analyse the planned growth that has historically taken 

place to understand its likely impact in the future ;   

¶ to understand the current housing mix and the needs of 

the Goring residents to better shape the housing mi x 

required for allocated sites ;   

¶ to dete rmine all suitable and available sites, allocating as 

many of these  as are necessary to meet the housing 

target.  

5.1  Sources of housing growth in Goring  

Potential sources of housing growth in Goring  are:  

¶ Planned growth :  

o allocations made by the Neighbourhood Plan;  

o allocations made directly by SODC as part of their 

planning process when the area does not have (or is 

not producing) a neighbourhood plan ;  

¶ Unplanned growth :  

o speculative planning applications by developers and 

landowners for new dwellings ;  

o infill ï the filling of a small gap in an otherwise built -

up frontage or on other sites within settlements 

where the site is closely surrounded by buildings ;  

o windfall  ï  sites which have not been specifically 

identified as ava ilable in the Local Plan process. They 

normally comprise previously developed sites, known 

as brownfield sites, that have unexpectedly become 

available.  
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5.1.2  Planned growth  

It is hoped that planned growth will be achieved by the allocation 

of four sites for d evelopment. The process of site selectio n 

reported in Chapter 6 identifies four sites on which development, 

when suitably mitigated by design and layout features, can take 

place without excessive impact on the AONB and is steered to 

areas of lowest flood r isk, is appropriately flood resilient an d 

resistant, safe for its users for the developmentôs lifetime, and 

will not increase flood risk overall. The site -specific requirements 

specify an approximate number of dwellings on each site, 

totalling 94  

 

 

5.1.3  Unplanned growth  

The Plan has carefully considered the historic infill and windfall 

rates over the past five years ï the period for which the data is 

avail able from the local planning authority, SODC . T he Plan also 

undertook its own exercise researching historic planning 

applications which closely aligns with the SODC data.  

The Plan determined that while there is an ap parent relatively 

high recent contributi on from sites not allocated as part of a local 

plan or neighbourhood plan these are a combination of infill and 

windfall.  Neither of these contribute to the , by allocation, 

housing target mentioned above. It is perti nent , however , to 

consider the types of dwellings that have been constructed on 

infill sites and the numbers of dwellings for their potential impact 

on the village infrastructure.  

5.1.3.1  Speculative development by developers  

There have been a number of such plann ing applications since 

2011  that are not  infill . Some have been approved, others have 

been rejected either at application or on appeal. In the absence 

of a neighbourhood plan, it is likely that more such applications 

would be submitted and , in the absence of a SODC five year  

housing supply, will be approved.  

If the village decides to leave development to chance SODC 

would allocate sites to meet their  determination of  housing need . 

 Number of  dwellings to be allocated  

New residenti al development in Goring will be focused on the four 

proposed housing allocations (GNP2, GNP3, GNP6 and GNP10), 

which, it is hoped, will deliver approximately 94 dwellings. Land will 

be held in reserve in accordance with Policy.10 to provide for this 

need if these sites cannot deliver it .  

Development proposals which reflect the scale and character of the 

village will be supported within the built -up area of Goring where 

they accord  with the policies of this Plan and the Development Plan 

for the district.  

Development of new houses outside the built -up area of Goring, or 

outside the sites identified in Goring site -specific Policies GNP2, 

GNP3, GNP6 and GNP10, will only be supported if they are necessary 

or suitable for  a countryside location and consistent w ith the policies 

of this Plan and the Development Plan for the district , or if Policy.10 

applies . 
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The neighbourhood plan was initiated to give the village greater 

say in whic h sites should be a llocated.  

5.1.3.2  Windfall  

There have been four examples since 2011 of sites that could be 

considered to be windfall sites.  

¶ Iceni Close ï this was all affordable housing. The National 

Planning Policy Framework specifically supports this type 

of  development in an AONB where a local need can be 

demonstrated.  

¶ Towse Court ï a brownfield redevelopment of Sheltered 

Accommodation with Extra Care apartments.  

¶ CDR House, Gatehampton Road ï a brownfield 

redevelopment, originally approved for conversion of 

offices to 10 flats, later amended to demolition and 

development of nine 2 or 3 bedroom, houses.  

¶ Conversion of first floor offices to one bedroom flats in 

Red Cross Road.  

However, windfall development rates cannot be forecast reliably 

over a longer period.  The site submission process undertaken by 

the Plan invited the submission of all available sites. It is 

therefore unlikely that any additional windfall sites will be 

available before the next iteration of the Plan.  

 

5.1.3.3  Infill  

In determining the allocation t argets SODC have already taken 

likely infill numbers into account. By definition, the Plan could not 

use infill numbers to meet its allocation target.  In addition to 

allocations, the Plan envisages that historic rates of infill will 

continue in future, wit h the requirement that  the scale of 

development is appropriate to the neighbouring area  and does 

not have an adverse impact on its character . The average infill 

rate over the period since 2011 is 3.7 net dwellings per annum.  

Typically, they have been large r detached properties.  

 Infill  

Proposals for dwellings on sites within the built -up area of Goring will 

be permitted provided that:  

¶ important open space of public, environmental or ecological 

value is not lost, nor an important public view harmed. In 

parti cular, the views that must be protected are the following:  

o between Goring and Gatehampton;  

o between Goring and South Stoke;  

o east of Goring above Fairfield Road;  

o north east of Goring between Icknield and Elvendon Roads;  

o within the river setting;  

¶ if the propo sal constitutes backland development, it would not 

create problems of privacy and access and would not extend the 

built limits of the village;  

¶ it does not conflict with other policies in the Goring Plan or Local 

development plan; and  

¶ the scale of developme nt is appropriate to the neighbouring area 

and does not have an adverse impact on its character . 
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5.2  Housing mix  

5.2.1  Current housing mix  

As the charts below demonstrate, the current market housing 

mix is heavily weighted  towards larger, detached  properties.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The mix is also heavily weighted to 4 or more bedrooms:  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 15  Goring Housing Need Survey  -  types of dwelling  

Figure 16  Census 2011 ï types of dwelling  

Figure 17  Goring Housing Need Survey Housing 
Mix ï number of bedrooms , % total  

Figure 18  Census 2011 ï number of bedrooms  
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5.2.2  Local h ousing market  

Housing in Goring is expensive by UK, the South  of England  and 

Oxfordshire standards , making it difficult for  young people and 

lower - income gro ups to buy a property in the village. In the 

course of 2016, only one property was sold (leasehold) for less 

than £200,00 0, or nearly 8 times the median national income.  

 

Figure 19  Market activity in Goring -  number of sales (Zoop la)  

 

Figure 20  Average house prices (Zoopla 2017)  

5.2.3  SHMA 2014 housing mix profile  

If the Oxfordshire Strategic Housing Marke t  Assessment (SHMA) 

model for estimating the housing mix needed in future 

developments is applied to the ap proximately 94 dwellings on 

the sites allocated in this Plan the following profile res ults . This 

very closely aligns with the profile resulting from the Planôs site -

specific  requirements.  

 

Figure 21  SHMA housing mix for future dev elopments applied to Goring , 

number dwellings  

The implications of these figures for the future balance of 

housing in the village are clear.  There is a need for housing that 

is lower in cost and smaller in size. Additional evidence to clarify 

this need is presented below.  
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5.2.4   Village priorities  

The Plan ôs Housing Need Survey asked villagers to rate the ir  

priority for different types of new dwellings. The figure below 

shows the types of dwelling that villagers rated óhighô priority. 

  

Figure 22  Village priorities for new dwellings  

5.2.5  Village intentions and reasons  

Analysis of the intentions of those Goring residents looking to 

move shows that there is an approximately equal split between 

upsizing, downsizing and moving for other reasons , s ee below .  

 

Figure 23  Intention of villagers intending to move house in next 5 years  

 

Figure 24  Reasons for moving house  
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5.2.6  Specialist housing  for the elderly  

Current provision in Goring of over 269 beds of all kinds indicates 

a specialist housing supp ly of about 493 b eds/1000 for the 75+ 

age group (who numbered 546 at Census 2011). This exceeds 

both SODCôs rate (132/1000) and the national rate (170/1000) 

and therefore also the needs of local elderly resident s, attracting 

others from outside the area 15 .  

In the area of extra care housing 16 , Oxfordshire County Council 

aims to provide 55 units per 1000 people aged 75 and over 17 . 

Goring already provides 73.3 units/1000, a number of which are 

occupied by people from o utside Goring as this is in excess of 

local n eeds.  

The Goring community could become even more unbalanced in 

age structure if this type of specialist housing development 

continues. Furthermore, recent evidence shows a significant 

increase in the number and  proportion of long - term social care 

clients who are supported at home, from 58% of clients in 2012 

to 71% in 2016 18 .  

This changing model of care could reduce the need for an  

increase in the number of specialist units. There is no evidence 

from our consulta tions to support the need for more care homes  

or for serviced accommodation for 55+ or 75+. Indeed, the wish 

to remain part of a mixed -age community has been voiced.  

Further, Oxfordshireôs SHMA states that: ñé. there may be an 

option to substitute some of the specialist provision with a mix of 

one an d two bedroomed housing aimed to attract óearly retiredô 

older people which could be designated as age specific or not. 

Such housing could be part of the general mix of one and two 

bedroom homes built to Lifetim e Homes standards in order to 

attract retired  older people looking to ódown sizeô but perhaps not 

wanting to live in specialist retirement  housing. ô 

By improving the general mix of housing, t he Plan aims to 

provide more opportunities for independent living  by widening 

housing choice and flexibility for this group who wish to downsize 

and to retain independence . 

5.2.7  Affordable housing need  

Although SODC has a policy that requires  40% of new housing to 

be assigned to affordable housing, the actual need is diffic ult to 

estimate. SODC no longer operates a process where individuals 

register for affordable properties in specific locations. As such it 

is not possible to identify a specific SODC affordable housing 

ówaiting list ô for Goring. The process now requires app licants to 

respond to advertised availability which may be located 

anywhere in the South Oxfordshire District. Suitably qualified 

Goring residents may therefore move away from the village to 

obtain affordable housin g.  

In the absence of SODC data , three sou rces of housing need 

data have been considered :  

5.2.7.1  Goring Neighbourhood Plan Housing Need Survey  

The Plan Housing N eed Survey (2016) indicated a range of 

affordable need of between 6 and 43 dwellings . The wide 

differen ce here depends on whether responses to a  direct 

question are taken into account or whether needs implied by  

answers to other questions are considered.  
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5.2.7.2  Historical Parish Council Housing Need Surveys  

In 2004 a Parish Housing Need  survey was undertaken that 

identified the need for 45 affordable dwe llings. The Rural Housing 

Enabler (RHE) carried out an update to the 2004 Housing Need  

Survey with the Parish Council in April and August of 2011.  

5.2.7.3  District Council Housing Register (May 2011)  

There was an anticipat ed need for the following mix of property  

(for applicants with a local connection) in Goring as shown by the 

District Council Housing Register  (DCHR)  (May 2011):  

1.  22 x 1 bed properties ;  

2.  4 x 2 bed properties ;  

3.  5 x 3 bed properties . 

The results of the differen t surveys are summarised below and 

averag ed to provide a rough indication of the different size of 

properties needed.  

 

When considering affordability in Goring, the DCHR study 

concluded as follows :  

¶ It is beyond the means of most first - time buyers and 

thos e with a low, average or single income to  purchase a 

home in Goring . 

¶ At the average prices of homes in Goring, it would not be 

possible for a household to purchase a property without a 

large deposit, some equity in an existing property or 

substantial incom e.  

¶ First - time buyers would generally stru ggle to meet any of 

the criteria necessary for obtaining their own home.  

¶ In some cases, shared ownership housing would be a 

suitable option, whilst in other instances affordable rented 

accommodation would be advisab le.  

In conclusion, there appears to have  been  a fairly static demand 

for affordable housing in Goring over the past 13 years or so.  

Combining the above indicates that the most likely need for 

affordable houses over the Plan period is for between 30 and 40  

and that these should predominantly have  1, 2 and 3 bedrooms.  

5.2.8  Self -build  

With the limited number and size of suitable sites for allocation 

and  taking into account the availability of small plots that have 

previously been used for both infill and self -bui ld, the Plan will 

not be allocating any s ites or proportion of sites for self -build.  
No bedroomsRHE 2004RHE 2011DCHR 2011Total Average Proportion

1 bed 30 18 22 70 61.9%

2 bed 10 15 4 29 25.7%

3 bed 4 3 5 12 10.6%

4 bed 1 1 2 1.8%
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5.3  Summary of overall housing need  

From the above analysis and from extensive consultation with 

residents, the following principles are supported:  

1.  Given that there is a large proportion of detached houses in 

Goring  and that these dominate market activity, there are 

adequate levels of large properties to meet demand.  

2.  There is a significant demand for properties that suit 

downsizing or young people. Given the relatively low  

proportion of small properties in Goring and  the high rate of 

turnover, the Plan should seek to increase the number of this 

type, including 1, 2 or 3 -bedroom properties.  

3.  There is a small but significant demand in the Plan housing 

need survey (8%) for prop erty for people who wish to live 

independentl y. It may be deduced that this corresponds to 

children wishing to move out from the family home but stay 

within Goring. Given the high cost of property the Plan 

supports a demand for affordable housing.  

4.  There is  a demand for properties suitable for older p eople 

and preferably built to accessible and adaptable dwelling 

standards (or built to Lifetime Homes Standards), within or 

close to the village centre.  

5.  The conclusion from the above analysis is that the Plan 

should seek to provide:  

a.  a significant proportio n of  1, 2 or 3 -bedroom units 

including low cost/affordable accommodation;  

b.  a limited number of smaller properties built to Part M (4) 

Category 2/Lifetime Homes Standards, 19  within or close 

to the village centre to suit mixed -age residents;  

c.  between 30 and 40 affordable dwellings.  

 Housing mix  

A mix of dwelling types and sizes to meet the needs of current and 

future households will be sought on all new residential developm ents.  

The Plan will support a signif icant proportion of 1, 2 or 3 -bedroom 

units including low cost/affordable accommodation and properties 

suitable for older people.  

¶ All affordable housing and at least 15% of market housing on 

sites of 11 dwellings or more should be designed to meet the 

sta ndards of Part M (4) category 2: accessible and adapta ble 

dwellings (or any replacement standards) 20 .  

¶ At least 5% of affordable housing dwellings should be designed 

to the standards of Part M (4) category 3: wheelchair accessible 

dwellings.  

¶ All affordable  housing and 1 and 2 bed market housing dwellings 

shou ld be designed to meet the Nationally Described Space 

Standards.  

 

 Housing for the elderly  

The Plan will support independent living for older people in mixed -age 

residential areas. Development of purpose -built housing for people 

aged 55+ and/or 75+ will be  supported only where it can be shown 

that existing specialist retirement provision in Gori ng has fallen below 

the proportions recommended by Oxfordshire County Council in the 

SHMA operating at the time; and does not have sufficient capacity to 

meet demand  from local residents.  
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 Affordable housing  

On all sites where there is a net gain of 6 or more dwellings, at least 

40% of affordable dwellings will be required, s ubject to the viability 

of this provision on each site.  

¶ In cases where the 40% calculation pro vides a part dwelling a 

financial contribution will be sought equivalent to that. The 

tenu re mix of the affordable housing will be 75% social rented 

and 25% shared ownership by the most up - to -date housing 

evidence.  

