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1. INTRODUCTION

1.1 This application seeks outline planning permission for the erection of 29 dwellings 
(of which 3 dwellings would be self-build and 34% would be affordable housing), 
with associated access, landscaping and public open space on land at 72 Purley 
Rise, Purley on Thames. Access is for consideration but matters relating to 
appearance, landscaping, layout and scale reserved for determination at a later 
stage. 

1.2 The application site provides a mixture of brownfield and greenfield land of approx. 
1.4 hectare in area (1 hectare being the proposed built form developable area and 
0.4 hectares reserved for public open space). The site has been used most recently 
for the storage of touring caravans (up to 115), and in part for furniture repair and in 
other parts for vehicle repairs and storage.  The site has an existing access to 
Purley Rise located to the south that passes in between no.74 Purley Rise to the 
west and no. 72a Purley Rise to the east (the access is understood to be private 
and shared between no’s 70, 72, 72a and 74 Purley Rise). 

1.3 The developable area contains the caravan storage areas, workshops and storage 
buildings separated by hedging and fencing, and with trees and hedges to the 
boundaries. To the eastern and southern boundaries are existing residential 
housing forming the built up settlement edge boundary for Purley on Thames. To 
the north of the developable area is a grassed field beyond which is an active 
railway line, further north, to the east and west is open countryside designated as 
North Wessex Downs AONB. The topography of the site slopes gently towards the 
north.

1.4 The site is within Flood Zone 1 (lowest risk of flooding) according to Environment 
Agency flood mapping. However, it is understood to being within a ground water 
emergence zone and adjacent to an area of surface water risk. A mains sewer pipe 
also understood to run through the site.

1.5 As considered in more detail further below, it is important to note that the 
application site has been allocated for up to 35 dwellings through the plan making 
process (reference 72 Purley Rise, Purley-on-Thames (site EUA035)) under Policy 
HSA11 of Housing Site Allocations DPD (2006-2026) which is a material 
consideration of substantial weight.

1.6 The supporting information includes, amongst other technical documentation,:

 Site location plan as proposed (xx/03a)
 Clarified site location plan as existing  (xx/04a)
 Development Parameters plan (xx/05)
 Open space plan (xx/os)
 Layout plan of the proposed access showing vision splays (8170661_6103_A)
 Simplified version of the above drawing with less detail for clarity 

(8170661_6102_B)
 Refuse truck swept path drawing showing the refuse vehicle entering and exiting 

the access (left in and left out manoeuvres) without the vehicle crossing the 
centre-line. The footway on the western side of the carriageway being a full 2 
metre width from the existing footway along Purley Rise into the access 
(8170661_6204_A)
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1.7 The illustrative information shown within the supporting Design and Access 
Statement shows 29 houses fronting on to a main spine road leading to Purley Rise 
with on-plot and visitor parking, private rear gardens and retained trees. The 
statement indicates that the scheme would provide a variety of housing sizes, types 
and tenures to meet the districts housing needs.

1.8 The development parameters plan (xx/05) show the proposed dwellings being 
within the 1 hectare built developable area and the proposed 0.36 hectares of open 
space (including  100 sq.m local area of play LAP) being shown in the grassed field 
to the north beyond the built developable area (shown on plan xx/os). In addition, a 
further landscape (tree planted) buffer of a minimum of 20m in depth and railway 
buffer are shown further to the north and west within land within the applicants 
control but outside of the redline boundary (known as ‘blue line’ land indicated on 
plan xx/04a). 

1.9 As indicated above, the proposed access arrangements are for determination as 
part of this application. The proposed access include creation of new ‘T’ junction 
within the public highway providing a 4.8m wide road with a new 2m wide footway 
tying in to the existing footway (as shown on 8170661_6102_B). The plans also 
show minimum visibility splays of 2.4m x 90m to Purley Rise (as shown on plan 
8170661_6103_A).

