
Notice of Meeting
Western Area 
Planning Committee
Wednesday 20 May 2020 at 6.30pm
Update Report

Members Interests
Note:  If you consider you may have an interest in any Planning Application included on this 
agenda then please seek early advice from the appropriate officers.

Further information for members of the public

For further information about this Agenda, or to inspect any background documents 
referred to in Part I reports, please contact the Planning Team on (01635) 519148
Email: planapps@westberks.gov.uk 
Further information, Planning Applications and Minutes are also available on the 
Council’s website at www.westberks.gov.uk 
Any queries relating to the Committee should be directed to Jenny Legge on 
(01635) 503043     Email: jenny.legge@westberks.gov.uk

Date of despatch of Agenda:  Tuesday, 12 May 2020

Scan here to access the public 
documents for this meeting

Public Document Pack

mailto:planapps@westberks.gov.uk
http://www.westberks.gov.uk/


Agenda - Western Area Planning Committee to be held on Wednesday, 20 May 2020 
(continued)

To: Member and Substitutes of the Western Area Planning Committee

Agenda
Part I Page No.

(1)    Application No. and Parish: 19/00832/REM, Land Adjacent To 
Summerfield, The Ridge, Cold Ash

7 - 10

Proposal: Approval of reserved matters following outline  
permission 16/02529/OUTD - Change of use of part 
of existing agricultural field to residential and the 
erection of 5 no. detached dwelling houses with 
ancillary garages, access, parking, landscaping and 
associated works.  Matters seeking consent - 
Appearance, landscaping and scale.

Location: Land Adjacent To Summerfield, The Ridge, Cold 
Ash, Thatcham, Berkshire.

Applicant: T A Fisher and Sons Ltd.

Recommendation: To delegate to the Head of Development and 
Planning to GRANT APPROVAL OF RESERVED 
MATTERS subject to conditions.

(2)    Application No. and Parish: 19/02850/FULMAJ, Land Adjacent To 
Elton Farm, Weston, Welford

11 - 20

Proposal: Proposed conversion and replacement of 
agricultural buildings to residential use, including 
parking, landscaping and associated works, plus the 
construction of one new-build dwelling.

Location: Land Adjacent To Elton Farm, Weston
Newbury, RG20 8JG.

Applicant: Mr J Puxley and Marbus Developments Ltd.

Recommendation: To delegate to the Head of Development and 
Planning to REFUSE PLANNING PERMISSION.



Agenda - Western Area Planning Committee to be held on Wednesday, 20 May 2020 
(continued)

(3)    Application No. and Parish: 18/03340/COMIND, Newbury Racecourse, 
Racecourse Road, Greenham

21 - 22

Proposal: Permanent use of hostel (Use Class Sui Generis) as 
a hotel (Use Class C1).

Location: Newbury Racecourse, Racecourse Road.

Applicant: Newbury Racecourse.

Recommendation: The Head of Development & Planning be authorised 
to GRANT conditional planning permission subject 
to completion of a Section 106 legal agreement.

(4)    Application No. and Parish: 19/00225/COMIND, The Lodge at Newbury 
Racecourse, Racecourse Road, Greenham

23 - 24

Proposal: Erection of a three storey extension to the front 
elevation of The Lodge to provide additional rooms.

Location: The Lodge at Newbury Racecourse, Racecourse 
Road, Newbury.

Applicant: Newbury Racecourse.

Recommendation: The Head of Development & Planning be authorised 
to GRANT conditional planning permission subject 
to completion of a Section 106 legal agreement.

Background Papers

(a) The West Berkshire Core Strategy 2006-2026.
(b) The West Berkshire District Local Plan (Saved Policies September 2007), the 

Replacement Minerals Local Plan for Berkshire, the Waste Local Plan for Berkshire and 
relevant Supplementary Planning Guidance and Documents.

(c) Any previous planning applications for the site, together with correspondence and 
report(s) on those applications.

(d) The case file for the current application comprising plans, application forms, 
correspondence and case officer’s notes.

(e) The Human Rights Act.