¶ With the exception of part dwellings, the  affordable housing 

should be provided on site and should be mixed with market 

housing.  

The affordable housing should meet required standards and should be 

of a size and type which meet the requirements of those in housing 

need.  
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6.  Allocat ion of sites and site -specific 

requirements  

This section describes how site selection was undertaken, 

identifies the allocated sites and details the site -specific 

requirements that apply to those sites.  

VISION: new allocated development sit es will limit harm to 

the unique environment of Goring and best satisfy the 

preferences and housing needs of the local  community.  

All sites from the 2012 SODC HELAA (Housing and Economic 

Land Availability Assessment) were considered. The 15 sites that 

wer e submitted in the call for sites by the Plan were taken 

forward for assessment. Any other sites that the HELAA either 

deemed unavailable, or unsuitable for development, or not taken 

forward by SODC for assessment for other reasons were not 

taken forward f or assessment by the Plan. There were no sites 

considered suitable by the HELAA that were not also submitted 

to the call for sites. In addition, all 2017 SHELAA sites were 

considered and there were no new sites identified as potentially 

suitable that were available for allocation by the Plan.  

The fifteen sites submitted to the Plan in its call for sites are 

shown in  the map opposite.  

¶ One site (GNP15) was subsequently withdrawn by the 

developers. The remainder were fully assessed by the site 

selection and al location process.  

¶ One is a brownfield site (GNP10) in the centre of the village 

in the Goring Conservation Area.   

¶ The remaining thirteen sites are on the outskirts of the village 

and extend the built area. Building on any of these sites will 

inevitably cau se a degree of irreparable harm and have a 

negative impact on the AONB.  

¶ Two of these sites (GNP3 and GNP13) cont ain elements of 

Flood Zones 2 and 3a (all flood zones other than Flood Zone 

1 carry flood risk). A Strategic Flood Risk Assessment and 

Sequentia l Test 20  were produced and verified by independent 

consultants, JBA, the flood risk consultants used by SODC 

and OCC.  

¶ All 15 sites were assessed by Bramhill Associates for potential 

impacts upon 

landscape 

character and 

visual amenity 

that would 

accrue fr om 

development.  

 

The output was 

compared to 

SODCôs own 

Kirkham / Terra 

Firma Landscape 

Report. The 

assessments are 

fully consistent 

for those sites 

evaluated by 

both companies.   
Figure 25  Sites submitted to Plan in response 

to call for sites  
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6.1  Avoiding isolated development and sprawl  

Residents value highly the social an d physical integratio n of the 

community and wish to ensure that site development remains 

contiguous to the current built form 21  and that the countryside is 

protected from urban sprawl and ribbon development .  

 Avoiding sprawl  

To avoid isolated development ou tside of the existing built 

area and uncontrolled sprawl into the AONB countryside.  

 

6.2  Determining suitable and acceptable sites  

The fact that all available sites are located in the AONB means 

that the selection and design of suitable sites is uniquely 

chal lenging, and a high level of diligence is required to ensure 

that the very essence and character of Goring is preserved and 

not irreversibly damaged by inappropriate development and 

sprawl. This is vital to the sustainability of the village.  

Through the si te selection and allocation process, the Plan has 

identified which sites are available and suitable from those 

submitted to the Plan, and has allocated them, in all or in part, 

to meet Goringôs housing need.  

The site selection process has be en informed by  extensive 

stakeholder consultation and with full account taken of statutory 

and regulatory requirements. The consultation programme 

identified the factors that residents of the village believed were 

of the highest importance and priority by means of a vil lage -wide 

survey supported by a number of well attended public 

consultation events.  

 

The detailed site selection process is explained in Site Selection 

Objectives, Criteria and Measures in the Sus tainability Appraisal 

and Site Selection Methodology. 22  The process was designed to 

identify all available and acceptable sites and eliminate site s 

assessed as unavailable or unsuitable for housing development, 

by:  

¶ defining a site selection methodology whic h is impervious 

to personal preference or lobbying and which stands up to 

independent scrutiny;  

¶ identifying ALL sites available for housing devel opment in 

the timescales of this Plan without reference to housing 

numbers;  

¶ identifying and documenting the req uirements and 

preferences of Goring residents through extensive 

consultation, including a questionnaire to all residents on 

the electoral registe r;  

¶ defining a broad and detailed set of site selection 

Objectives, Criteria and Measures (OCMs ï Sustainability  

Appraisal Appendix D) which are clear and measurable. 

 Identifying all available and suitable sites  

To contribute to Goringôs housing need by identifying all 

suitable and available development sites that comply wi th 

relevant re gulatory requirements and local plans, taking 

account of the unique status and characteristics of Goring and 

the preferences of its residents.  
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The OCMs take account of local preferences, sustainability 

objectives and statutory requir ements including protection 

of the AONBs, steering new development away from the 

river Thames flood zone and mi nimisation of traffic 

impact;  

¶ producing an initial site assessment by applying the OCMs 

in a consistent way through a rigorous, transparent and 

evidence -based process to all available sites. This 

included the subsequent reassessment of all sites 

following feedback on the initial assessments from 

developers, landowners, residents and agencies. The 

detail of the site assessments is shown in the 

Susta inability Appraisal . 

The integrity of the site selection process was formally confirmed 

by an independent body appointed by GPC, the Site Selection 

Oversight Group. 23  

As a result of the above process, ten of the remaining fourteen 

sites were assessed as uns uitable and have not been allocated.  

With appropriate and  extensive mitigation, four sites have been 

selected as suitable and acceptable for development and have 

been allocated by the Plan. They have been assessed as the 

most appropriate by the applicatio n of the site selection OCMs, 

that the harm caused by development can  be mitigated 

sufficiently to fall below a n acceptable threshold and that they 

pass the Flood Risk Sequential Test.  

It is hoped that these four allocated sites will result in 

approximate ly 94 new dwellings in Goring .  
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6.3  Allocated development sites  

Each of the four allocated sites is described bel ow, outlining its 

location and significant features. Also described is the mitigation 

required, for example to limit the damage of the developmen t to 

the AONBs and to integrate the site into its local surroundings. A 

site -specific policy is defined for eac h site, containing a number 

of site -specific requirements (SSRs). These requirements are 

based upon policies that are described in the Plan and s upport 

the Planôs sustainability objectives (see Sustainability Appraisal), 

including considerations of the dev elopable area and appropriate 

housing density. The Masterplan produced by the developer for 

these sites will be supported provided that these SSR s are 

included.  

Where there are existing SODC policies that do not require 

additional Goring -specific context, they are not duplicated in the 

SSRs (for example: affordable housing; pollution; sustainable 

drainage; sewerage; road design and safety).  

In accordance with Policy.01 and subject to the sites fully 

complying with their respective site -specific policies an d 

conditions, the following four sites have been allocated for 

development :  

1.  GNP2 ï Icknield Road  

2.  GNP3 ï Manor Road  

3.  GNP6 ï Wallingford Road/Springhill Road  

4.  GNP10 ï Thames Court  

A fifth site is to be held in reserve in case the sites do not 

produce approxi mately 94 new dwellings:   

5.  GNP8 ï Gatehampton R oad  

The location of these five  sites is shown in the aerial view  below 

and in more detail in the following sections . 

 

Figure 26  Four allocated sites  and reserve site.  
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6.3.1  Allocated Site GNP2 ï Icknield Road  

GNP2 is a greenfield site of 0.64 ha to the north -east of Goring at 

the edge of the built -up area between Icknield Road, Elvendon 

Road and the Fire Station to the south -west. Adjacent properties 

generally have large, well - vegetated gardens.  

The land is currently unused and consists of grass which is 

starting to be overtaken by scrub. It is located in Flood Zone 1. 

The site is visually contained and is well enclosed by hedges, 

fences and trees on all aspects apart from to the north -east 

where it connects with open countryside and farmland. The 

entire site is wi thin the Chilterns AONB. The site is not readily 

distinguishable from the surrounding area in views from the 

wider landscape, including from the North Wessex Downs 

al though there are partly screened views from the Chiltern Way  

around Wroxhills Wood to the north -east.  

GNP2 is within a short walking distance of the primary school 

and a convenience store and approximately 1.5km from the 

railway station and village centre.  A local bus service to the 

village centre and Wallingford passes the entrance to the site .  

The aerial plan ( right )  outlines the full site area. The north -

western boundary comprises mature trees and scrub behind 

garden boundaries (a) and the north -eastern  edge is undefined 

with open views to the downs (b). The south -eastern boundary is 

lined w ith mature trees and overgrown hedgerow (c). The south -

western boundary is identified by a line of fence posts and 

derelict wire mesh, with scattered trees and shrubs  (d).  

Views from the roads are restricted except for glimpses over 

gardens and between hou ses. There will be views from the 

adjacent private 

houses and gardens 

although hedges 

and mature trees 

provide some 

screening. There are 

views into the site 

from the access 

route off Icknield 

Road (Point 1) and 

the Fire Station 

(Point P2).   

 

Figure 28  Aerial view of site GNP2  

Figure 27  View from site  entrance at Point 1  
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The previous page contains an aerial view of the area of the site 

with the boundaries of the site highlighted in green. The original 

site boundary supplied by the developer is shown in Appendix 3 . 

 

Figure 29  Snapshot from Ordnance Survey map, with the boundary of 
GNP2 shown by red line  

 

 Allocated Site GNP2  

The site between Ickn ield Road and Elvendon Road of approximately 

0.64 ha is allocated for approximately 14 new homes. A Masterplan 

(as part of the planning application) will be supported provided that 

the proposed development complies with the following site -specific 

requireme nts:  

1.  All new dwellings must have 2 or 3 bedrooms.  

2.  Road access must be onto Icknield Road including provision fo r 

pedestrian and cycle access.  

3.  The design of new buildings should conform with the provisions of 

SODC's Design Guide and also the Chilterns Build ings Design 

Guide to ensure that dwellings will be sympathetically  designed 

and fit in with the local area. Bui ldings should be no higher than 2 

storeys, with rooms in the roof if appropriate.  

4.  There must be a suitable proposal to ensure that all existing 

m ature trees and vegetation on the periphery of the site will be 

protected, including provision for the ongoing maintenance for 

which a management strategy must be provided. This area 

should be the subject of a legal agreement to ensure that 

residents of ne ighbouring properties are not able to remove, 

reduce or materially modify the screening . 

5.  There must be a net ga in in biodiversity on the site by:  

a.  providing enhanced mature screening with new trees and 

hedges on the north -eastern perimeter to protect views from 

the Chiltern Way;  

b.  retaining or relocating existing protected species;  

c.  planting medium and large trees with in the developed area;  

d.  conducting a wildlife appraisal of the site to identify any 

wildlife habitats and corridors and including plans to mitigate 

any potential harm.  

6.  The Oxfordshire Historic Environmental records should be 

reviewed for any records of arch aeological remains . 
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6.3.2  Allocated Site GNP3 ï Manor Road  

GNP3 is a greenfield  site of approximately 2.4ha, which is located 

at the southern edge of Goring between the railway line and the 

river Thames . It is bordered by Manor Road to the west, Elmcroft 

to th e east, Little Croft Road to the north and open countryside 

to the south. It comprises a flat pasture, enclosed by lines of 

mature trees a nd hedges. The entire site is within the Chilterns 

AONB.  

The site is not readily distinguished from the surrounding 

housing and land in wider views, including views from the higher 

ground in the Chilterns and North Wessex Downs AONBs , mainly 

because of the lines of trees in field boundaries and surrounding 

gardens.  

The area is characterised to the north and west by large , old 

properties and to the east by more modern properties . GNP3 is 

0.7km from the centre of the village and 0.5km f rom the railway 

station.  

There is no recorded history of flooding on this site.  

The aerial plan opposite outlines the full site area. To t he north 

and east the edge of the field is defined by back garden 

boundaries (a) (b) (c) (d). To the west, Manor Roa d (f), which is 

an attractive rural lane lined with an avenue of mature trees on 

both sides, runs along the boundary. This is the most disti nctive 

landscape feature of the site. The southern boundary of the field 

(e) is post -and -wire fence, with occasional  trees, that affords 

open views to the countryside beyond and views into the site 

from the south and the Thames Path.  

 

Figure 30  Aerial  view of GNP3  

The site is well enclosed by houses on Little Croft Road. Croft 

Road and Elmcroft. This restricts views into the site except for 

glimpses across gardens and between houses. There are views 

from a few private houses and ga rdens.  
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There are clear views int o the site from Manor Road (Points 1 

and 2) . 

 

Figure 31  Panorama looking east from Point 1 in Manor Road  

Manor Road leads to a well -used footpath network that connects 

to the towpath along the ri ver, now part of the Thames Path 

National Trail. Indeed, Manor Road itself and the footpath (Point 

3) leading south towards the railway line, are often used as an 

alternative Thames Path route.  

The previous page contains an aerial view of the area of the site 

with the boundaries of the sit e highlighted in red. The next page 

contains a snapshot from an Ordnance Survey map, with the 

boundary shown by a red line. The original site boundary 

supplied by the developer is shown in Appendix 3.  

 

 

Figure 32  View north along Manor Road from Point 2  

 

  

Figure 33  View south along Manor Road from Point 3  
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Figure 34  Snapshot of Ordnance Survey map, with the boundary of 
GNP3 shown by red line  

With regard to f lood risk:  

¶ a flood risk assessment will be required by nation al 

planning policy  as part of a planning application . 

However, as part of the site assessment process a 

detailed flood risk assessment and sequential test has 

been undertaken for this site  and validated by expert 

consultancy;  

¶ a site layout is possible whic h delivers approximately 20 

dwellings, is safe for its lifetime and does not increase 

flood risk elsewhere ;  

¶ it  is anticipated that the designs and layout provided by 

the developer to the P lan will be closely followed, but the 

site -specific requirement belo w is worded so as to allow 

flexibility to vary the design to address specific 

requirements from statutory bodies at the planning 

application stage ;  

¶ the developer should demonstrate that th ey have 

consulted with the relevant authorities, including but not 

limited to Thames Water, the Environment Agency, the 

SODC tree protection officer and OCC Highways.  
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 Allocated Site GNP3  

The site between Manor Road and Elmcroft of approximately 2.4 ha is 

allocated for approximately 20 new homes. A Masterplan (as part of  

the planning application) will be supported provided that the 

proposed development complies with the following site -specific 

requirements:  

1.  At least 13 of the new dwel lings will have 2 or 3 bedrooms.  

2.  Road access must be onto Manor Road. The new entrance ro ad 

must be designed to maintain the rural character of Manor Road.  

3.  A new pedestrian  and cycle access must be provided connecting 

the site to Elmcroft.  

4.  A flood risk ass essment must be produced to accompany any 

planning applications as may be required by nat ional/local 

policy/regulations.  

5.  All dwellings must be built in  Flood  Zone 1 levels and built to safe 

standards recommended by the Environment Agency and OCC to 

protect  against long - term flood risk.  

6.  Site design and mitigation must satisfy the conditions for  

acceptability of the development set out in the Level 2 flood risk 

assessment in the Goring Neighbourhood Plan Strategic Flood 

Risk Assessment and Sequential Test, or  as identified in any 

subsequent flood risk assessment as part of an approved 

planning ap plication.  

7.  The road must be designed and constructed to avoid run -off onto 

Manor Road. Run -off must be attenuated to greenfield run -off 

rates through the implementatio n of SUDS (sustainable urban 

drainage system), including but not limited to: swales, infi ltration 

trenches and soakaways, permeable paving and/or gravel 

surfacing.  