1.10 The widening of the existing access would involve the removal of the gable end of 
existing house at 72a Purley Rise (approved under planning application 
18/00965/HOUSE dated 12 June 2018 and within the ownership of one of the 
applicants) and relocation of its access further northwards (closer to the house than 
its present location).

1.10 The application is accompanied by a suite of other supporting technical 
documentation which is available on the public file.

2. PLANNING HISTORY

 86/25985/ADD – Change of use from workshop ancillary to caravan storage to 
workshop for repair and restoration of antique and modern furniture (part of 
northern workshop)
Approved – 23 April 1986

 An appeal decision (ref LAB/201/12/2/403) that confirms the lawfulness of the main 
uses within the site was issued in June 1992. 

 97/51650/FUL – Detached House with detached garage for permanent residential 
use (what is now No72a)
Approved – 29 December 1997

 18/00965/HOUSE - Remodelling alterations including narrowing of house and 
extensions to rear. New front porch. (No72a)
Approved – 12 June 2018
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3. PROCEDURAL MATTERS

3.1 The application has been screened in accordance with the Town and Country 
Planning (Environmental Impact Assessment) Regulations 2017, which concluded 
that the proposed development is not “EIA development” and therefore an 
Environmental Statement is not required.

 
3.2 The application has been publicised in accordance with the legal requirements of 

the Town and Country Planning (Development Management Procedure) Order 
2015, and the Council’s Statement of Community Involvement.  This has involved 
the display of site notices, and a press notice being displayed in the Reading 
Chronicle. 

3.3 The application has been revised/clarified since submission.  In accordance with the 
advice in the Planning Practice Guidance further public re-consultation has taken 
place for those submissions which substantially altered the proposals. 

3.4 The proposed development would create new residential floor space.  It will 
therefore be liable to CIL payments, which are administered in parallel to the 
application process.  However, as the application is made in outline, the CIL liability 
will be determined at the reserved matters stage when the floor space is known.

4. CONSULTATION

4.1 Statutory and Non-Statutory Consultations

Purley on 
Thames 
Parish Council

No objection

Highways Following the submission of amended access drawings no 
objection subject to conditions.

Affordable
Housing

No objections subject to completion of a Section 106 Legal 
Agreement to secure affordable housing provision.

Planning Policy No objection. The response sets out the key planning policy 
considerations which should be taken into account in the 
assessment of the application.

Tree Officer No objections subject to conditions requiring detailed 
landscaping scheme and tree protection measures.

Education CIL contributions would mitigate the impact of the development 
on local education infrastructure where required. 

SuDS No objections subject to conditions in respect of delivering a 
comprehensive scheme of drainage and SuDS for the site.

Archaeologist No objections (investigations already undertaken). 

Environmental No objection subject to conditions to secure noise and vibration 
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Health assessments, and implementation of contamination remediation

Public Open 
Space

No objection subject to provision of public open space, 
woodland and children’s play area.

Ecology No objection subject to conditions

Transport 
Policy No representations received

RBFRS Request provision of fire hydrants or mains water connection

Thames Water No objection

Public Rights of 
Way

No representations received

Waste 
Management

No objections subject to adequate access being made available 
for refuse vehicles.

NWD AONB No representations received

Rambler’s 
Association

 No representations received

Network Rail No objection subject to mitigation measures to avoid impact on 
the safety, operation and integrity of adjacent nearby railway 
line.

Environment No objections subject to conditions to protect ground water
Agency contamination

Natural England No objection

Disability Access No representations received
Officer

Police Crime No representations received
Prevention 

BBOWT No representations received

Minerals and No representations received
Waste

NHS Newbury No representations received
& District
Clinical 
Commissioning 
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Group (CCG)

4.2 Public Representations

Following public consultation, a total of 14 letters of objection have been received.  
All representations are available for inspection on the public file but the comments 
are summarised as follows by officers:

Total:   14 Object:   14  Support: 0

Objections:

 Proposed access requires alteration to existing driveway to no.74 Purley 
Rise which is not agreed with its owner.