Sarah Clarke
Service Director (Strategy and Governance)

If you require this information in a different format or translation, please contact 
Moira Fraser on telephone (01635) 519045.
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WESTERN AREA PLANNING COMMITTEE
DATED 20th May 2020

UPDATE REPORT

This report sets out the running order for tonight’s Committee meeting.  It indicates the order in which the 
applications will be heard, the officer presenting and anyone who has registered to speak either in favour or against 
the application.

Those people attending to take part in the pre-arranged Public Speaking sections are reminded that 
speakers in each representation category are grouped and each group will have a maximum of 5 minutes to 
present its case.

Any additional information that has been received since the main agenda was printed will be contained in this report.  
It may for instance make reference to amended plans and further letters of support or objection.  This report must 
therefore be read in conjunction with the main agenda.

The report is divided into four main parts:

Part 1 - relates to items not being considered at the meeting, 
Part 2 - any applications that have been deferred for a site visit, 
Part 3 - applications where members of the public wish to speak, 
Part 4 - applications that have not attracted public speaking.

Part 1 Item (1) 19/00832/REM - Land Adjacent To Summerfield, The Ridge, Cold Ash, Thatcham, Berkshire 
Page 23-43

Part 2 Item (2) 19/02850/FULMAJ - Land Adjacent To Elton Farm, Weston Newbury, RG20 8JG Page 45-75

Part 3 Item (3) 18/03340/COMIND - Newbury Racecourse, Racecourse Road Page 77-85

Part 4 Item(4) 19/00225/COMIND - The Lodge at Newbury Racecourse, Racecourse Road Page 87-99
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Item No: (1) Application No: 19/00832/REM Page 1 of 2

WESTERN AREA PLANNING COMMITTEE
20TH MAY 2020 

UPDATE REPORT
Item 
No: (1) Application 

No: 19/00832/REM Page No. 23-43

Site: Land Adjacent To Summerfield, The Ridge, Cold Ash, Thatcham, Berkshire

Planning Officer 
Presenting:

Jay Singh

Member Presenting:  N/A

Written submissions

Parish Council: Bernard Clark - Vice Chair, Cold Ash Parish Council

Objector(s): Simon & Becky Vanstone
John Berry
Paul Shave
Bernard Clark         

Supporter(s): N/A

Applicant/Agent: Katherine Miles  - Agent - PRO Vision Planning and Design

Ward Member(s) 
speaking:

Hilary Cole
Garth Simpson

1. Additional Consultation Responses

None

2. Clarification for the officer report

Amend paragraph 2, sentence 2 of the officer report to include the following additional text (in bold italic)

 Ridge End Barn is 1.5 storey (approx. 7m in height at its highest point with the single storey section 
measuring approx 3.9m in height)

3. Officer Clarification in respect of written representations received from Bernard 
Clark (in his personal capacity) and Cold Ash Parish Council both received on 17 
May 2020.
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Item No: (1) Application No: 19/00832/REM Page 2 of 2

Bernard Clark Representations

Accuracy of the officer report

It is alleged that the officer report is misleading any decision based on it could be quashed. In this regard, officers 
consider the report to be balanced and informative of the site’s history, comments raised by residents, the Parish, and 
consultees, and the relevant planning policies against which the decision should be made.  The report provides the 
carefully considered and reasoned judgement of officers on the merits of the scheme and it is clear from the officer 
report that the recommendation is a balanced one.  Furthermore, it is well established that the Court will not interfere 
with matters of planning judgement provided it can be demonstrated that the Officer/Council did not act irrationally or 
unreasonably.

Massing

It is alleged that that the analysis of officer report is incomplete at para 6.12 as there is no reference to the difference 
between the proposed floor space between the previously refused scheme and the current proposals. In this regard, 
officers advise it is recognised that when comparing the proposed floor spaces, there is cumulatively no significant 
reduction in floor space.  However, as set out in the officer report at paragraph 6.10, it is recognised that this revised 
proposal has reduced the heights of plots 1 from 8.83m to 7.78m, plot 2 from 8.89m to 7.75m, plot 3 from 8.97m to 
7.84m, plot 4 from 9.57m to 7.89m and plot 5 from 8.75m to 7.69m. Taking this into account, officers consider that the 
scale has been addressed with the dwellings reduced in height, the designs amended and the spaces between the 
buildings increased. This is considered to be a matter of planning judgement.