8.  A Grampian -style condition is imposed, stating that óDevelopment 

will not commence until det ails are approved of how the 

developer will ensure the public water supply source is not 

detrimentally affected by the proposed development, both during 

and after its construction. Details of protection measures shall 

cover, as a minimum, the mitigation pr oposed to prevent 

contamination of the groundwater source due to ground 

disturbance, pest icide use and drainage system discharge (both 

surface water and foul water systems) and should be submitted 

to, and approved in writing by, the local planning authorit y in 

consultation with Thames Water.ô 

9.  The developed site must include sufficient  parking spaces for the 

occupants of the dwellings and their visitors so that there is no 

impact upon the surrounding residential streets, having regard to 

Local Authority adopted standards.  

10.  The design of new buildings should conform with the provisions of  

SODC's D esign Guide and also the Chilterns Buildings Design 

Guide to ensure that dwellings will be sympathetically  designed 

and fit in with the local area. Buildings should be no higher than 2 

storeys, with rooms in the roof if appropriate.  

11.  There will be  a net gai n in biodiversity, by:  

a.  providing enhanced mature screening with new trees and 

hedges on the southern perimeter of the whole site to protect 

views from the Thames Path ;   

b.  providing enhanced mature screening on the south -eastern 

edge to mitigate harm  to the v iews from the houses in 

Elmcroft that will be facing directly into the site ;   

c.  retaining the meadow area to the west of the site and the 

boundary tree screening along the western and southern 

boundaries of the site as private open space and enterin g into 

an appropriate Habitat Management scheme to provide a 

reliable process for the implementation and aftercare of these 

ecological features ;  

d.  making provision for a landscape buffer of appropriate native 

hedgerow and lowland woodland -edge species, with medium 

to  large size trees within the core of the site, which will also 

assist in reducing visual impacts ;  

e.  There must be a legal agreement to ensure that residents of 

properties containing or neighbouring the screening are not 

able to remove, reduce or materially m odify the screening . 
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12.  The developer must undertake tree and ecological assessments 

as appropriate and must agree with the SODC tree protection 

officer a plan for the retention of all significant trees and habitats, 

the appropriate protection of the trees on  the site, the location 

and paths of the access road to Manor Road and the pedestrian 

and cycle path to Elmcroft, and the safeguarding of mature trees 

and root systems during the construction phase.  

13.  The developer must consult with Thames Water concerning t he 

scale of any proposed development.  

14.  The Oxfordshire Historic Environmental Records should be 

reviewed for any records of archaeological remains . 
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6.3.3  Allocated Site GNP6 ï Wallingford Road  

GNP6 is a greenfield site of approximately 3.8 ha, loca ted at the 

northern edge of Goring at the entrance from South Stoke.  

The site rises up from the village built area to the top of a small 

knoll, on the edge of open, rolling landscape. There are two 

distinct parts to this site: a large field area rising ab ove Springhi ll 

Road and an adjoining smaller triangular area which abuts 

Wallingford Road. The more elevated and visually open parts of 

this site are very visible in wider views from the North Wessex 

Downs that look north -eastwards across the Thames Valley , 

particular ly from the National Trust owned countryside at Lough 

Down and Lardon Chase. The triangle of land , although visible in 

longer views across the valley from some places (e.g. this is 

potentially just visible from Lough Down), in longer views the 

houses will be indistinguishable from  the houses adjacent and 

opposite, where rooftops are visible above and between trees.  

The ridge immediately north of the site forms a sharp crest in 

southbound views from the Wallingford Road and is typical of the 

surrounding ope n, rolling landscape. Development on the site 

should ensure that the  characteristic landform of this part of the 

AONB is retained and not broken by the rooftops of any new 

dwellings or uncharacteristic vegetation. The lower parts of the 

site  are more conce aled from view.  

GNP6 is 550m walking distance from the primary school and a 

convenience store, 1.3km from the railway station and 1.3km 

from the village centre. The site is in Flood Zone 1.   

 

Figure 35  Aerial view of full GNP6 sit e 

The north -west boundary of this enclosure (a) is a post -and -wire 

fence and there is a hedge and line of trees along the boundary 

at (f) that separates the triangle from the adjacent garden and 

empha sises the rounded profile of the knoll. It provides a st rong 

definition of the village edge, where there is a marked transition 

from village settlement to open countryside. The boundary (b) 

across the field is open and undefined and meets the corner of a 

hedge that defines the east boundary (c) that abuts a Tha mes 

Water installation. The western boundary (e) and part of the 
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southern boundary (d) is mature hedges and trees which 

separate this site from adjacent back gardens. There is limited 

screening in som e parts which leaves the site visually exposed to 

some n eighbouring residents in Springhill Road. Enhanced 

vegetation will be required along this boundary to mitigate the 

impact.  

Adjacent to the boundary (e) is an area identified by the DEFRA 

environmental  mapping database as traditional orchard  area . 

Part of t his orchard  has already been destroyed .  

In addition to Bramhillôs recommendation that the orchard area 

should be conserved and enhanced 24 :  

¶ The Chilterns Conservation Board has confirmed that the 

ñTraditional Orchard is a Priority Habitat. As well as their 

biodiversity value, orchards are part of the Chilterns rural 

scene which should not be lost or forgotten. Traditional 

Orchards are covered in the CCB AONB Management Plan 

as follows, Policy L1 ï the o verall identity and character of 

the Chilterns should be  recognised and managed 

positively ò25 .  

¶ Natural England has confirmed that  ñnot only does this 

area have landscape value but it is a habitat of principal 

importance as listed under Section 41 of the Na tural 

Environment and Rural Communities (NERC) Act 2006.  

Such habitats receive protection through policy in the 

current and emerging Local Plans for SODC .ò26 .  

Locally, views into parts of the site from public areas are partly 

restricted by houses and other buildings along Icknield Road (c), 

Springhill Road (d) a nd Wallingford Road (f). There are open 

views into the triangle area from Wallingford Road (Point 1) 

which is also visible by residents living opposite.  

Although views from the north are restricted by  landform until 

south of the crest at Spring Farm, the s ite is visually prominent 

from the North Wessex Downs AONB to the west, for example in 

views from Lardon Chase and Lough Down (Point 2) and from 

Cow Hill above Cleeve and Fairfield Road. The two pictu res below 

show views of GNP6, highlighted in red from La rdon Chase in the 

top picture and from the Holies in the bottom picture, both in the 

North Wessex Downs AONB.  

 

Figure 36  View of GNP6 from Lardon Chase  
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Figure 37  View of GNP6 from Lough Down  

A snapshot from an Ordnance Survey map is shown (right) with 

the boundary shown by the red line. The box shaded green to 

the west  of the main site area is th e original Traditional Orchard 

area and the box outlined in grey , within the green shaded area,  

which forms pa rt of it ,  is the area destroyed by the man ège. The 

original site boundary supplied by the developer is shown in 

Appendix 3 . 

.  

Figure 38  Snapshot from Ordnance Survey map, with the boundary of 
GNP6 shown by red line  
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 Allocated Site  GNP6  

The site between Wallingford Road and Springhill Road of 

approximately 3.8 ha is allocated for approximately 46 new homes. A 

Maste rplan (as part of the planning application) will be supported 

provided that the proposed development complies with the fo llowing 

site -specific requirements :  

1.  At least 35 of the new dwellings will be 1, 2 or 3 bedrooms.  

2.  If there is to be development on the triangle of land adjacent to 

Wallingford Road, it shall be no more than a line of 4 houses, set 

back from the Wallingford Road along an extrapolation of the 

existing building line on that side of the road, and of similar 

design to the ex isting adjacent houses and the houses opposite. 

Roof lines should be kept as low as practicable and no higher 

than the height of the adjacent  house such that they appear to 

drop down with the topography.  

3.  Public access across the site will be enhanced with pedestrian and 

cycle access to Springhill Road and Wallingford Road, connected 

by safe pedestrian routes and cycleways,  which run through the  

site. This will include:  

a.  provision of a safe new public footpath (suitable for self -

propelled wheelchair access) a nd cycle access connecting the 

south east of the site to Springhill Road, with suitable 

mitigation to protect the privacy of existing propert ies 

bordering the pathway and to ensure a safe entrance and 

egress for cyclists and for pedestrians to cross to and  from 

the pavement on the southern side of Springhill  Road ;  

b.  retention of the existing permissive footpath to the north of 

the site linking Wa llingford Road and Icknield Road ;  

c.  provision of a safe public footpath and cycle path connecting 

a) and b) above wit h the access junction at Wallingford Road . 

4.  The access road onto Wallingford Road must be sensitively 

designed to mitigate any unavoidable lan dscape and visual 

damage in a manner that reflects the existing character of the 

road and landscape, whilst complyi ng with road safety 

requirements, the details to be agreed with the relevant 

authorities. This will include:  

a.  mitigation such that the road si ts down into the landscape, 

for example between banks as it rises  up the slope and 

visually links with garden bound aries to the south ;  

b.  mitigation planting of suitable native species to be 

introduced, including off -site planting as appropriate, to 

provide s creening of oblique views of the road and triangle 

from the road, screen the proposed access and maintain the 

chara cter of the rural streetscape;  

c.  design of the access road , to  minimise the impact on 

residents opposite, particularly in terms of light pollut ion at 

night and safety in and around the junction;  

d.  a safety review to ensure that the impact of road access onto 

Wallingford Road is fully considered in terms of traffic 

passing, entering and leaving the junction, cycle access and 

pedestrian access includ ing pedestrians with mobility issues 

and pedestrians walking to and from the site along 

Wallingford Road.  

5.  Rooftops and screening for houses on the site should not be 

visible above the ridge line in views from Wallingford Road, 

particularly from between Spr ing Farm Barns/Cottages and 91 

Wallingford Road but also from the road to the north of the 

Spring Farm hamlet. Deta iled cross -sections should be taken 

along a series of sightlines including but not limited to those 

shown on the plan below to ensure that th is condition is met.  

6.  The design of new buildings should conform with the provisions of 

SODC's Design Guide and also  the Chilterns Buildings Design 

Guide to ensure that dwellings will be sympathetically  designed 

and fit in with the local area. Buildings sho uld be no higher than 2 

storeys, with rooms in the roof if appropriate.  

7.  The site design must include provision of a  secure childrenôs play 

area, including equipment suitable for 6  ï 12 -year olds. Provision 

is to be made for the ongoing maintenance of the s pace and 

equipment, for which a management strategy must be provided.  
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8.  A Grampian -style condition is imposed, statin g that óDevelopment 

will not commence until details are approved of how the 

developer will ensure the public water supply source is not 

detri mentally affected by the proposed development, both during 

and after its construction. Details of protection measur es shall 

cover, as a minimum, the mitigation proposed to prevent 

contamination of the groundwater source due to ground 

disturbance, pesticide  use and drainage system discharge (both 

surface water and foul water systems) and should be submitted 

to, and appr oved in writing by, the local planning authority in 

consultation with Thames Water.ô 

9.  A palaeontological assessment must be provided making sp ecific 

reference to the discovery of Ichthyosaur bones in the vicinity.  

10.  The Oxfordshire Historic Environmental reco rds should be 

reviewed for any records of archaeological remains . 

11.  There must be a net gain in biodiversity through the retention of 

existing features where possible and through appropriate 

mitigation planting. Mitigation planting is to consist of native 

species that are appropriate to the area and reflect local 

landscape character. New habitat corridors, in the form of 

hedgerows and/or  tree bel ts are to be introduced at the site 

boundaries and throughout the site.  

12.  The visual amenity of Springhill Road resi dents  must be protected  

by providing an appropriate landscape buffer on the southern 

boundary. This should include, at an early stage of the 

development, enhanced screening with new trees and hedges to 

continue and enhance the existing line of vegetation p articularly 

along the south -western edge of the site. This  area should be the 

subject of a legal agreement to ensure that residents of 

neighb ouring properties are not able to remove, reduce or 

materially modify the screening. Neighbouring gardens rather 

than the new houses themselves must lead to the garden edges  

of Springhill Road properties.  

13.  A new area of at least 0.25 ha of Open Green Space m ust be 

created to the north of the site. Provision is to be made for the 

ongoing maintenance of the space, for which a management 

strategy must be provided.  

14.  The developed s ite must include sufficient parking spaces for the 

occupants of the dwellings and t heir visitors so that there is no 

impact upon the surrounding residential streets, having regard to 

Local Authority adopted standards.  

15.  The levels and landform within the man ège area (shown in grey 

in the diagram) must be reprofiled  such that they relate to  the 

original and surrounding landform and any housing in this area  

designed  to ósit downô in the landscape and so as to relate well to 

the original and surrounding landform . 

16.  The boundary of the traditional orchard area is shown by the 

green line in the fi gure below. No development will be permitted 

on the site within the area of traditional orchard identified by the 

red line boundary in the figure. All surviving viable and v eteran 

orchard trees in this area must be protected and conserved. Plans 

must be in cluded for the regeneration of the traditional orchard 

as a community orchard including provision for the ongoing 

maintenance of the space, for which a management strategy 

m ust be provided. The traditional orchard area  must be enhanced  

by planting a native  species hedgerow around the boundary. The  

barn and other outbuildings  must be removed and this area 

incorporate d into the orchard.  
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Figure 40  Diagram of detailed sight lines for SSR 5 

Figure 39  Diagram of the manège area and traditional orchard area 
for SSR  16  
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6.3.4  Allocated Site GNP10  ï Thames Court  

GNP10 is a brownfield site of approximately 0.3 ha in the heart of 

the village within the Goring Conservation Area. There are no 

listed buildings on the site itself but there are heritage buildings 

in the vicinity. The site is in Flood Zone 1. The scale and 

cha racteristics of the curren t site mean that it is a poor ófitô with 

the Conservation Area and would benefit from sensitive 

redevelopment.  

The site was  used as a commercial property, warehouse and 

associated car park. The previous tenant has now  terminated its  

lease and  vacated  the s ite.  The site also provides some parking 

spaces for nearby businesses . 

The aerial view opposite shows the full site highlighted in purple. 

The site is surrounded on three sides by existing dwellings and 

by commercial/retail proper ties on the High Street. I n views from 

the wider AONB landscape it is not possible to distinguish this 

space within the village settlement. There are mature trees along 

the garden boundaries (a) with adjacent houses in Glebe Ride. 

Buildings separate the si te from the High Street fr om where 

there is an entrance to Thames Court. The north boundary (b) is 

enclosed by the back -garden boundaries of houses in Maple 

Court. The east boundary (c) abuts the rear garden boundaries 

of dwellings fronting onto Cleeve Roa d. Boundaries (d) and (e) 

are brick wall topped with timber fence, which visually and 

physically separate the site from the adjacent garden.  

 

Figure 41  Aerial view of GNP10  

The site is almost entirely enclosed by buildings and th ere are 

glimpsed views between the buildings, from the adjacent roads 

and from the Gardiner Recreation Ground (Points 1 and 4). Views 

from the recreation ground to the east (Point 4) are mostly 

screened or filtered by mature avenue trees along Cleeve Road.  
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Figure 42  Panorama of the warehouse and car park from point 2  

 

Figure 43  Panorama of the warehouse and car park from point 3  

To the right is  a snapshot of the site from an Ordnance Survey 

map, with the boundary shown by red line. The original site 

boundary supplied by the developer is shown in Appendix 3  

The site has been nominated by the landowner for housing 

development . Development of the s ite would bring needed 

housing into the village core and contr ibute to meeting the 

district housing need and the aims of the SODC Core Strategy 

and Emerging Local Plan. The intention of the developer is to 

build 14 dwellings in line with Goringôs housing mix requirement 

for smaller lower cost accommodation. Such a de velopment 

would enable people to live adjacent to the village centre and 

support the economic and social sustainability of the village.  