 Adverse impact on highway safety due to unsafe access arrangement with 
insufficient visibility splays and increased traffic generation within the local 
highways infrastructure.

 Proposal would increase the risk of accidents with reference to a recent 
accident that resulted in fatalities.

 The supporting Transport Statement does not fully assess the highways 
impact of the proposal modelling and alternative/more safer access designs 
should be considered e.g. access off a roundabout. 

 The highways authority are not cutting back vegetation onto the public 
highway regularly which further impacts on the safe operation of the highway 
e.g. impinging on existing visibility splays.

 Unsustainable location with poor access to sustainable modes of transport 
resulting in higher car borne trip generation than estimated by the applicant

 Insufficient local infrastructure including school places, amongst others, to 
support the proposed development.

 Proposal is outside the settlement boundary of the village, moving closer to, 
and having an adverse impact on, the AONB.

 Proposal would result in the loss of important gap and result in coalescence 
between Purley and Pangbourne.

 Proposal would set a precedent and would facilitate the development of 
adjacent land

 Proposal would have an adverse ecological impact on protected species e.g. 
slow worms, with lack of mitigation shown, and would also would result in 
harm to the SSSI

 Lack of supporting detail in relation to external lighting strategy to ensure 
neighbouring residential amenity and wildlife are protected. 

 Proposal would have an adverse impact on neighbouring residential amenity 
in terms of increased noise and disturbance e.g. screening and noise 
attenuation measures along the access road where it abuts residential 
gardens.

 Overdevelopment of the site.
 The use of gravel surfacing for the proposed access way is not appropriate.

Other comments:

 Strict controls should be applied to ensure the delivery of the proposed self-
build plots.
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 Planning conditions should be imposed to provide new boundary treatment to 
boundary with no.74 Purley Rise, noise mitigation measures to protect neighbouring 
amenity, appropriate road surfacing with adequate surface water drainage, 
construction method statement and restrictions on the hours of construction.

5. PLANNING POLICY

5.1 The following policies from the statutory development plan are relevant to the 
proposal:

5.2 West Berkshire Core Strategy 2006-2026 (WBCS):
Policies: ADPP1, ADPP4, ADDP5, CS1, CS4, CS5, CS6, CS13, CS14, CS15, 
CS16, CS17, CS18, CS19

5.3 Housing Site Allocations Development Plan Document (HSA DPD):
Policies: GS1, HSA11, C1, P1

5.4 West Berkshire District Local Plan 1991-2006 Saved Policies 2007 (WBDLP):
Policies: OVS.5, OVS.6, RL.1, RL.2, RL.3

5.5 The following policies and guidance are relevant material considerations:

 National Planning Policy Framework (July 2018) (NPPF)
 Planning Practice Guidance (PPG)
 Planning for Growth Written Ministerial Statement (23/03/2011)
 West Berkshire Quality Design SPD (2006)
 Planning Obligations SPD (2015)
 Supplementary Planning Document, Quality Design (June 2006) 
 North Wessex Downs AONB Management Plan 2014-2019
 Purley on Thames Village Plan (2004)

6.0 ASSESSMENT

6.1 Principle of Development

6.2 Planning law requires that applications for planning permission be determined in 
accordance with the development plan, unless material considerations indicate 
otherwise.  The statutory development plan provides an up-to-date framework for 
determining applications for housing development in West Berkshire and so attracts 
substantial weight in the decision making process.  The housing supply policies 
which are relevant to this application are: Policies ADPP1, ADPP4 and CS1 of the 
West Berkshire Core Strategy 2006-2026, and Policies GS1, HSA11 and C1 of the 
Housing Site Allocations DPD 2006-2026 (HSA DPD). Policies ADPP1 and ADPP4 
comprise the spatial strategy for the district and AONB respectively.  New homes 
will be located in accordance with the settlement hierarchy (ADPP1) and area 
delivery plan policies (ADPP4).