Context

It is alleged that the officer report, on site context, is misleading and fails to take account of the size/floor space of 
nearby dwellings. In this regard, officers advise paragraph 6.12 of the officer report clearly acknowledges the proposal 
would be larger and higher than adjacent dwellings in terms of massing and scale but taking into account the wider 
variation in built form within Cold Ash with a range of building heights, amongst other considerations, the proposal would 
harmonise with the surroundings. This is considered to be a matter of planning judgement.

Hedgerow

It is alleged that the officer report does not correctly conclude that the site frontage hedgerow is ‘important’ for the 
purposes of the Hedgerow Regulations 1997. In this regard, as noted at paragraph 6.16 of the officer report, officers 
advise the importance of the hedgerow was considered under housing allocation policy HSA7. Furthermore, it must be 
recognised that the principle of 3 new access ways with associated visibility splays was established at the outline 
application stage under application reference 16/02529/OUTD dated 24 October 2017. Furthermore, officers have also 
carefully considered the impact on the hedgerow and mitigation strategy for new hedgerow planting which would off-set 
any loss, with the majority of the hedgerow being retained. This is considered to be a matter of planning judgement.

Landscaping and AONB setting 

It is alleged that the officer conclusions in respect of landscaping and AONB setting are tainted by the errors described 
above. In this regard, officers consider they have correctly exercised their planning judgement in considering these 
matters. 

Cold Ash Parish Council Representations

It is alleged that the officer report is misleading at paragraph 6.38 in that hedgerow falls within the ownership of the 
Highways Authority. In this regard, the Councils Highways Asset Management Team advised that the highways verge 
falls with their ownership but not the hedgerow. In addition, the applicant has advised at the time of purchase, the 
Trustees of the Estate declared that the hedge was within their ownership and had been maintained by them.  That 
ownership transferred to the applicant when they purchased the site, which at the time of purchase had the benefit of 
this planning permission. Officers consider, even if the hedgerow does fall within highways land, the relevant notices 
were served under Article 13 of the Town and Country Planning DMPO 2015 on West Berkshire Council as Highways 
Authority in respect of the Outline application stage. As such, the ownership of the hedgerow in these circumstances 
(whether the applicant or the Highways Authority), does not raise any materially new issues to the determination of this 
reserved matters application. 

4. Recommendation – the recommendation remains as set out in the agenda committee report.
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Item No: (2) Application No: 19/02850/FULMAJ Page 1 of 9

WESTERN AREA PLANNING COMMITTEE
20TH MAY 2020

UPDATE REPORT
Item 
No: (2) Application 

No: 19/02850/FULMAJ Page No. 45-75

Site: Land Adjacent To Elton Farm, Weston Newbury, RG20 8JG

Planning Officer 
Presenting:

Masie Masiiwa

Member Presenting:  N/A

Written submissions

Parish Council: Chairman Welford Parish Council - David Hunt

Objector(s): N/A

Supporter(s): (JOINT SUBMISSION) Kirsteen Roberts - supporting written statement 
local residents

Applicant/Agent: Applicant - Mr J Puxley and Marbus Developments Ltd

Ward Member(s) 
speaking:

Dennis Benneyworth
James Cole
Claire Rowles

1. Additional Consultation Responses

Since the publication of the Committee Report, the following consultation response has been 
received.

Lead Drainage 
Authority : 26 November 2019

Thank you for consulting us on the above application. We have 
reviewed the information provided and, considering the fact that the 
application is for a Major development, we unfortunately cannot 
recommend approval at this time. This is because there is insufficient 
information provided as outlined below:

No information has been provided on the management of surface water 
runoff through the utilisation of SuDS features. We would need to be 
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Item No: (2) Application No: 19/02850/FULMAJ Page 2 of 9

satisfied with the principles of any surface water drainage strategy prior 
to approving any application of this size. Please can you request that 
the applicant submit relevant information?