 

Figure 44  Snapshot of Ordnance Survey map with the boundary of 
GNP10 shown by red line  
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 Al located Site GNP10  

The site in the centre of the village of approximately 0.3 ha is 

allocated for approximately 14 new homes. A Masterplan (as part of 

the planning application) will be s upported provided that the 

proposed development complies with the follo wing site -specific 

requirements ;  

1.  At least 10 of the new dwellings must have 1 or 2 bedrooms.  

2.  Vehicular access must be provided onto Cleeve Road.  

3.  There must be pedestrian linkages from H igh Street, Cleeve Road 

and through The Birches to Thames Road.  

4.  The dev eloped site must include sufficient parking spaces for the 

occupants of the new dwellings and their visitors together with 

neighbouring  businesses which currently utilise parking provis ion 

on the site, such that there is no impact upon the surrounding 

stre ets, having regard to Local Authority adopted standards.  

5.  New buildings must be designed to fit in with the design, 

material, character and height of the Goring Conservation Area 

and be of an appropriate density for this context. Height and 

mass of the new buildings must be in keeping with that of the 

surrounding historic buildings .  

6.  The design of all new buildings should conform with the 

provisions of SODC's Design Guide and also the Chi lterns Building 

Design Guide.  

7.  Soft landscaping must be created to intro duce screening as 

appropriate for which a management strategy must be provided.  

8.  This site is in the centre of the Goring Conservation Area. An 

archaeological assessment must be prov ided . The Oxfordshire 

Historic Environmental Records should be reviewed for  any 

records of archaeological remains  

. 
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6.3.5  Reserve  Site GNP 8 ï Gatehampton Road  

GNP8 is a greenfield site of approximately 0.6 Ha, adjacent and  

contiguous with the existing development on the eastern side of 

Gateham pton Road . 

 

Figure 45  Aerial view of GNP 8 

It  has the disadvantage of being visible from significant parts of 

the rural AONB and is inadequately screened at pr esent. It would 

also reduce the gap between Goring village and Gatehampton. It 

is not as a good a site for devel opment as the four allocated sites. 

It has the advantages of being capable of substantially improved 

screening, of being within easy walking dis tance of the station and 

a recreation ground, of being in flood zone 1 and of being likely to 

provide needed aff ordable housing. Of the sites that have not been 

allocated, it is the most appropriate site to be held in reserve in 

case the four allocated sit es cannot meet the need for new 

dwellings.ò 

 

Figure 46  Snapshot of Ordnance Survey map  with the boundary of GNP 8 
shown by red line  
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 Reserve Site GNP8  

The site next to Gatehampton  Road of approximately 0.6 ha is 

reserved for 10 to 16 new dwellings, should the allocated sites not 

provide approximately 94 new dwellings. This is not to be deve loped 

for housing, or for any development that would make future housing 

development less likely , unless on or after 31st March 2024 it 

becomes apparent that the four development sites identified in the 

Plan are unlikely to produce approximately 94 new dwe llings in the 

Plan period. If that under -provision occurs this site should be treated 

in the sam e way as the allocated sites subject to the following site -

specific requirements . 

In those circumstances a Masterplan (as part of the planning 

application) will  be supported provided the proposed development 

complies with the following:  

1.  All new dwellings m ust have no more than 3 bedrooms.  

2.  40 per cent of new housing on the site must  be affordable, unless 

this is not an exact number, in which case in addition to pr oviding 

affordable housing on the site an appropriate financial 

contribution in respect of the f raction remaining should be made 

to affordable housing elsewhere in the parish.  

3.  Road access must be onto Gatehampton Road with the entrance 

designed to reflect its rural character.  

4.  The design of new buildings should conform to the provisions of 

SODCôs Design Guide and also the Chilterns Buildings Design 

Guide to ensure that dwellings will be sympathetically designed 

and fit in with the local area. Buildings shoul d be no higher than 2 

storeys, with rooms in the roof if appropriate.  

5.  The visual impact of the d evelopment should be mitigated by 

substantial buffer planting with appropriate native species. There 

must be a suitable proposal to ensure that all existing veg etation 

on the periphery of the site (other than any that must be 

removed to provide a suitable access) will be protected, including 

provision for the ongoing maintenance for which a management 

strategy must be provided. This area should be the subject of a 

legal agreement to ensure that residentials of neighbouring 

properties are not able to remove,  reduce or materially modify 

the screening.  

6.  There will be a net gain in biodiversity on the  site by enhancing 

screening with new trees and hedges on the north -eastern and 

south -eastern perimeters to protect views from public rights of 

way.  

7.  The Oxfordshire Historic Environmental records should be 

reviewed for any records of archaeological remains.  
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7.  Landscape and biodiversity  

This chapter outlines the Vision, Ob jectives and Policies relating 

to the natural environment of Goring Parish and includes Policies 

for the countryside, landscape and biodiversity.  

VISION: Goring will conserve and enhance its unique and 

beautiful environment with its outstanding natural lan dscape, 

range of green spaces supporting people and wildlife, 

bordering the river Thames and in and betwe en two AONBs.  

 

7.1  A landscape of national significance  

 Protecting the landscape  

To maintain, and where possible enhance, the natural beauty 

of Goringôs countryside, open spaces, river setting and the 

Chilterns and the North Wessex Downs Areas of Outstanding  

Natural Beauty, including those areas of sensitive ecology and 

distinctive lan dscape characteristics.  

 

The unique and beautiful qualities of the lands cape setting of 

Goring have long been recognised and today the village attracts 

visitors throughout the year, who come to enjoy the river with its 

dramatic weirs, its harmonious brick  and flint buildings, and its 

picturesque landscape setting which is cros sed by numerous 

footpaths and bridleways including four long -distance trails ï the 

ancient Ridgeway, the Thames Path, the Chiltern Way and 

Swanôs Way. Two of the thirty-eight AONBs in  England and Wales 

come together at this point and meet at the river Tham es. 

Goring is entirely within the Chilterns AONB. The North Wessex 

Downs AONB is immediately to the west adjoining the river and 

overlooking the village. Here, the river has carved it s narrow 

route through a ridge of chalk hills, the Chilterns to the east and 

the Berkshire Downs to the west. The resultant landscape is 

highly distinctive and rich in biodiversity. Rolling hills and dry 

valleys which comprise the chalk landscapes are cut through by 

the river, creating steep -sided wooded bluffs containing a nar row 

valley floor of lush water meadows. The whole assemblage 

presents a marked contrast with the more open landscapes of 

the Thames Valley to the north and south. It is a landscape of  

national significance.  

The area is known nationally as the Goring Gap. 
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7.2  Landscape  areas  

The Goring Gap is valued extremely highly by the residents of 

Goring and its surrounding villages and by tourists alike. 

Conserving and enhancing this unique natural resource and its 

rich biodiversity is the key component in maintaining the 

economic, socia l and environmental  sustainability of the village 

and its unique character and tranquillity.  

Allocated development sites will typically be on greenfield sites 

on the periphery of the village and are likely to be highly visible 

over an ex tremely wide area. It is important that these new sites 

are carefully and sensitively selected and any development that 

does take place should have the least damaging effect possible 

on landscape character and visual amenity , to minimise harm to 

the enviro nment and river set ting.  

Goring is a physically and socially integrated village located 

within the Chilterns AONB. However, there are differences in the 

way the geographic areas of the village and the specific parts of 

the AONB relate to each other, to the  river Thames  setti ng and 

to the North Wessex Downs AONB. There are five distinct 

landscape areas in the Goring parish, which each have different 

characteristics, but which together contribute to the  unique 

landscape and visual amenity of the Goring Gap. To the south 

east of the village is open Chilterns escarpment and farmland; to 

the east is a grass hilltop  overlooking Goring with wooded valleys 

beyond; to the north east is wooded countryside bordering the 

open countryside of the north with its rolling f armland and chalk 

hilltop s with typically clean -cut crests;  while the river on the 

western border is characterised by tree - lined meadow land. Each 

area is highly visible and contributes in its own way to the 

beauty of the integrated landscape and setting o f the Chiltern s 

AONB, the setting and character of the river Thames  and the 

North Wessex Downs AONB. The unique role and function of each 

of these areas is explained in more detail below.  

Figure 47  Landscape areas  
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7.2.1  South East   

The open 

countryside and 

Chilterns 

escarpment 

between Goring 

and Gatehampton  

is a  unique and 

tranquil 

landscape of 

rolling, open 

farmland and 

woodland east of 

the railway and 

south -east of Goring. It is isolated because there is no thro ugh 

vehicular access. Its proximity to Habitats of Principal 

Importance an d Designated Wildlife Sites , including a large 

Conservation Target Area  (CTA)  on the escarpment , make it 

particularly sensitive to any development. It performs the 

following role and functions for the local and wider community:  

¶ It p rovides separation betwe en Goring and Gatehampton, 

contributing to the distinctively isolated position and rural 

setting  of the hamlet and its Conservation Area.  

¶ There are u nspoilt and sweeping uninterrupted views from 

Green Hill (behind Streatley) and from National Trust land at  

Lardon Chase and the Holies in the North Wessex AONB, 

south -eastwards across the river valley, the Little Meadow 

Nature Reserve and Gatehampton towards the steep 

Chilterns escarpment and into the Chilterns AONB, 

encompassing the Hartslock Wildlife Trust R eserve, Coombe 

Fields Local Wildlife Sites and the extensive beech and 

conifer woodland of Great  Chalk Woods.  

¶ In the foreground views from the Chiltern Way  Extension 

long distance path and public access areas of Coombe Fields 

North and South in the Chilter ns AONB across the river to 

the wooded escarpment of The Holies, Green Hill and Lardon 

Chase, wi th the historic hamlet of Gatehampton below.  

¶ It provides a n important backcloth for views from the 

Thames Path National Trail which follows the river bank 

throu gh the flood plain.  

¶ It includes a rich archaeological heritage with evidence 27  of 

human occupatio n at Gatehampton since Palaeolithic times, 

including a Bronze Age cemetery, a Roman dwelling site and 

a deserted medieval village . 

¶ It f orms a fine setting for B runelôs 1838-40 rail viaduct (a 

designated structure listed Grade II), notable for its elegant 

elliptical -arched design and high -quality brickwork.  

¶ It i s particularly visible for rail users and users of the A329 

as a setting to the slopes of the Chilterns  escarpment .  

¶ It p rovides a rich biodiversity habitat, including lowland chalk 

grassland on the e scarpment, the Hartslock Wildlife Trust 

Reserve  and the  Chilterns Escarpment South CTA.  

¶ It encompasses parts of three of SODCôs Landscape 

Character Areas  (LCA) :   

o LCA8 (Chilterns Escarpment) with slopes rising to 150m 

with incised valleys and spurs, Scenic quality High; 

Management Strategy Conserve.  

o LCA10 (Chilterns Plateau with valleys) with a dip slope 

used for arable farming, with large Scenic quality fields. 

Scenic quality High; Management Strategy Conserve.  

o LCA11 (Thames Valley and fringes) forms the distinctive 

floor of the river valley at the Goring Gap . 

Figure 48  View of Gatehampton from Gree n Hill  
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7.2.2  East  

 

Figure 49  Cow Hill from Lardon Chase  

The steep hilly area east of Goring above Fairfield Road , known 

locally as Cow Hill,  is backed with planted woodland above 

Fairfield Road and performs the  following role and functions for 

the local and wider community:  

¶ The western edge forms the eastern enclosure of the Goring 

Gap at its nar rowest point and is a particularly significant 

geological feature where the Thames valley is constricted as 

the river passes through a gap in the chalk hills.  

¶ It frames the views of the villages of Goring and Streatley 

from Green Hill (behind Streatley) an d the National Trust land 

at Lardon Chase and Lo ugh Down in the North Wessex Downs 

AONB.   

¶ It p rovides a distinctive, steep green backcloth to Goring to 

the east and the face and crest of the escarpment provides a 

dramatic backdrop rising to 100m from the l ow - lying 

landscape of flat floodplain pasture an d the built edge of the 

village immediately below.  

¶ From public and other local footpaths on Cow Hill there are 

extensive westerly views across the Thames valley to the 

Berkshire Downs and northwards across th e Oxford clay vale. 

In addition, there are more enclosed views into the village 

below and the Elvendon valley to the north.  

¶ Cow Hill provides an important local amenity with public and 

other local footpaths, in particular for local dog walkers.  

¶ On the sout hern boundary of this area, users of Reading 

Road approaching or leaving Goring experience a distinctive, 

sunken, green lane as the road climbs steeply out of the river 

valley to the Chilterns plateau above.  

¶ The area is biodiversity - rich, including a large  part of the 

Chilterns Escarpment South Conserva tion Target Area and 

Local Wildlife Site, Old Elvendon Park and Griggs Woods.  

¶ This area forms the south -western extremity of SODCôs 

Landscape Character Area 8, Chilterns Escarpment, assessed 

as the most visua lly significant landform unit of the whole 

Distr ict. LCA conclusion: Scenic quality High; Management 

Strategy Conserve.  

  



 

 

71  
Goring -on-Thames Neighbourhood Plan  

Plan Made ï July 2019  7. Landscape and biodiversity   

7.2.3  North East  

The steep 

enclosed 

valleys, 

woodland and 

open farmland 

provide a 

significantly 

different 

landscape 

amenity to the 

other f our 

areas. Whilst 

offering long -

distance views 

from its open 

north -western slopes, this areaôs most notable features are two 

steep -sided dry valleys incised into the Chilterns escarpment 

providing an intimate, enclosed setting for residents, walkers and 

users of the minor Battle Road. It performs the following role and 

functions for the local and wider community:  

¶ Locally, it provides the only examples in Goring parish of 

small - scale, steeply incised dry valleys typical of the Chilterns 

AONB further north. T hese contrast with the broader 

landscape plateau above and the rolling chalk of the Chilterns 

fringe seen in other areas around Goring. Views into these 

valleys from the rest of the area are very limited. The 

vegetation includes a distincti ve mosaic of bro ad- leaved, 

semi -natural woodland with pockets of open chalk grassland.  

¶ The valley behind properties on Icknield Road and Elvendon  

Road is a typical Chilterns dry valley and is under pasture. To 

users of the Chiltern Way, the lower part of the valley with 

residential development has a good level of enclosure and is 

largely hidden from view, while the upper slopes rising to 

85m are st eeper and more exposed, covered with scrub.  

¶ There are long views from the Chiltern Way as it passes 

Wroxhills Wood to the Nort h Wessex Downs AONB to the 

west. The eastern and north -eastern slopes of the valley are 

enclosed by woodland; most notably at the  head of the valley 

are Wroxhills Wood and Fiddle Hill, both Local Wildlife Sites.  

¶ From the western entrance to Wroxhills Wood,  a long view to 

the north west provides the setting for the minor road which 

follows the course of the prehistoric trackway, Ickn ield Way.  

¶ From Battle Road in the bottom of the Elvendon Valley, road 

users entering or leaving Goring enjoy a tranquil rural 

environment. The valley feels isolated and enclosed with 

steep -sided, wooded slopes pasture/arable in its lower areas.  