6.3 According to Core Strategy Policy ADPP1, the scale and density of development 
will be related to the site’s current or proposed accessibility, character and 
surroundings.  Significant intensification of residential (and other uses) will be 
avoided within areas which lack sufficient supporting infrastructure, facilities or 
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services or where opportunities to access them by public transport, cycling and 
walking are limited.  Purley on Thames forms part of the Eastern Urban Area of the 
district, which is included on the first tier of the settlement hierarchy.  It is thereby 
the focus for development within the district.  According to Policy ADPP4, new 
housing development within the Eastern Area will take place through allocated 
sites.

6.4 According to Policy CS1, new homes will be located in accordance with the 
settlement hierarchy outlined in the Spatial Strategy and Area Delivery Plan 
Policies.  New homes will be primarily development on (amongst others) land 
allocated for residential development in subsequent development plan documents.

6.5 According to Policy HSA DPD Policy C1, there is a presumption in favour of 
development and redevelopment of land within the settlement boundary of Purley 
amongst other settlements.  The settlement boundary includes the developable 
area of the application site, but excludes the narrow field to the west and the field to 
the north, part of which is proposed as public open space.

6.6 As indicated above, consistent with the above strategic housing policies, the 
application site has been allocated for up to 35 dwellings under Policy HSA11 of 
Housing Site Allocations DPD (2006-2026) subject to meeting the environmental 
parameters of the policy. According to the policy, the site has a developable area of 
1 hectare, and would provide approximately 35 dwellings, including an element of 
self-build homes. The developable area has been incorporated into the new 
settlement boundary for Purley.  The site has been allocated on the basis that it is 
consistent with the spatial strategy for the district, including Core Strategy Policies 
ADPP1 and ADPP4 and therefore the principle of the residential redevelopment of 
the site is therefore acceptable.

6.7 Turning to the detailed criteria set out in Policy HSA11, the proposal would provide 
29 dwellings with 3 units (10% of the total number) being self-build/custom build 
homes, which is within acceptable tolerances of the allocation for approximately 35 
dwellings in total.  Taking into account the edge of settlement location and the close 
proximity of both the North Wessex Downs and Chilterns AONBs, the proposed 29 
dwellings is considered an appropriate balance between making efficient use of 
land and protecting the surrounding landscape.  The proposal would also provide 
an element of self-build homes in accordance with the policy. The proposed self-
build/custom-build plots would need to meet the definition(s) set out under The Self-
build and Custom Housebuilding Act 2015 (as amended) to ensure they are genuinely 
made available to meet this specific housing need.  

6.8 The allocation includes a landscape buffer to the north and west of the site (beyond 
the built form developable area).  According to the Glossary of the HSA DPD, where 
appropriate, the following features (amongst others) are considered suitable in a 
landscape buffer: tree belts, hedgerows, grassland/meadow, wetland and SuDS, 
informal open space with footpaths and picnic areas, and village greens.  Play 
equipment, sports facilities, other formal recreational facilities, amongst other items, 
will not normally be acceptable unless demonstrated to be acceptable through 
detailed landscape and visual impact assessment. 

6.9 In this regard, a small area of local area of play for children of 100m2 been 
proposed within the proposed informal open space to the north of the developable 
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area, at the request of officers. This has been considered through the detailed 
landscape and visual impact assessment, and taking into account it is likely to 
comprise a simple grassed area enclosed by planting with no formal equipment, 
subject to the approval of its detailed design, it is considered that the proposals for 
public open space within the northern landscape buffer is acceptable in principle.

6.10 Whilst the proposal is in outline form, its preparation including supporting 
development parameters plan, as set out further below, has been informed by a 
Landscape and Visual Impact Assessment that has taken into account the WBC 
Landscape Capacity Assessment (2015) which would ensure the site has capacity to 
accommodate the proposed development whilst ensuring the densities and the mass 
and scale of development would reflect the adjacent settlement character, the height 
of the development based on indicative information within the supporting design 
statement  and landscape treatment would be designed to avoid increasing the visual 
prominence of development on the edge of Purley, the tree cover on the site and 
around the boundaries would be retained, open space and new green infrastructure 
would be provided to conserve and enhance the setting of the AONB and the 
landscape character of the settlement edge in accordance with the provisions of policy 
HSA11.