The site is located in an area at risk of surface water and the 
information provided is insufficient to determine the occupants would be 
safe during a flood event. Although we appreciate that Finished Floor 
Levels have been provided, alongside proposed levels, we would need 
to be satisfied that these levels would be above the maximum predicted 
flood extent. Currently the information is considered insufficient to make 
this assessment. Please can you request that the applicant submits a 
Flood Risk Assessment which considers flooding and mitigation 
measures from all sources?

19 May 2020

These are my formal comments following our phone conversation and 
are in addition to the comments made by my colleague Luke Barratt on 
26 November 2019 (attached again for reference). 

The submitted Drainage Strategy (DS) for this Application notes that 
the current proposal reduces the overall impermeable area on the site 
from 3800m2 to 3040m2, a reduction of 20%. A sustainable drainage 
system (SuDS) is also proposed, so on the face of it, the proposals 
result in an overall improvement of the management of surface water. I 
note that the DS appears to make no reference to the West Berkshire 
Council SuDS Supplementary Planning Document (SuDS SPD) (Dec 
2018).

The DS mentions relatively high ground water levels (GWL) at the site 
and the soil investigation from September 2018 records a GWL of 
1.75m below surface level at one trial pit. However, GWLs were 
generally quite low at that time of the investigation, being as it was the 
end of the summer period, so that record is probably not representative 
of a high GWL situation. This past winter has seen very high GWLs - as 
tends to periodically occur in the Lambourn Valley (last occurrences 
were in 2012/13 winter and 2013/14 winter) – and hence maximum 
levels are likely to be much higher in reality than the DS report records. 
EA guidelines require a 1m minimum freeboard, or un-saturated 
ground, between the base of any infiltration measure and the high 
GWL. The Applicant proposes soakaways (SAs) as the main SuDS 
measure. Whilst some of the SAs are shown as being no more than 1m 
deep from ground level (GL) to their bases, those at the northern 
extreme are shown at 1.4m deep. Because of limits in IT capability 
under the current situation, it is not possible to readily check whether 
there is any increase/decrease between existing GLs and proposed 
GLs that might lead to further differences between the depth of the SAs 
and high GWL. Overall, I have reservations about whether crated 
soakaways as proposed for the SuDS will meet this 1m freeboard 
requirement even though they are proposed to be “shallow”.

The WBC SuDS SPD seeks to guide developers to using “green SuDS” 
wherever possible instead of more traditional SuDS solutions such as 
soakaways and permeable paving. Such measures can include ponds, 
swales, wetland areas, rain gardens and the like and so therefore I 
would have preferred that the Applicant propose such alternatives that 
are less likely to be adversely affected by periodic high GWL. If there is 
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Item No: (2) Application No: 19/02850/FULMAJ Page 3 of 9

an opportunity to make changes - perhaps if Approval results in the 
imposition of conditions for example - then changes to the drainage 
strategy should be considered.

The issue of the foul sewage treatment proposals for the development 
are out of our remit, but in our view a direct discharge to a mains foul 
sewer is preferable to package treatment plants.

Boxford Parish 
Council

Following discussions at the Boxford Parish Council meeting on the 
18th May 2020, the Councillors voted in favour of supporting the 
revised application at Elton Farm in the neighbouring village of Weston. 

We strongly support the installation of the main line sewage pipes to 
the site and understand that this scheme would mean the building of 
two additional dwelling on greenbelt land at the site. We believe the 
advantage in protecting the River Lambourn river from phosphates and 
connecting all properties at this site to the mainline sewer outweigh the 
concerns of the additional two dwellings

2. Additional public representations

Public 
representations:

Since the publication of the Committee Report, additional 
representations have been received. An online petition has been 
submitted indicating approximately 1,131 signatories from within the 
district and beyond the district. Some of the signatories have also 
submitted individual letters. A total of 44 additional letters of 
representation have been received, (43 letters in support and 1 letter of 
objection). The representations outlined the following additional points:

Support:

 Allowing treated sewage containing phosphates to drain into the 
River Lambourn, could have a significant impact,

 The chalk aquifer the river sits upon is the UK's principle aquifer 
and is a vulnerable groundwater body.