¶ From the br idleway above the road at 120m on the north 

slope of the valley, views into the steep -sided valley are 

spectacular, and there a re also long -distance views to the 

west to the North Wessex Downs AONB.  

¶ The area is rich in biodiversity , including the Local Wil dlife 

Areas of Wroxhills Wood and a substantial area of the 

Conservation Target Area, Chilterns Escarpment South.  

¶ The valley is  the historic setting for Elvendon Priory, a 

designated Grade II building, built in the C15 th . Due to its 

religious origin, possi bly serving as a retreat for the nuns of 

Goring Priory, the structure and site of this building is likely 

to  be of archaeologic al interest.  

¶ This area forms part of SODCôs Landscape Character Area 8, 

Chilterns Escarpment, Management Strategy Conserve.  

Figure 50  Elvendon valley  
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7.2.4  North   

 

Figure 51  Farmland between Goring and South Stoke  

The rolling farmland between Goring and South St oke provides 

an important visual amenity for walkers, cyclists and horse riders 

using the Chiltern Way public footpath and other local footpaths, 

bridleways and minor roads and for road and rail travellers. It 

performs the following role and functions for the local and wider 

community:  

¶ It p rovides a separation between Goring and South Stoke.  

¶ It p rovides a sweeping setting and uninterrupted view s:  

o from high points on National Trust land (The Holies, 

Lough Down and Lardon Chase) in the North Wessex 

Downs AONB , to the north and east across the river to 

Goring and the wooded Chiltern Hills beyond;  

o fr om Wroxhills Wood Local Wildlife Site, the Chiltern Way 

and from Cow Hill above Goring in the Chilterns AONB, to 

the north and north west, towards Withymead Nature 

Reserve (Conservation Target Area), South Stoke and the 

river to the North Wessex Downs AONB  beyond.  

¶ It p rovides the setting for the minor road which follows the 

course of the prehistoric trackway, the Icknield Way.  

¶ It p rovides the setting for a historic l andscape of enclosures, 

field boundaries, ditches and possibly Bronze Age barrows 

revealed b y air photographs and crop marks.  

¶ For road users approaching Goring from the north on the 

B4009, it provides a distinctive rural entrance to the village 

through rol ling arable land with extensive fields and chalk 

hilltop s, typical clean -cut crests and view s to the high land 

behind Streatley in the North Wessex Downs AONB.  

¶ I t i ncludes a distinctive belt of low, rounded hills acting as a 

transitional zone between the C hilterns escarpment and the 

low - lying clay vale and Thames floodplain. The smoothly 

rolling hills have sparse tree cover because of hedgerow 

removal. The Landscape Character Assessment notes that 

this landscape is likely to be similar to the earlier, bare open 

vista of the ancient common fields which would have 

dominated this area. The Icknield W ay, a prehistoric route 

way, forms the eastern boundary of this local area.  

¶ This area forms part of SODCôs Landscape Character Area 6, 

Scenic quality High; Managem ent Strategy Restore.  

 

Figure 52  Approaching Goring on B4009  
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7.2.5  South Wes t   

This area bordered by the river Thames  to the west and the 

railway line to the east is a flat floodplain landscape with pasture 

and some areas of arable use.  It performs the following role and 

functions for the loca l and wider community :  

 

Figure 53  Goring weir and southwest floodplain  

¶ It serves as a catchment area for floodwater and large parts 

of it lie within Flood Zones 2 and 3.  

¶ It  is used intensively by residents, dog -walkers and visitors 

as a convenient and accessible waterside amenity space to 

experience the atmosphere and wildlife of the river at close 

quarters. It is promoted in walk leaflets as an accessible, 

easy , riverside r amble and is popular with tourists.  

¶ The Thames Path  National Trail follows the river bank through 

the riverside meadows south -eastwards towards 

Gatehampton, with views of the steep wooded hillside of the 

North Wessex Downs AONB to the west and the open 

Chi lterns escarpment to the east.  

¶ It f orms a fine sett ing for Brunelôs 1838-40 rail viaduct, 

notable for its elegant elliptical -arched design and high -

quality brickwork.  

¶ In views from Green Hill and the National Trust land at The 

Holies and Lardon Chase behi nd Streatley in the North 

Wessex Downs AONB, this a rea forms a pastoral fringe to the 

wooded suburban edge of the village below.  

¶ It provides a rich habitat for biodiversity and is the location of 

the riverside Little Meadow Nature Reserve.  

¶ It is particula rly visible for rail users on the approach to 

Gorin g as a foreground to the wooded slopes of the North 

Wessex Downs AONB across the river.  

¶ This area forms part of Landscape Character Area 11: 

Thames Valley and Fringes , and comprises flat, floodplain 

pastur e confined by the railway to the east. LCA conclusi on: 

Scenic quality High/Medium; Management Strategy 

Conserve/Restore.  
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7.3  Landscape policy  

 Conserving and enhancing Goringôs 

landscape  

Planning permission for any proposal within the Chilterns AONB, or 

aff ecting the setting of the Chilterns AONB or North Wessex Downs 

AONB, in Goring will only be granted when it:  

¶ conserves and enhances the AONBôs special qualities, distinctive 

character, tranquillity and remoteness in accordance with national 

planning policy  and the overall purpose of the AONB designa tion;  

¶ is appropriate to the economic, social and environmental 

wellbeing of Goring or is desirable for its understanding and 

enjoyment;  

¶ meets the aims of the statutory Chilterns AONB Management 

Plan;  

¶ avoids adv erse impacts from individual proposals (incl uding their 

cumulative effects), unless these can be satisfactorily mitigated.   

This policy does not prevent the granting of planning permission for 

new housing on the four allocated sites and, if necessary, on the 

reserved site, but should be borne in mi nd in the details of those 

sites.    

 

The whole of Goring -on -Thames Parish falls within the Chilterns 

AONB. The parish is also within the setting of the North Wessex 

Downs AONB.   

1)  The national planning policy con cerning AONB is set out in 

NPPF paragraphs 1 15 and 116. The Plan has taken note of 

feedback from statutory consultees and has defined a policy 

which encapsulates the national policy but adds local context 

to support planning officers when considering futur e planning 

applications.  

2)  Areas of Outstanding Natural Beauty (AONBs) are designated 

by the Government for the purpose of ensuring that the 

special qualities of the finest landscapes in England and 

Wales are conserved and enhanced. In policy terms they 

have  the same planning status  as National Parks. The 

Chilterns AONB was designated in 1965 and extended in 

1990. The Countryside and Rights of Way Act 2000 places a 

statutory duty on local authorities to have regard to the 

purpose of conserving and enhancing t he natural beauty of 

AONBs when coming to decisions or carrying out their 

activities relating to, or affecting, land within these areas  

3)  The Chilterns AONB covers 13 local authorities and the 

Councils work together to safeguard the future of this shared 

na tionally protected area through the Chilterns Conservation 

Board. The Board prepares a statutory AONB Management 

Plan which has been endorsed as a material consideration by 

SODC in planning decisions  

4)  The AONB is a nationally designated landscape and as suc h 

permiss ion for major developments will be refused unless 

exceptional circumstances prevail as defined by national 

planning policy. National guidance explains that whether a 

proposal constitutes major development is a matter for the 

relevant decision take r, taking  into account the proposal in 

question and the local context. For the purposes of this plan, 

ómajor developmentô will not be restricted to the definition of 

major development in the Town and County Planning 

(Development Management Procedure) (Engl and) Orde r 2015 

and will include consideration of whether a proposal has the 

potential to have a serious adverse impact on the AONB.  
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5)  In determining compliance with Policy.11  (a), actions to 

conserve and enhance the AONB shall be informed by 

landscape and visual im pact assessment and shall focus 

upon:  

i.  the Chilterns AONBôs special qualities which include the 

chalk escarpment with areas of flower - rich downland, 

broadleaved woodlands, open rolling countryside, tranquil 

valleys, the network of ancient routes a nd footpa ths and 

the river valley;  

ii.  the scope for enhancing and restoring those parts of the 

landscape which are previously developed, degraded or 

subject to existing intrusive developments, utilities or 

infrastructure ;  

iii.  locally distinctive patterns and spe cies comp osition of 

natural features such as chalk downland, trees, 

hedgerows, woodland, field boundaries and the river 

Thames  valley ;  

iv.  the locally distinctive character of Goring, Cleeve and 

Gatehampton and their landscape settings, including the 

transitio n between  man -made and natural landscapes at 

the edge of settlement;  

v.  visually sensitive skylines, geological and topographical 

features;  

vi.  landscapes of cultural, historic and heritage value;  

vii.  important views and visual amenity, including key views 

from wi thin the Chilterns AONB and back across the 

Goring Gap from the steep slopes of the North Wessex 

Downs AONB; and  

viii.  t ranquillity, dark skies and remoteness and the need to 

avoid intrusion from light pollution, noise and motion.  

 

Figure 54  Landscape areas  (repeat of Fig 41)  
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7.4  Biodiversity  

 Maintaining biodiversity  

To maintain and enhance biodiversity in Goring Parish.  

 

This Plan makes repeated reference to the fact that the 

countryside and landscape of Goring are what makes it such a  

special location. It is an area rich in biodiversity. From all angles 

and viewpoints, it is a green and fertile landscape with green 

hills,  hedges, trees, open green areas and the river Thames 

flowing along its western boundary with its meadowland and 

flo od plain.  

The following maps from the Thames Valley Environmental 

Records Centre (TVERC) show the extensive areas of Habitats of 

Principal Importance 28 and Designated Wildlife Sites 29  to the east 

and south east of Gatehampton Conservation Areas and to the 

east of Goring between Cleeve and the parish of Woodcote. 

These areas include Hartslock, Combe Fields, Fiddle Hill, Old 

Elvendon Park, Griggs Woods, South Stoke Marsh, Thames 

Island near Streatley, Wroxhills Wood, Withymead Nature 

Reserve and the Chilterns E scarpment South. They are all 

protected areas with rare and protected species of plants and 

wildlife. Protection and enhancement of this ric h biodiversity is a 

key consideration in the sustainability of our village . 

 

Figure 55  Habitats of Principal Importance  
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Figure 56  Designated Wildlife Sites  

 

 

Number 
on Map  

Site Code  Site Name  
Site 
Type  

1 UK0030164  Hartslock Wood  SAC 

2  Hartslock  SSSI  

    

3 67E03  Combe Fields (east)  LWS 

4 68A03  Combe Fields (nor th)  LWS 

5 67E06  Combe Fields (west)  LWS 

6 68AIO  Fiddle Hill  LWS 

7 68F03  
Old Elvendon Park and Griggs 
Woods  

LWS 

8 58W01  South Stoke Marsh (south)  LWS 

9 58V02  Thames Island near Streatley  LWS 

10  68A09  Wroxhills Wood  LWS 

11  Har  Hartslock  BBOWT 

12   Field west of Gatehampton Bridge  Other  

13   Withymead Nature Reserve  CTA 

14   Chiltems Escarpment South  CTA 

15   Thames Wallingford to Goring  Other  

      

SAC = Special Area of Conservation  

SPA = Special Protection Area  

NNR = National Nature Reserve  
SSSI = Site of Special Scientific Interest (Statutory)  

LNR = Local Nature Reserve  
LWS = Local Wildlife Site (Non -Statutory)  

p-LWS = Proposed LWS or Extension (Non -Statutory)  

LGS = Local Geological Site (Non -Statutory) (previously RIGS)  

SLINC = Site for loc al interest in Nature Conservation (Oxford City)  

BBOWT = Buck, Berks & Oxon Wildlife Trust Reserve  

WT = Woodland Trust Reserve  

RSPB = RSPB Reserve  
CTA = Conservation Target Area  

Other = Other Wildlife Site  
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The following policy reflects the vital con tribution to the 

economic, social and environmental  sustainability of Goring by 

conserving and enhancing the biodiversity of the Parish.  

  Conserve and enhance biodiversity  

Protection and enhancement of Goringôs rich biodiversity is 

fundamental to the sus tainability of the village .  

Any new development should conserve, restore and en hance 

landscape features (mature trees, hedgerows, ponds, grass banks, 

ancient walls etc), improve existing wildlife habitats, and protect 

and enhance wildlife corridors in Gor ing, including protection of the 

Habitats of Principal Importance and Designated  Wildlife Sites.  

All proposals for new development sites, including infill, should:  

¶ demonstrate a net gain in biodiversity;  

¶ include management plans to ensure new and replac ement 

biodiversity features are sustainable over the long term;  

¶ protect and ret ain all mature trees and hedgerows wherever 

possible;  

¶ protect and conserve all rare species.  

 

 

 

Figure 57  Gatehampton from Hartslock nature reserve  
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8.  Environmental impact  

This chapter outlines the Vision, Objectives and Policies relating 

to the impact of development on the natural environment of 

Goring Parish. It deals with questions of pollution, the adoption 

of sustainable and renewable sources of e nergy and the impact 

of development on agricultural land.  

VISION ï Goring will be a pollution - free environm ent.  

 

8.1  Pollution  

 Minimising p ollution  

To reduce harm to the environment by seeking to minimise 

pollution and negative environmental impact of all kin ds.  

 

With the exception of  one brownfield site, development proposed 

in this Plan necessarily takes place on the periphery of the village 

on hitherto greenfield sites. It is inevitable that this development 

will have some environmental impact. The followi ng Plan policies 

are intend ed to ensure that the impact through pollution is kept 

to a minimum.  

8.1.1  Light pollution  

The village of Goring  is surrounded by the Chilterns AONB. The 

well - lit built environment is contained within a well -defined 

periphery and cont rasts with the unlit rural landscape with dark 

skies outside the village. NPPF Para 125 suggests that ñgood 

design, planning policies and decisions should limit the impact of 

light pollution from artificial light on local amenity, intrinsically 

dark landsc apes and nature conservatio n.ò  In the case of new 

development, efficient artificial lighting, particularly street 

lighting, will be essential to ensure the safety, security and 

freedom of movement of pedestrians and cyclists. To avoid the 

risk of overligh ting, particularly on acces s roads to new 

developments, lighting designs should be adopted which prevent 

lighting being intrusive on residents, do not have an adverse 

effect on wildlife and the wider natural environment and do not 

intrude on the dark lands cape. Mitigating design fea tures include 

considered choice of the placing, height and design of street 

lamps, the avoidance of white and ultra -violet light and the use 

of dimmable and  time - limited systems. 30  Suitable planting can 

also mitigate some of the e ffects of external lighting . 

 Light p ollution  

Development proposals must include external lighting schemes which 

include design features and mitigating measures that avoid 

overlighting and limit the adverse impact of lighting on neighbouring 

residents, the  rural character of the cou ntryside and biodiversity.  
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8.1.2  Air quality and pollution  

The aim of a policy relating to air quality is to ensure that 

residents benefit from a healthy environment and that air 

pollution in the village is minimised.  In the absence  of significant 

manufacturing industry in Goring, the major source of pollution is 

domestic and commercial motorised transport.  The B4009 is an 

important local artery which passes through the High Street and 

provides access not only to the shops and other  services in the  

centre of the village but also to the river crossing.  In a 24 -hour 

period there are about 6 ,000 traffic movements on this route.  

Traffic is frequently at a standstill in the High Street as a result 

of the physical constraints of the road , raising levels  of pollution.   

Plan policies aim to limit pollution in various ways:  

¶ New developments should be designed to ensure that air 

pollution can be kept to a minimum in a sustainable way 

by the provision of easy access for pedestrians and 

cyclis ts to the centre  and the main amenities of the 

village , thereby reducing the use of cars for local 

transport  (Policy.20 )  

¶ Housing design should adopt best practice for energy 

efficiency thereby limiting emissions from fossil fuels .  