6.11 As considered further below, the proposal would be accessed from the A329 with 
an access of adoptable width and the preparation of the scheme has been informed 
by Flood Risk Assessment, Ecological Surveys and Archaeological Assessment in 
accordance with the policy HSA11.

6.12 Policy GS1 of the HSA DPD indicates, all housing sites will be developed in 
accordance with the West Berkshire development plan and adopted SPDs and SPGs.  
Each allocated site will be master-planned and delivered as a whole to achieve a 
comprehensive development that ensures timely and coordinated provision of 
infrastructure, services, open space and facilities.  A single planning application will be 
submitted for each allocated site, either an outline or full application, to ensure this 
comprehensive approach to development is achieved.  Policies GS1 and HSA11 
provide criteria with which the proposal must comply; these issues are examined 
further below. In this regard, the supporting information demonstrates a master plan 
led approach to the development of the site as a whole which has come forward as 
part of a single outline planning application in accordance with Policy GS1. However, 
it is recognised that the reserved matters would come forward as separate phases to 
take account of the self/custom build units. 

6.13 Housing Type and Mix

6.14 Core Strategy Policy CS4 states that residential development will be expected to 
contribute to the delivery of an appropriate mix of dwelling types and sizes to meet the 
housing needs of all sectors of the community, including those with specialist 
requirements. The mix on an individual site should have regard to:

 The character of the surrounding area.
 The accessibility of the location and availability of existing and proposed 

local services, facilities and infrastructure.
 The evidence of housing need and demand from Housing Market 

Assessments and other relevant evidence sources.
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6.14 Development proposals will be expected to demonstrate how these matters have 
been addressed within the proposed dwelling mix.

6.15 The surrounding area is characterised by family houses, predominantly detached in 
the immediate vicinity along Purley Rise and Westbury Lane, but also with some semi-
detached and small lines of terraces.  The location is considered to be relatively 
accessible and to benefit from the availability of existing local services, facilities and 
infrastructure.  The illustrative layout shows a mix of detached, semi-detached and 
terraced family houses, albeit with a greater proportion of semi-detached dwellings to 
make efficient use of the site.

6.16 Evidence of housing need is contained within the 2016 Berkshire Strategic Housing 
Market Assessment (SHMA).  This indicates a need for all types of dwelling size, but 
with a more pronounced need for 2 and 3-bed houses.  It is considered that the 
proposed mix of family housing would have sufficient regard to the SHMA, although 
the precise mix would be subject to reserved matters.

6.17 The Self Build Register is another important relevant evidence source for housing 
need and demand, and Policy HSA11 specifically requires an element of self/custom 
build homes within the development. The proposed development is for 29 dwellings of 
which 3 (10% of the total) would be self/custom build.

6.18 It is considered appropriate to secure the provision of SB/CB housing within the 
development through planning conditions.  The mechanisms are detailed in the table 
below. 

Mechanism Details
Provide 3no. 
SB/CB 
housing 
units on site

Compliance 
planning 
condition  

To ensure that the provision of a minimum of 3 
dwellings would be made available for self-
build/custom-build within the overall site overall.

Provision of 
infrastructure 
relating to 
services and 
utilities to 
serve the 
3no. SB/CB 
housing 
units

Prior 
approval via 
planning 
condition 

To ensure that the developer provides the 
necessary servicing and utilities to serve the three 
plots available as self-build/custom-build. This 
would ensure appropriate infrastructure and 
servicing is secured across the site and to help the 
delivery of the sb/cb housing. 

Site 
Masterplan

Prior 
approval via 
planning 
condition

Given that the layout is not fixed at the outline 
stage, the purpose of the Masterplan is to fix the 
whole site layout on or before the submission of 
the first reserved matters application.  The 
Masterplan will then inform the subsequent 
Phasing Plan, Plot Parameter Plans, and 
Reserved Matters applications, all of which will 
have to be in accordance with the Masterplan.