 Any discharge of sewage into the river treated or otherwise 
must carry some risk in the long term of damage to that fragile 
environment.

 Support this application as it will enforce the developer to put 
the sewage into the mains. 

 This new plan requires one additional house to be built on a 
greenfield site in the development to offset the additional costs. 

 Urge the council to grant permission to this development so that 
treated sewage containing phosphates is not discharged into 
the water table and potentially the river. 

 The existing permitted development including Klargesters 
should not have been approved in this location. 

 Disappointing to discover that the Development for Elton Farm 
was passed in December last with the provision of multiple 
Klargester units discharging to the ground close to the river. 
Planning Application approved in December 2018 did not 
provide satisfactory arrangements for the treatment of foul 
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Item No: (2) Application No: 19/02850/FULMAJ Page 4 of 9

waste.

 A ‘drainage field’ will not ‘remove phosphate’, merely ‘arrest’ it 
for a while until the ground is saturated over time 

 Action for the River Kennet support the planning application 
19/02850/FULMAJ at Elton 

 More than 350 of the existing stock of septic tanks in the 
Lambourn Valley are considered to be a high risk of pollution to 
the River Lambourn, with a further 140 considered to be a 
moderate risk. 

 The planning system should not be consenting any more septic 
tanks or Package Treatment Plants in the Lambourn Valley.

Objection:

 The Klargester were not picked up by the Parish Council who 
supported the original application and Klargesters.

 The revised application appears to be done to increase the 
footprint in the barns and add an additional house on the 
grounds of the cost of providing mains drainage. 

 West Berks Council is opposed to new building on green field 
sites. So building house 5 would contravene this. 

 Granting house 5 would set a precedent and give the green light 
to developers in West Berks.

 This application will increase the size of the building by 
approximately 50%, greatly increase the traffic flow 

 Local council officials are openly suggesting that the local 
residents contact friends who reside anywhere.

 Many of these people do not know that Elton Farm exist or 
where it’s located.

3. Recommendation

Having reviewed the additional information submitted within the update sheet, the officer 
recommendation remains for refusal as set out in the agenda committee report.

4. Appendix: Natural England final consultation response received on 26 October 
2018

The submitted representations refer to Natural England’s consultation comments under 
approved application 18/01090/FULD. To assist Committee Members in their considerations, 
officers have included the final consultation comments by Natural England under approved 
application 18/01090/FULD within this update sheet (below). As the approved Drainage 
Strategy is not part of this current application, the Natural England consultation is provided 
for Committee Members’ background information only.
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Item No: (3) Application No: 18/03340/COMIND Page 1 of 1

WESTERN AREA PLANNING COMMITTEE
20TH MAY 2020

UPDATE REPORT
Item 
No: (3) Application 

No: 18/03340/COMIND Page No. 77-85

Site: Newbury Racecourse, Racecourse Road

Planning Officer 
Presenting:

Simon Till

Member Presenting:  N/A

Written submissions

Parish Council: N/A

Objector(s): Raymond Beard

Supporter(s): N/A

Applicant/Agent: N/A

Ward Member(s) 
speaking:

Phil Barnett
Billy Drummond
Erik Pattenden

No further update
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Item No: (4) Application No: 19/00225/COMIND Page 1 of 1

WESTERN AREA PLANNING COMMITTEE
20TH MAY 2020

UPDATE REPORT
Item 
No: (4) Application 

No: 19/00225/COMIND Page No. 87-99

Site: The Lodge at Newbury Racecourse, Racecourse Road

Planning Officer 
Presenting:

Simon Till

Member Presenting:  N/A

Written submissions

Parish Council: N/A

Objector(s): Raymond Beard

Supporter(s): N/A

Applicant/Agent: N/A

Ward Member(s) 
speaking:

Phil Barnett
Billy Drummond
Erik Pattenden

No further update.
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