¶ The scheme for a revised lay -out of the H igh Street 

should improve traffic flow and reduce congestion  

(Action.06 )   

¶ The number of HGVs using the B4009 illegally as a river 

crossing should be monitored and reduced  (Action. 08 ).  

¶ More generally, in preparation for the new generation of  

motor vehicles,  high -speed electrical charging points 

should be installed in public car parks.  

 

 Air quality and pollution  

Any development should seek to minimise the impact of air pollution 

on immediate neighbours and the wider community of Goring. In 

ord er to protect pu blic health from the impacts of poor air quality:  

¶ development in Goring must be compliant with the measures laid 

out in the district councilôs Developer Guidance Document and 

the associated Air Quality Action Plan, as well as the national air 

quality guidance and any local transport plans ;  

¶ all development proposals should include measures to minimise 

air pollution at the design stage and incorporate best practice in 

the design, construction and operation of the development ;  

¶ where a developm ent has a negative impact on air quality, 

including cumulative impact, developers should identify 

mitigation measures that will sufficiently minimise emissions from 

the development. Where mitigation is not sufficient the impacts 

should be offset through pl anni ng obligations ;  

¶ development will only be permitted where it does not exceed air 

pollution levels set by European and UK regulations.  

 

8.1.3  Noise pollution  

All development sites in the Plan are proposed for housing and 

are not expected to contribute to nois e po llution at unacceptable 

levels. No specific policies are proposed.  
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8.1.4  Water supply, sewerage and drainage  

The Environment Agency has noted that ñmuch of Goring lies 

within a Source Protection Zone 1ò31 . Thames Water has 

commented that there are areas wh ich may have limited capacity 

to absorb further growth without enhancement of the 

infrastructure and has advised that for all developments a 

Grampian style condition is imposed, stating that ñDevelopment 

wi ll not commence until details are approved of how the 

developer will ensure the public water supply source is not 

detrimentally affected by the proposed development, both during 

and after its construction. Details of protection measures shall 

cover, as a m inimum, the mitigation proposed to prevent 

contami nation of the groundwater source due to ground 

disturbance, pesticide use and drainage system discharge (both 

surface water and foul water systems) and should be submitted 

to, and approved in writing by, th e local planning authority in 

consultation with Th ames Water. ò   

The sewerage and drainage capacity has been reported to be 

under strain in Manor Road, and along Gatehampton Road near 

the railway station.  

 

 Water, sewerage and d rainage capacity  

All development proposals must demonstrate that there are or will be 

adequate water supply and water treatment facilities in place to serve 

the whole development. For phased development proposals, each 

phase must demonstrate sufficient water supply and water t reatment 

capacity . 

¶ New developments are required to be de signed to a water 

efficiency standard of 110 litres/head/day (l/h/d) for new homes.  

¶ Proposals that increase the requirement for water will only be 

permitted where adequate water resources either alre ady exist or 

can be provided without detriment to existin g abstraction, river 

flows, groundwater flow to and from springs, water quality, 

biodiversity or other land uses.  

¶ Any development must demonstrate that it meets appropriate 

standards of sewerage and drainage provision so as to minimise 

adverse impacts on i mmediate neighbours and the wider 

community of Goring .  
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8.2  Impact on agricultural land  

Policy for the use of agricultural land for housing development is 

set by the National Policy Planning Framework  (NPPF). According 

to NPPF Para 112 ñLocal planning authorities should take into 

account the economic and other benefits of the best and most 

versatile agricultural land.  Where significant development of 

agricultural land is demonstrated to be necessary, local planning 

authorities should seek to use areas of po orer quality land in 

preference to that of a higher quality.ò   

A separate land policy for Goring -on -Thames is not necessary.  

8.3  Renewable low -carbon energy and waste 

disposal  

Neighbourhood plans are required to adopt policies which 

maximise renewable and l ow -carbon energy sources. 32  Within 

the scope of a neighbourhood plan such sources can include the 

use of solar panels, ground source and hydro heat pumps, wood -

fired systems wi th strict air pollution control and, on a local 

scale, anaerobic digesters and sc hemes for energy recovery 

through the recycling of waste. The Plan is fully supportive of 

proposals for development which incorporate the use of 

renewable sources for energy g eneration.  
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9.  Building design  

This chapter outlines the Vision, Objectives and Policies for how 

good building design and sensitive development will contribute to 

maintenance and protection of the character and ambiance of 

Goring.  

VISION ï all new developments in Goring will be designed to 

fit in with the look and feel of the village a nd do minimum 

harm to the AONB and river setting.  

 

 Building design  

To ensure that all new developments in Goring are designed to 

a high standard and satisfy the unique characteristics and 

requirements of the village.  

 

9.1  Goringôs unique character  

This chara cter emerges from a long history. As described in 

Chapter 2, the village changed little from medieval times until 

the mid -seventeenth century but over the next 200 years it grew 

steadily and the advent of the railway in 1840 brought sig nificant 

development . Large houses were built in spacious grounds, while 

cottages were built for railway and agricultural workers and the 

domestic staff of the larger houses. The legacy of this period is 

the key to Goringôs built identity today. Some of the largest 

houses mad e way for post -1950 developments but the expanse 

of the original sites, the trees that were planted and the network 

of drives and roads have survived to provide a matrix to absorb 

late twentieth -century houses, many of them dating from the 

1960s and 1970s.  This trend may continue in the future where 

the architecture is less meritorious and where some replacement 

and redevelopment to provide smaller dwellings could enhance 

the area. Good design can ensure that future new development 

integ rates well with exis ting settlement scale and character as 

well as creating inclusive and accessible homes and workplaces 

that enhance the quality of life.  

 

Figure 58  Twentieth century infill ï Cleeve Road area  

9.2  Promoting good design  

The first Goring Design Statement, 33  developed by the Goring 

and Streatley Amenity Association in consultation with residents, 

was published in 2001 and refreshed in 2011. It was intended to  
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support the management of change rather than its prevention 

and, since publication,  it has been a valuable source of advice for 

developers and property owners seeking planning permission for 

new buildings, extensions or alterations, whilst retaining the 

visual character of the village.  

The Design Statement has helped to ensure that mod ern 

developments using sympathetic materials and detailing have 

maintained and strengthened the visual cohesion of the village 

and help to continue Goringôs architectural tradition. 

The result is an attractive riverside community combining 

traditional and contemporary design in a richly landscaped and 

well -established green environment. This is the character that 

residents  value and wish new development to respect.  

9.3  Raising the quality of new development  

We welcome the advent of two authoritative design guid es to 

complement the Goring Design Statement. Their use will be 

encouraged to ensure the expectations of NPPF para 58 a nd 

SODCôs Policies D1 (Local Plan 2011) and DES1 and DES2 

(emerging Local Plan 2033) are met.  

SODCôs Design Guide34  aims to improve the qu ality of design in 

all new development using a simple set of design criteria based 

on best practice. The Chilterns Buil ding Design Guide 35  provides 

practical advice on how to build or restore properties in keeping 

with the special qualities of the Chilterns  AONB.  

These guides promote inclusive, sustainable development and 

social and economic change which can help Goring to become a 

future -proofed and ógreenô village. 

 

 Building design principles  

To ensure that all development respects and maintains the charac te r of 

the village and the surrounding rural AONB, the Plan will support proposals 

which:  

¶ comply with SODCôs Design Guide and the Chilterns Buildings Design 

Guide ;  

¶ respond positively to scale, mass, density and design of the immediate 

area and the village context;  

¶ conserve and enhance the characteristics of the Conservation Areas 

and their settings that make a si gnificant contribution to the area;  

¶ in edge of village locations, acknowledge the Planôs spatial strategy 

and are sensitive to the transition from urban to rural character;  

¶ sympathetically introduce high quality, modern design in appropriate 

locations;  

¶ par ticularly in the conservation area s, consider the use of  locally 

distinctive features and materials such as decorative red and grey 

brickwork, flin t work, tile work, chimneys and porches , as  described in 

the Goring Design Statement;  

¶ respect and protect the AONB . 

Figure 59  The Birches  
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10.  Heritage and c onservation  

This chapter describes the Vision, Objectives, Policy and Actions 

to help conserve and enhance Goringôs historic character whilst 

helping the village grow and adapt for the future.  

VISION : Goringôs historic character and assets will be 

conserve d and enhanced for the benefit of future generations.  

 

10.1  Goringôs historic character 

Human activity in Goring parish extends back to prehistory, with 

the earliest evidence of settlement on the gravel terraces in the 

river valley at Gatehampton. A Palaeolith ic long blade and a kiln 

site are the oldest finds, with worked flints, flint knapping floors, 

hearths and enclosures dating  to the later Mesolithic and 

Neolithic periods, when there were also signs of tree clearance 

and settlement. The Icknield Way, an an cient trackway, was in 

use in prehistoric times, running from Norfolk to Wiltshire, 

crossing the Thames near Goring. The Rid geway also crossed the 

river in Goring and followed the Berkshire Downs to Wiltshire.  

A Bronze Age cemetery and Iron Age pottery and coins indicate 

ongoing occupation to Roman times when a high -status villa was 

established in Gatehampton. Since 1993, this has been revealed 

in excavations by South Oxfordshire Archaeological Group and 

hundred s of local volunteers over many summers.  

Later Saxon occupation is indicated by the site of a ópit houseô 

with post holes. However, during this period the focus of 

settl ement in the area seems to move to the present site of 

Goring village, possibly due to  the founding of a church. The 

Domesday Book of 1086 valued Gatehampton (Gadintone) at £6 

but Goring (Garinges) at £15.  

By the twelfth -century  an Augustin ian  priory was f ounded next to 

the church but it was always a small religious house and was 

dissolved about 1539. It was demolished but excavations show 

that the present church, St Thomas of Canterbury, served as 

part of the nuns ô church. The church that remains has fine early 

Norman  and later features and is listed Grade I.  

Growth was slow until the arriv al of the Great Western Railway in 

1840. This transformed the  settlement  into the substantial 

village that it is now. Modest houses were constructed for rail 

and agricult ural workers. Businessmen, now easily able to reach 

London, Reading and Oxford, built large red -brick mansions, 

many of which survive today.  

In 1801 Goring had 677 residents and over half of the employed 

men were agricultural labourers. By the 1881 census there were 

1027 residents, 13% of whom, mostly men, worked in 

agriculture as labourers  and 7%, mostly women, were servants. 

A wide range of other jobs illustrated a diversifying economy: 

mason, boat builder, cabinet maker, fishmonger, draper, shoe 

and boot  maker, sawyer, innkeeper, blacksmith and, for the first 

time, office worker and profe ssional.  

The village had boat -builders, a brewery , gas and water works 

providing employment for a largely local workforce. During the 

C20 these industries disappeared. Lo cal employment is now 
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mostly small scale and largely in the care, hospitality and serv ice 

sector and the retail trade. There is a high level of home -

working. The majority of employed residents now commute by 

train or road to one of the major urban centres.  

 

Figure 60  Goring and Gatehampton  Conservation Areas  

29 buildings designated on Historic Englandôs National Heritage 

List, together with records from the Oxfordshire Historic 

Environment Record and two Conservation Areas testify to 

Goringôs long history. You can find details of the listed buildings 

and other heritage assets in Goring, together with maps showing 

their distribution in the Sustainability Appraisal Section B.1.10 

Heritage and archaeology.  

The most significant listed b uilding is the Church of St Thomas of 

Canterbury (C12 ï C19;  Grade I); t races remain of the  adjacent 

priory. Three of Goringôs popular pubs are housed in listed 

buildings: the Catherine Wheel (C17), John Barleycorn (C18) and 

Miller of Mansfield (C19). A ro w of C18 cottages at 1 -7 High 

Street now houses businesses, but Cleeve Mill (C17), Goring Mill 

(C19) and other listed buildings have become dwellings. The 

most visually dramatic listed structure is Brunelôs Gatehampton 

Viaduct which sweeps across the river  south of the village.  

Goringôs historic character is one of the main attractions for 

visitors, residents and businesses, and sensitive conservation is 

essential to help the village grow and adapt for the future .  

 

 
Figure 61  Gor ing mill and church  
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 Heritage conservation  

Goring will conser ve and enhance its heritage, an irreplaceable 

resource, making sure that it remains in productive use and 

realises its potential for delivering economic, social and 

environmental benefits for the village.  

 

In conformity with Local Plan 2011 CON11, the Plan aims to 

protect the historic environment at both a local and a strategic 

level, strengthening broader heritage policies from the local plan 

and putting them into action locally.  

 

 The h istoric environment  

The parishôs designated historic heritage assets and their settings, 

both above and below ground including archaeological sites, listed 

buildings, scheduled monuments and conservation ar eas will be 

conserved and enhanced for their historic sig nificance and their 

important contribution to local distinctiveness, character and sense of 

place.  

Proposals for development that affect non -designated historic assets 

will be considered , taking acc ount of the scale of any harm or loss 

and the significanc e of the heritage asset as set out in the National 

Planning Policy Framework (NPPF 2012).  

 

Other Plan proposals in this section do not relate to land use, so 

that this objective  will be delivered locally through actions rather 

than policies.  

10.2  Conservation Areas  

The richness of Goringôs heritage is well demonstrated by the 

fact that it contains two Cons ervation Areas and 29 listed 

buildings and structures. Goring Conservation Area was 

designated in 1978 and its boundary amended in 1988; 

Gatehampton Conservat ion Area was designated in 1984.   

However, parts of Goring Conservation Area have been neglected 

and features such as inappropriate alterations to buildings, 

lighting and adverts have intruded into the street scene, 

particularly in the High Street (below).   

 

 

Figure 62  Above: Goring Conservation Area degraded  

Figure 63  Above: Goring Conservation Areas respected  
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If Objectiv e 0 8 is to be realised, safeguarding, conserving and 

enhancing these listed historic assets, other unlisted heritage 

assets and their settings are all important.   

Conservation Area appraisals and management plans are 

essential tools to pr otect the village from further potentially 

inappropriate or damaging development, and to enhance the 

quality of future development in the Conservation Areas.  

To date neither Conservation Area has been subject to an 

appraisal by the body with statutory resp onsibility , SODC, nor 

have management plans been created. This failure of national 

policy to appraise and protect Goringôs Conservation Area has 

recently been recognised in a High Court judgement. 36   

Action. 01 addresses this omission  and aims to  equip the v illage 

to better conserve and enhance its Conservation Areas in the 

future. In conformity with Local Plan 2011 CON7 and NPPF para 

137, development will be supported where it has a positive 

outcome for the conservation and enhancement of the 

Conservation Ar eas, including consideration of the contribution 

made by their settings. This action will be strengthened by 

SODCôs emerging Local Plan 2033 Policy ENV8 Conservation 

Areas which states that it intends a óbetter understanding of 

Conservation Are as é through producing Conservation Area 

Character Appraisals and Management Plans .ô 

An Article 4 Direction may be appropriate for the Conservation 

Areas if permitted development is causing a loss of their special 

interest, character and appearance.  

 

10.3  Heritage assets  

Heritage assets, both designated and undesignated, offer social 

and economic benefits for the village, but they can be vulnerable 

to speculation or sudden changes of fortune. Fo r example, one 

listed building has already been lost: Thames House in the 

groun ds of the former Goring Brewery was demolished in 1988.  