Phasing 
Plan

Prior 
approval via 
condition

The Phasing Plan would be based on the 
Masterplan, and would split the site into phases.  
Phasing is required to facilitate the inclusion of 
SB/CB dwellings.  A first phase will need to ensure 
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that access roads and communal/public areas of 
the site are delivered in a timely manner (normally 
before any other phase).  A further phase (or 
phases) will need to include the housing to be 
delivered by a conventional developer.  Each 
SB/CB dwelling will need to form its own phase of 
development.  This will enable individual 
self/custom-builders to submit reserved matters 
applications for their own plots, independent of the 
remainder of the site.  The phasing of the 
development will also enable self-build CIL 
exemptions to be claimed where appropriate.

Plot 
Parameter 
Plans

Prior 
approval via 
condition

There may be certain parameters that are required 
to be applied to individual plots whilst considering 
the overall site layout.  For example:

 Maximum building heights
 Minimum distances from boundaries
 Elevations where windows/opening are 

excluded/restricted to safeguard 
neighbouring amenity

 Minimum garden sizes
Typically these can apply to individual plots, and 
may be known as “plot passports”.

Reserved 
Matters for 
individual 
phases

Prior 
approval via 
condition

Reserved matters conditions will be applied as 
normal, but worded to allow for reserved matters 
applications to be submitted for individual phases 
of development.  Self/custom-builders will 
therefore be responsible for submitting their own 
reserved matters application, which will need to be 
in accordance with the aforementioned details to 
ensure a comprehensively-planned and high 
quality development.

6.18 Subject to securing an element of SB/CB housing through the imposition of relevant 
planning conditions, it is considered that the proposal would comply with this 
specific requirement to address housing need.  The illustrative site layout indicates 
that the site is capable of accommodating the proposed quantum of development 
and achieve an appropriate housing mix at reserved matters stage.  Accordingly, it 
is demonstrated that the proposal is capable of complying with Policies CS4 and 
HSA 11 in this respect.

6.19 Social Infrastructure

6.20 According to Core Strategy Policy CS5, the Council will work with infrastructure 
providers and stakeholders to identify requirements for infrastructure provision and 
services for new development and will seek to co-ordinate infrastructure delivery, 
whilst protecting local amenities and environmental quality.

6.21 Except for access arrangements, no specific infrastructure requirements are set out 
in Policy HSA11.  Consultation requests have been sent to Thames Water, WBC 
Education, Royal Berkshire Fire and Rescue Service (RBFRS), and the NHS 
Clinical Commissioning Group.
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6.22 Given the number of houses proposed, any increases in local school capacity would 
be incremental and so mitigation may be funded through CIL.  Only extensions to 
schools made necessary by a specific development will fall within the scope of 
S106.

6.23 No response has been received from the NHS Care Commissioning Group.  
However, given the number of dwellings proposed, it is considered that the 
development would have a strategically incremental impact on local healthcare 
facilities.  According to the Planning Obligations SPD, only extensions and/or new 
doctor surgeries required directly as a result of a development will fall within the 
scope of S106, whereas, increasing capacity at local surgeries falls within the scope 
of CIL.

6.24 Water Supply and Wastewater

6.25 Adequate water and wastewater infrastructure is needed to support sustainable 
development.  Thames Water are the statutory undertaker for water supply and 
wastewater in the area, and have therefore been consulted on this application.

6.26 Water supply

6.27 Planning for the necessary water supply would normally be addressed through the 
plan making process and/or other legislation.  Water supply is therefore unlikely to 
be a consideration for most planning applications. Exceptions might include large 
developments not identified in Local Plans that are likely to require a large amount 
of water; and/or where a Local Plan requires enhanced water efficiency in new 
developments as part of a strategy to manage water demand locally and help 
deliver new development.

6.28 Thames Water confirm that they have no objections in terms of water network 
infrastructure capacity, based on the information provided.  They recommend that 
an informative is attached to the decision notice to inform the developer on the 
expected minimum water pressure and flow rates that would be provided to serve 
the new development.