 

Character area studies, identification and recording historic 

buildings, and other heritage assets such as archaeologica l 

remains valued by the community, help to protect them when 

subject to plannin g applications, as described by SODCôs 

emerging Local Plan 2033 Policies ENV6 Historic Environment 

and Heritage Assets and ENV7 Listed Buildings.  

  

Action.01:  Conser vation Area appraisals  

Conservation Area appraisals will be undertaken and management plans 

prepared to ensure future development is sensitive and appropriate.  

¶ This action calls for engagement between the Parish Council and the 

responsible body, SODC, and Historic Eng land to undertake 

Conservation Area appraisals for Goring and Gatehampton 

Conservation Areas.  

¶ Management plans will be developed for their conservation and 

enhancement.  

¶ Resources to address this action will be sought via SODC, in 

accordance wit h Local Plan  2011 (para 3.101) and emerging Local 

Plan 2033 Policy ENV6.  
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Some unlisted historic buildi ngs have already been re -purposed, 

finding valuable new roles, see below.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Action.02 below, using resources such as the Oxfordshire Historic 

Environment Record and the Oxfordshire Historic Landscape 

Characterisati on project, offers the opportunity to harness the 

communityôs interest in their historic environment by involving 

loca l people in:  

¶ adding to the evidence base;  

¶ inputting to the preparation of a comprehensive list of locally 

important buildings, features, v iews;  

¶ a survey of Grade II listed buildings to see if any are at risk 

of neglect, decay or other threats;  

¶ a review of the conservation area and/or the preparation of a 

character appraisal or its review.  

 

 

Figure 70  South Oxfordshi re Archaeolog ical  Group excavating at Gatehampton 
Roman villa  

Figure 65  British School 
1850  

Figure 64  Temperance Hall 
1879  

Figure 66  
Boathouse/Showroom 

1894  

Figure 67  Old School 1856  

Figure 69  Court 
Gardens, nineteenth 

century, now 
apartments  

Figure 68  The Grange, 

nineteenth century, now care 
home  
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Action.02:  Protecting and re - purposing heritage assets  

Identifying and recording historic landscapes and buildings is the first 

step in protecting heritage assets. Finding new, suitable uses for old 

buildi ngs both listed and unlisted, will protect and enhance them and 

ensure they continue to bring economic, social and environmental 

benefits for Goring.  While listed assets are already recorded and 

protected, unlisted heritage assets in Goring will be identif ied and 

formally recorded, perhaps as part of a heritage cluster, character 

area or view, noting their history and assessing their role and value 

following  the assessment criteria in the Historic Englandôs Advice 

Note 7: Local Heritage Listing. If appropri ate, any assets of note will 

be proposed to the district council for adoption onto a register of 

Locally Listed Bui ldings as part of Local Plan 2033ôs Policy ENV6. 

GPC will liaise with SODC, Historic England and local volunteer 

groups, for example Goring G ap Local History Society and the Goring 

and Streatley Amenity Association, to achieve this. This action will 

encour age:  

¶ investment in and/or conservation and enhancement of buildings 

and/or spaces between them;  

¶ opportunities to repair, conserve, enhance, o r bring back heritage 

assets into use, especially those in danger of falling into 

disrepair;  

¶ consideration of poten tial future uses for vulnerable buildings, for 

example conversion of upper floors to flats, or a home for a local 

ópop -upô museum which would  add value to the growing tourism 

and hospitality economy of the village;  

¶ opportunities for community engagement in  a deeper 

understanding .  
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11.  Social infrastructure  

This chapter describes the Vision, Objectives and Policies to support maintenance and grow th of the sports, leisure, education and social 

facilities in Goring and how best use can be made of the villageôs qualities and the energy of the community. 

 

Figure 71  Gardiner recreation ground  

 

The elements that contribute to t he social infrastructure of the village are very diverse. They include resources and amenities that are 

available to all, services which are essential for specific groups, features of the village and village life which support th e sense of 

community and pe rsonal wel lbeing. Some are the responsibility of GPC or other public bodies; others are maintained by volunteers and 

special interest groups. Still more are provided commercially but to the communityôs benefit.
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 Maintainin g and enhancing community 

facilities  

To maintain and enhance existing community amenities, 

services and facilities and maximise social and leisure 

opportunities for all residents.  

 

Goring is a village which has grown and changed throughout its 

history. It  has successfully maintained its sense of community 

whilst the basis of its economy and the makeup of its population 

have evolved. It is well provided with the major services and 

amenities. Major themes are presented below and, where 

appropriate,  specific policies put forward.  

11.1  Open green spaces  

In addition to the outdoor opportunities offered by its location in 

the Chilterns AONB, Goring is well  endowed with open spaces in 

the form of parks and recreational space. The Gardiner 

Recreation Ground and Sheepcot  Field offer opportunities for 

organised sporting activities for all ages, primarily football, 

cricket, tennis and bowls all of which have club s that are active 

in local leagues and tournaments. The space they provide is 

further appreciated by hikers, dog walkers, joggers and 

picnickers and offers locations for fairs, festival events and 

informal get - togethers. The much smaller Bourdillon Field 

provides a public green space on the eastern side of the village. 

The river provides a locus for both rowing and s ailing clubs.  

 

Figure 72  Open air theatre performance at the lock  

The village has only limited smaller, open green spaces for 

communal use within the built environment. Rectory Gardens, 

adjacent to the Anglican church, provides a  formal enclosed 

area. Ferry Lane meadow, a green space leading to the river and 

Lock Green, the grassed area between the lock and the 

millstream, offer less formal areas for picnicking or 

entertainment. In new developments developers will be 

VISION: Goring will retain and evolve its ex isting vib rant and 

integrated community with a range of sports, leisure, 

education and social facilities, to meet the needs of the whole 

current and future population, making best use of the villageôs 

qualities and the energy of the community.  
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encouraged to  include within the site design small open green 

spaces proportionate to the size of the deve lopment and to adopt 

planting schemes that enhance the green aspect of the village.  

In two respects the village falls short of the spatial norms 

proposed in the SO DC Infrastructure Delivery Plan.  

First, there is no allotment space in the village. However,  under 

an agreement with Streatley Parish Council in West Berkshire , 

space is made available in Streatley for Goring residents which 

meets current demand. The Plan  therefore makes no provision 

for allotment space.  

Secondly, the village is notably deficien t in the provision of 

outside recreation and exercise space for teenagers and young 

adults. Such space might be in the form of a multi -use games 

area (MUGA) or a s kateboard park. The SODC norm for this is 

0.3 hectares per 1000 population i.e. approximately  1.0 hectare 

for Goring. Goring has no such space at all. The policy below 

addresses this issue.  

 

  

 Open space, sport and recreation in new 

residential development  

New residential development will be required to provide or contribute 

towards accessible sport and recreation facilities, including playing 

pitches, in line with SODCôs most up- to -date Leisure Strategy, and 

Sport England guidance.  

¶ The provision of open spac e, sport, recreation and play facilities, 

and playing pitches is expected to be delivered on site, unless 

this is demonstrated not to be feasible.  

¶ Provision for the future long - term maintenance and management 

of the open space and facilities must be agreed  as part of the 

planning application.  
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11.2  Village and community halls  

Goring possesses a number of community assets which provide 

locations for indoor activities. The main venue is the Village Hall 

containing the Hall itself, the Bellême Room and the Garde n 

Room. Further space is provided by the former school building, 

now t he Community Centre, which is leased from Oxfordshire 

County Council. Other activity and meeting space is provided at 

the Scout Hut at Storton Lodge, at the Social Club and at church 

mee ting rooms.  

 

Figure 73  On the catwalk in the Village Hall  

These facilities are used for a limited range of physical activities 

including badminton, table - tennis, dance and gymnastic and 

exercise classes. Otherwise they offer spac e and amenities for 

the myriad interest groups in  the village. From drama to bridge, 

wine - tasting to gardening, jazz to classical music, U3A to dog 

training, scores of groups depend on the availability and the 

suitability of these facilities. These are the  activities which 

contribute to the social charac ter and cohesion of the village and 

which help create its social fabric. With very little financial 

support available from public authorities the facilities needed are 

typically maintained and enhanced by fu nding from a variety of 

sources: charges for use of facilities, sale of tickets for events, 

membership subscriptions, fund - raising campaigns, private 

financial contributions and the use of volunteers for virtually all 

staffing.  

 

Figure 74  The monthly jazz concert in the Village  Hall  

Whatever the overall provision, the Village Hall itself is very 

heavily booked and cannot meet all the demands that there are 

for its services. It is also relatively small and not suitable for 

events l ikely to attract large numbers. 37  Accurate data on  need 

for and use of the different facilities is difficult to obtain 

especially as each has its own booking system and there is little 

liaison between the different sites. The village would benefit from 

havi ng easy and efficient access to a co -ordinated, p robably 

online, booking system.   
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11.3  Retail and ho spitality services  

Goringôs retail services have a crucial function in animating and 

giving character to the centre of the village as do the pubs, 

restaurants and cafés. All benefit from the attractiveness of the 

village and its location, which brings cons iderable numbers of 

visitors to the villa ge who make use of the services and help 

support their continuing availability. A number of businesses 

have won major awards in recent years for the quality of their 

food , making Goring a destination of choice for w alkers and 

cyclists as well as residents and other visitors. Beyond pub fare, 

Italian, Indian and Chinese cuisine are all available in the village.  

In the retail sector, as with many villages of its size, Goring has 

long experienced a sense of precariousne ss as shops have 

opened only to close wit hin no more than a few years. The 

situation has been exacerbated by the recent closure of the two 

banks. At the same time, some shops have not merely 

succeeded but flourished. The outstanding hardware store has 

stoc ks which attract clients from well outsid e the village. 

Swift Office  provides a range of printing, stationery and computer 

supplies  which its combines with its online  business to provide 

the village with a highly convenient resource. The village has 

successfully retained its butcherôs. Nonetheless , as much as 95% 

of weekly grocery shopping is done outside the village. 38  It may 

well be that that figure will be reduced now that virtually all food 

and household products are available in the village as a result o f 

the recent arrival of a major supermark et retailer.  

The vision for a major redesign for the centre of the village set 

out in Chapter 13 (Action.10)  is intended to provide a heart to 

the village that is attractive enough to make it a destination in its 

own right for both casual and regular shop pers and for tourists.  

 

This would perhaps be the best way of ensuring that the village 

sustains a vigorous retail presence.  

11.4  Public transport  

There are high levels of car ownership and car usage in Goring 

but publi c transport has an important function for  many in the 

community.  

11.4.1  Bus 

As in other rural communities, bus services for those who do not 

possess, or prefer not to use, private means of transport, 

(typically the elderly, the disabled, and the young) struggle to 

survive economically.  

Public bus serv ices in Oxfordshire have been gradually 

contracting for many years against a backdrop of declining 

central government funding of local authorities. In recent years 

several attempts have been made to run commercially  operated 

but subsidised services for Gor ing residents. All have proved 

Action.03:  Co- ordinated use of hall and room facilities  

The Plan proposes that a full evaluation be carried out of the level 

and nature of present use of the different hall and room fa cilities 

leading to the development of a coordinated booking system making 

all sites accessible through a single point of access. At the request of 

the Parish Council this process could be led by the Goring and 

Streatley Amenity Association.  
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ultimately uneconomical following the recent withdrawal of 

subsidies by OCC.  

Most recently, aiming to meet the ongoing need for local public 

transport in the absence of subsidies, an i nnovative and 

enthusiastic Community Inte rest Company (CIC), Going Forward 

Buses, 39  based in Goring, started operating local services in 

March 2017. The intention is to develop a network of routes 

between local villages, towns, hospitals and schools. Six ro utes 

had been recently established or pil oted, serving Goring, 

Wallingford, the Stokes, Streatley, Pangbourne, Whitchurch and 

Reading. Other services continue to be added. Buses also serve 

Wallingford School during term time, and the visitor attractions 

at  Beale Park and the National Trustôs Basildon Park.  

 

Figure 75  Going Forward bus outside Goring railway station  

This service depends heavily on volunteers, an example of the 

valuable contribution made by residents to their communi ty. The 

Plan supports the current efforts to provide a public bus service 

for residents, businesses and visitors, making an important 

contribution to a sustainable community.  

11.4.2  Rail  

Goring is well served by the local rail station, Goring and 

Streatley, with stopping services to Didcot and Ox ford or London 

and Reading, where passengers can change for faster trains to 

Paddington or Waterloo, and the Rail Air bus to Heathrow. The 

Office of Rail and Road reports that passenger numbers at Goring 

station increased between 2015 / 16 and 2016/17 by 2. 9 per cent, 

to 422,086, compared to 0.8% nationally .40  

After successful campaigning by the Mobility Issues Group for 

Goring and Streatley (MIGGS) the station has recently been 

equipped with lifts to all platforms, an enormou s asset for 

pass engers with mobility difficulties or with luggage or 

pushchairs. A further issue, on which the same group has 

campaigned, relates to pedestrian access along a narrow 

pavement alongside a busy road. Action.07  addresses this issue.  

A major i ssue for rail tr avellers at Goring station is parking. The 

station attracts many commuters from outside the village and 

these numbers will increase. The planned increase of Network 

Rail parking places from 94 to 134 may be inadequate to meet 

the demand. At  present the car  park is frequently full. Long -stay 

parking on nearby streets has been managed by time - limited, 

on - road parking restrictions but there is evidence that these are 

not being enforced and that motorists are parking all day on 

residential stree ts. Action.0 9 addresses the need to establish a 

clear parking strategy for the village including the station.  
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11.5  Social and physical integration  

 An integrated community  

To ensure that Goring remains a socially and physically 

integrated community.  

 

It is impo rtant for the social cohesion that any new 

developments in Goring should ensure that new residents are 

able to become integrated into village life easily and quickly. 

Wherever possible, this should be supported by ensuring that 

new developments a re in clos e proximity to the existing 

community and have ready access to the centre of the village 

and its various amenities.  

Development that is not contiguous to existing built forms should 

be discouraged , so that new residents will feel that they are p art 

of the  natural evolution and extension of the village. Similarly, 

developments should not be grouped in one part of the village 

but should maintain the balance of the existing community. 

There should be safe and convenient pedestrian and cycle access 

to all vill age amenities and resources within the village as well as 

to the external environment. This objective is supported by the 

Plan Spatial strategy (see Chapter 3) and Objective.02 (See 

Chapter 6).  

 

Figure 76  Goring in Bloom planting  at station



 

 

98  
Goring -on-Thames Neighbourhood Plan  

Plan Made ï July 2019  11. Social infrastructure  

11.6  Education  

The Goring Church of England Primary School occupies a special place in the village. Almost all children brought up in Goring  start their 

education there and it is a focal point for young families.  The school is located 800m from the village centre and is adjacent to an open 

green space (The Bourdillon Field, owned by the Parish Council as Trustees) to which it has access for certain activities.  T he school is 

accessible on foot by most pupils in th e village, with 35% living in close p roximity.  The school has a ñGoodò OFSTED rating. The site also 

accommodates Goring and Cleeve Pre -School.  Administratively, within the Oxfordshire County Council strategy for provision of primary 

education, Goring Pri mary School is part of the Woodcote c luster of schools. This cluster is made up of a number of local schools including 

the small school in the nearby village of South Stoke.  

Surveys and consultations, including Regulation 14 feedback, conducted as part of  the Plan consultation process, revea l two main issues 

of concern for residents of Goring relating to the school. There is  some  belief in the village that the school has inadequate capacity to 

provide a place for all children of primary school age living w ithin the catchment area. The re is al so a  concern in the village about  the 

physical state of the school buildings . 

 

Figure 77  Aerial view of the school and adjoining Bourdillon field  
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11.6.1  School capacity  and buildings  

11.6.1.1  School capacity  

Goring Primary School currently opera tes as a 1.0 Form Entry 

school with a limit of 30 pupils per class per year.  The catchment 

area includes the parish  of Goring and Ipsden. At Easter 2018 

twenty -seven , out of  two  hu ndred and thirty -seven , pupils in the 

school are from out of catchment.  Thes e additional numbers 

ensure that each class is full at the beginning of the school year 

and that full funding is thereby received.  In consequence, new 

pupils arriving in Goring dur ing the year may not be able to find 

a place, as is common in other schools.  This has given rise to the 

perception that the school has no capacity for larger in -

catchment numbers.    

The Plan recognises that any increase in housing numbers is 

likely to crea te a proportionate increase in applications. The Plan 

is allocating sites th at in total will provide approximately 9 4 

dwellings phased over the first few years of the Plan period 

(2018 ï 2033).  Oxfordshire County Council has considered the 

future pupil de mand and has stated that ñat this stage expansion 

of the school is not justi fied.ò 41  

11.6.1.2  School buildings  

The school buildings were constructed in the 1960s and have 

suffered from the effects of inadequate maintenance in recent  

years. Maintenance is the respon sibility of the school governors 

and the Diocesan Board of Education, using funds provided by 

central government.   It  is clear that not enough money has been 

made available . The Plan acknowledges that the condition of the 

school is of concern to the commun ity.   Although it is currently 

providing a good standard of education as evi denced by the 

OFSTED rating, the quality of the school buildings needs to be 

addressed to ensure that it will continue to provide a suitable 

environment for pupils and staff alike.  This could be achieved 

either by repair or refurbishment of the existing sc hool, or 

remodelling or replacement with a new school.  

 

 

 

Figure 78  Goring school  
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11.6.1.3  Summary and objective  

The conclusion of the above is that there is no evidence that the 

school has or will have a capacity issue, nor that the condition of 

the school will prevent the continuing provision of education 

during the life of this version of the Plan . 

Recognising the importance of the primary school to the 

community,  the objective for the Plan is:  

 

11.6.2  A future for the school  

I t is currently not clear  what the best way forward is for the 

school  to achieve the above objective.  

A full - scale professional study of the options for the future of the 

school i s required. This should include consideration of the 

relative merits and costs of (i) renovation and u pgrading of the 

existing structure, (ii) the adaptation of the current footprint of 

the school stage by stage to new designs , or indeed (iii) the 

construc tion of a new school possibly on the present site which 

could be achieved by using a part of the Bourd illon Field . Given 

the difficulties of forecasting demand until 2033, the latter option 

in particular might allow flexibility for the eventual adaptation to 

a 1.5 form intake should it ever be needed. Such a solution 

would ñfuture-proof education provision  in this areaò42 . With 

these considerations in mind the Plan therefore supports as an 

action the project initiated by  governors of the school in 

conjunctio n with the Parish Council and recommends that this be 

established as a strategic project following the  making of this 

Plan.   Any development proposal resulting from this project could 

be put forward to SODC as part of the normal planning process 

or could b e included in the next iteration of the Neighbourhood 

Plan.    

Action.04:  A plan for the future of the school  

A strategic project should determine the need for upgraded, extended 

or new facilities for Goring Primary School and the best way to 

provide these including s upport from CIL funds for the project and for 

any subsequent redevelopment. Subject to consultation, the 

pref erred option should be put forward to the relevant planning 

authority (SODC) or should be included in a subsequent iteration of 

the Goring Neighbou rhood Plan.   

 

 School facilities  

To have the best possible education facilities and adequate 

capacity to accommodate the children residing in the village.  
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11.7  Health and wellbeing  

11.7.1  Health in the community  

The brief description of village life in Chapter 2 demonstrates 

that Goring already provides substantial opportunities for healthy 

living for the different segments of the community. Its recreat ion 

grounds provide opportunities for sports and games for all ages.  

The setting in th e AONB and alongside the river Thames with its 

criss -crossing footpaths provides for walks and more strenuous 

hiking.  A highly successful and well - supported year - round 

programme of Health Walks is organised on a voluntary basis 

and has particular value fo r the retired segment of the 

population which is over - represented in Goring.  Social support is 

available through the numerous clubs and associations which 

cater for all  interests.  

Various aspects of the Plan enhance the opportunities for social, 

physical and psychological well -being.  Site -specific policies for 

GNP2, GNP3, GNP6 and GNP10 require provision for cycle and 

pedestrian ways giving access to the centre of the v illage and its 

amenities as does Policy.20 .  The spatial strategy and 

Objective.02 and Objective.1 0 are intended to ensure that new 

developments are located close to the existing built area to 

facilitate social integration. Objective.06 and Policy.13  and 

Policy.14  aim to reduce air and light pollution in particular.  The 

Plan supports SODC L ocal Plan policy on the use of low -carbon 

and renewable energy sources.  Policy.18  requires new 

developments to incorporate open green spaces in their layout.  

The range  of housing types proposed should encourage a 

continuation of independent living by the  elderly.  

 

11.7.2  Health care  

Responsibility for ensuring the health of residents of Goring is 

undertaken by a mixture of public, private, commercial and 

voluntary bodies. Ther e is a private dental practice and a branch 

of a national chain of pharmacies. The prim ary provider of health 

care is the Medical Practice. This has its principal surgery in 

Goring but also serves Woodcote, where there is a satellite 

surgery, South Stoke a nd Streatley, in West Berkshire.  

 

 

 

 

 

 

 

 

 

 Medical practice facilities  

To enable the medical practice to improve and extend its 

facilities so as to offer a wider range of services than is 

possible at present.  

Figure 79  Medical practice  
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In 2016, 5,319 patients were registered with the Goring surgery 

and were served by 4.15 FTE doctors. 43  On the basis of a 

standard doctor:patient ratio of 1:2000, this suggests that the 

practice currently has the staff capacity to service an increase in 

population.  

A Care Quality Commission Report in O ctob er 2016 found that 

the Practiceôs rating was Good  on all measures. 44  This included a 

high level of patient satisfaction. This contrasts somewhat with a 

village perception that an increase in medical capacity would be 

beneficial. 45  The Practice has sugges ted that with additional 

accommodation it would be able to offer a wider range of 

services than is possible at present.  

The Medical Centre is located in the centre of the village adjacent 

to the Parish Council Office in the Old Fire Station building and i f 

it  was possible to expand, it would prefer to do so on its present 

site. Oxfordshire County Council would support the development 

of a multifunctional community hub incorporating health care 

services. 46  

 

 

 

  

Action.05:  Consider ing  the space needed for the medical 

practic e  

It  is not within the scope of the Plan to propose a policy for the 

Medical Centre but availability of additional space resulting from the 

potential relocation of the Parish Council offices should be considered 

in the strategic project for the rejuvenatio n of  the Arcade area of the 

village.  
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12.  Traffic congestion and parking  

This chapter describes how the Plan will try to maintain and 

protect the quality of life against a background of growing traffic 

volumes, perhaps one of the greatest challenges faci ng most 

rural communities.  

VISION ï in the context of new housing development, Goring 

will improve its village centre by managing traffic congestion 

and improving the environment for pedestrians. Goring will 

also minimise additional traffic flows through c ongestion points 

in the village and protect its residential roads and countryside 

lanes from additional traffic.  

 

In Goring, as elsewhere, rural life depends mainly on the road 

network for connections and communication. L ike Goring, many 

villages lie alon g the route of busy country roads but Goringôs 

situation is exacerbated by the Thames river crossing which acts 

as a magnet and a pinch -point for traffic congestion, by the rail 

station which attracts commuters from surrou nding areas and by 

narrow village streets and residential roads ill - suited to large 

volumes of cars and heavy vehicles.  

At every Plan consultation, 47  48  49  traffic, congestion and parking 

issues emerged as matters of serious concern for the majority of 

Goring  respondents.  

 

Issues raised incl uded:  

¶ increasing volumes of traffic through the village, especially in 

the High Street, resulting in congestion;  

¶ speed of traffic through the High Street, despite a 20mph 

speed limit;  

¶ number of heavy goods vehicles (HGVs)  passing through the 

High Street a nd crossing the river bridge, despite a 7.5 tonne 

weight limit and óAccess Onlyô restriction through the village; 

¶ a perception of danger and a poor environment for 

pedestrians using narrow or ill -defined footways in the Hi gh 

Street where vehicles commonly mount the pavements, and 

on the Wallingford Road en route to the station;  

¶ shortage of off - street parking;  

¶ a perception of increasing traffic on minor residential roads.  

The scope of a neighbourhood plan to address traffic and parking 

issues is limited to p olicies that directly affect new development 

sites. Issues such as highway improvements, speed limits, traffic 

calming and on -  or off - street parking are the responsibili ty of the 

Local Highway Authority. These limitations are the reason that 

Goring Plan is  adopting Actions and Strategic Projects as a 

means to progress recognised issues and aspirations that were 

clearly important to the community at consultation and which 

contribute to the achievement of Plan Objectives. This enables 

projects to be identifie d in the Plan and put forward to the 

relevant authority by Goring Parish Council for potential project 

funding when available.  

Residents remain concerned about parking, traffic management 

and the poor environment for pedestrians largely due to 

problems cau sed by careless parking, obstructions by deliveries 
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to businesses, and the volume of traffic, aggravated by one -way -

working in the narrow part of the High Street.  

While there is data to support the view that traffic volume and 

speed in the High Street is a  problem, 50  other concerns, although 

strongly voiced by residents, are based on perceptions and 

personal experience.  

In relation to congestion, simple modelling, based o n the busy 

junction of the High Street and the Wallingford Road, suggests 

that the  allo cation of sites for dwellings in the Plan spread over 

several sites within the village is unlikely to generate additional 

traffic volumes sufficient to cause the capacit y of existing roads 

and junctions to be exceeded.  

In relation to parking in the village  centre, spaces are reportedly 

difficult to find, but there is no evidence to prove that they are 

regularly full to capacity throughout the day.  

 

The actions below will aim to address residentsô concerns and 

manage traffic to improve the environment.  

 

It is recommended that, following th e making of this Plan, a 

strategic project (Strategic Project: Improving traffic 

management, parking and pedestrian safety in the village 

centre; Chapter 13) is establis hed , to analyse options for better 

traffic management, improve safety for pedestrians, improve 

parking facilities, including on and off - road parking restrictions , 

encourage responsible parking and manage heavy goods vehicle 

movements in the centre of the v illage.  

12.1  The High Street improvements  

The High Street, B4009, though a major artery carr ying about 

6,000 vehicles daily 51  across the river bridge, is a narrow road 

where, at certain points, vehicles travelling in opposite directions 

cannot pass each other. T he street is lined by historic buildings 

and shops. Pavements are, in places, narrow an d ill -defined. 

Vehicles often exceed the 20mph speed limit . Together with 

parking, addressing traffic management to upgrade the village 

centre environment was the main i mprovement requested by 

residents and businesses. While it is beyond the scope of the 

Plan to promote long - term solutions to traffic movements in the 

village centre, it will be beneficial in the shorter term to adopt 

measures to alleviate the situation by limited traffic 

management.  

  

 Minimising traffic impac t  

To minimise the impact of any increase in traffic caused by 

new developments and to i mprove, where possible, the 

environment for pedestrians, businesses and property owners 

in the village centre.  
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12.2  Wallingford Road pavement improvements  

The Wallingf ord Road, B4526, is the main access route for 

pedestrians to the rail station, and the main vehicular route 

between Goring and Reading.  

The carriageway is narrow and over 3,600 vehicles use it on 

weekdays, at an average speed of 20mph. Surveys conducted in  

2014 and 2016 indicated that this part of Wallingford Road had 

about 65,000 pedestrian movements a year, 52  excluding 

weekends.  

A section of the road has a  

footway on one side only. 

This, in places, is just 0.97 -

1.2m wide, and is 

obstructed by a projecting  

barrier separating the path 

from Network Railôs 

boundary fence.  

In respo nse to 

representations by the 

Mobility Issues Group for 

Goring and Streatley, 

Network Rail agreed in 

2016 to replace and realign 

the railway boundary fence 

in Wallingford Road and to  

remove the barrier. The 

proposal 53  is currently 

awaiting agreement by OCC.  

A further report 54  proposes a long - term solution for realignment 

of the carriageway and construction of a full -width pavement, all 

on existing highway land. Any action on this will b e a matter for 

the Local Highway Authority.  

Action.06:  Improving the village centre congestion and 

safety  

The Pl an supports actions, as an element of the Strategic Project, to 

improve village centre congestion and safety. In particular, the High 

Street and village centre will be the subject of improved traffic 

management, parking control, loading and unloading const raints, and 

pedestrian safety measures as follows:  

¶ establish a raised table approximately 10cm high and 2.5m wide 

across the full width of the road  

¶ continue the footpath outside Mary S in a raised form around to 

the footpath to Wheel Orchard Car Park, to act as an obstacle 

encouraging drivers not to mount the footpath or cut the corner 

tightly and to enable wheelchair users and other pedestrians to 

assess traffic in both directions before crossing the road;  

¶ build out the footpath at the óGive Wayô opposite Inspiration, 

creating a physical ógive wayô island, to emphasise the give-way 

point and to encourage drivers not to block the waiting point by 

inconsiderate park ing.  

The proposal has been consulted on locally by Goring Parish Council. 

Detailed development  of the scheme, a road safety audit and formal 

consultation are required to meet Local Highway Authority 

requirements.  CIL funds accruing to the Parish Council w ill be 

essential to support this scheme.  

Figure 80  Narrow congested pavement, 
Wallingford Road  
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Improvements currently under discussion would enable the 

pavement to be widened to about 1300mm which would allow a 

self -propelled wheelchair to access the station safely, and would 

also benefit other pedestrians , especially parents with pushchairs 

and/or toddlers, and  rail passengers with suitcases or large bags.  

 

12.3  Heavy goods vehicles through Goring  

Residents and businesses disliked heavy goods vehicles (HGVs) 

which pass through the village, despite an environmental weight 

restriction of 7.5 tonnes. 55  These vehicle s cause congestion on 

the narrow streets, vibration d amage to historic buildings and 

pavements, and air and noise pollution in the village centre.  

This issue is also being addressed by Streatley Parish Council, 

who are facing similar problems, so a commun ity -wide response 

is proposed.   

 

Figure 81  Goring High Street  

 

 

Action.07:  Improving Wallingford Road access and 

safety  

The Plan supports actions to improve Wallingford Road and the public 

footway to facilitate wheelchair acces s to the station and to enhance 

pedestrian safety.  

Action.08:  Stopping illegal use of the High Street by 

heavy goods vehicles  

The Plan supports the monitoring and reporting of illegal HGV 

movements through Goring to enforce the 7. 5 tonne weight 

restrict ion to deter HGV movements thr ough the High Street, 

minimising damage to environmentally sensitive areas of the village;  

Goring Parish Council, Streatley Parish Council and responsible 

bodies, namely Oxfordshire County Council and We st Berkshire 

Councilôs Highways and Trading Standards Departments and Thames 

Valley Constabulary should devise a strategy to monitor and report 

offending HGVs.  