6.29 Thames Water advise that there are two trunk mains running along Purley Rise, 
and although they do not cross the development, there is a concern over potential 
damage from the repeat loading of heavy plant on these mains at the entrance to 
the site.  The developer is therefore asked to ensure adequate load protection is 
provided to access the site from Purley Rise to reduce the risk of these mains 
failing.  It is therefore considered necessary to include such measures within a 
Construction Method Statement secured via planning condition to mitigate this 
impact. 

6.30 Wastewater

6.31 Wastewater falls into two categories.  Foul drainage carries the used water from 
toilets, sinks, basins, baths, showers, bidets, dishwashers and washing machines.  
The above-ground pipework is referred to as sanitary pipework; the underground 
pipework is referred to as foul drains and foul sewers.  Surface water drainage 
carries rainwater (and melted snow and ice) from hard surfaces. The above-ground 
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system of gutters and rainwater pipes is referred to as roof drainage; the 
underground pipework is referred to as surface water drains and surface water 
sewers.  Thames Water are the statutory undertaker in the area.

6.32 Thames Water confirm that they have no objections in terms of the foul water 
sewage network infrastructure capacity, based on the information provided.  The 
application indicates that surface waters will not be discharged to the public network 
and as such Thames Water has no objection. However, approval should be sought 
from the Lead Local Flood Authority (LLFA) should the applicant subsequently seek 
a connection to discharge surface water into the public network in the future then 
Thames Water would consider this to be a material change to the proposal and they 
would need to review their positon.  The LLFA has also been consulted on the 
application, and their comments are addressed under Sustainable Drainage.

6.33 Whilst no objections are raised, in order for Thames Water to determine whether 
the existing sewer network has sufficient space capacity to receive the increased 
flow from the proposed development, they request a drainage strategy to be 
submitted, detailing the foul and surface water strategies.  

6.34 Thames Water advises that there are public sewers crossing or close to the 
proposed development, and have provided information to minimise the risk of 
potential damage.  This information can be relayed as an informative on the 
decision notice.  Details of any proposed connection points or alterations to the 
public system, including calculated discharge rates (pre and post development) 
must be included in the drainage strategy.  Thames Water does not envisage 
concerns with the proposed development site based upon the following key 
assumptions: foul flows will be connected to the public sewer by gravity (not 
pumped) and that no surface water flows will be discharged to the public sewer.  

6.35 Emergency water supplies

6.36 Royal Berkshire Fire and Rescue Service have advised that the site does not 
currently have sufficient emergency water supplies, and seeks a requirement for 
private fire hydrants and emergency water supplies if a public main is not installed 
as part of the development.  This is normally achieved by way of a planning 
condition, but RBFRS also seek a developer contribution to fund such supplies.  In 
practice, this requirement is often discharged by Thames Water supplying the site 
with mains water, and RBFRS are consulted on this separate statutory process.  A 
planning requirement therefore acts as a fallback position in the unlikely event that 
this is not captured by other means.  Taking into account these points and the scale 
of development, a developer contribution is not considered necessary or 
proportionate and is a matter that can be mitigated through the imposition of 
planning condition securing details of emergency water supplies.  

6.37 Mitigation

6.38 According to Policy GS1 of the HSA DPD, which applies to all allocated housing 
sites, an integrated water supply and drainage strategy will be provided in advance 
of development to ensure the provision of adequate and appropriate infrastructure 
for water supply and waste water, both on and off site. Development will be 
occupied in line with this strategy. All sites that are not connected to the mains 
sewerage system will ensure there are no deleterious effects to Special Areas of 
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Conservation (SACs) and river and wetland Sites of Special Scientific Interest 
(SSSIs).  It is considered that the aforementioned Thames Water requirements can 
be stipulated in this a planning condition requiring the prior approval of an 
integrated water supply and drainage strategy.  For clarity of drafting, separate 
conditions should be applied for emergency water supplies and sustainable 
drainage measures, although in practice the applicant may elect to discharge all 
related conditions in a single submission due to the degree of overlap.

6.39 Affordable Housing

6.40 The NPPF strongly supports the delivery of affordable housing that meets a 
recognised housing need in the District. The Council’s policy for affordable housing 
provision is set out in Core Strategy Policy CS6.  It enables the authority to seek 
affordable housing either on site or as a financial contribution in lieu of on-site 
provision on sites of 5 units or more.  The contribution levels for affordable housing 
are as follows (this contribution is rounded up or down to the nearest whole unit):

 15 or more units or 0.5 ha or more:

o 30% affordable housing on brownfield sites or 
o 40% on greenfield 

6.41 The Planning Obligations Supplementary Planning Document (SPD) was formally 
adopted by the Council on the 11th December 2014. This provides guidance to 
landowners, developers and West Berkshire residents about the use of developer 
contributions after the implementation of the Community Infrastructure Levy (CIL).  
It sets out the Council’s policy to securing affordable housing contributions and it 
states that affordable housing should be provided on site unless there are 
exceptional circumstances, or where alternatives, such as replacement provision on 
a separate site would better meet the Council’s strategic objectives.

6.42 The consideration of the levels of affordable housing on this site depend on whether 
(and the extent to which) the site is brownfield or greenfield land.  Based on the 
presence of existing buildings and structures on the land, the site is considered to 
be a mixture of previously developed and greenfield land, and taking into account 
their respective coverage of the site, the scheme should make affordable housing at 
34% of the total number of units having regard to the requirements of policy CS6 
which equates to a total of 10 affordable housing units. Furthermore, a tenure split 
of 70:30, social rented to intermediate affordable housing is stipulated by Policy 
CS6 in light of evidence on local need.

6.43 In accordance with Policy CS6, on-site provision of 10 units of affordable housing 
are required.  This should comprise 7 social rented dwellings, and 3 intermediate 
dwellings.  The Housing consultation response dated 24 August 2018 provides 
detailed requirements for affordable housing.  Affordable housing must be secured 
through a planning obligation. It is also noted had the scheme come forward in 
accordance with the maximum number of 35 dwellings allowed for within Policy 
HSA11 then the scheme in theory would have generated the provision of 12 
affordable units and 23 open market units (of which 4 would have been expected to 
be self /custom build)
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6.44 Whilst layout is not for consideration at this time, the indicative supporting plans 
demonstrate that affordable housing could be pepper potted across the 
development site it is integrated properly with the development as a whole. 

6.45 For these reasons, a policy-compliant level of affordable housing is proposed in 
accordance with the requirements of policy CS6 and the Planning Obligations 
subject to imposition of conditions to ensure an appropriate layout at the reserved 
matters stage and the completion of an acceptable s106 legal agreement.

6.46 Employment and the Economy

6.47 Notwithstanding the application site is allocated for housing such that the principle 
of residential development is accepted through the plan making process, the 
application site is currently used for commercial purposes, including the storage of 
caravans for private owners.  The existing use therefore makes a contribution to the 
local rural economy.  According to Core Strategy Policy CS10, existing small and 
medium sized enterprises within the rural areas will be supported in order to provide 
local job opportunities and maintain the vitality of smaller rural settlements. 
Proposals seeking the loss of such existing sites and premises must demonstrate 
that the proposal does not negatively impact upon the local economy, and the 
vitality and viability of the surrounding rural area.

6.48 In this context the site’s existing contribution to the local economy is considered 
small, as it is a modestly sized family run business.  Whilst this proposal would 
result in the loss of a local facility for the surrounding area, its loss would not have a 
significant impact upon the local economy, or the vitality and viability of the 
surrounding rural area.  The construction of new homes would provide an economic 
benefit, in terms of increased spend within the local economy from the proposed 
additional population, and in terms of short term employment opportunities for 
contractors, sub-contractors, and any other construction service engaged by the 
works.

6.49 For these reasons, the proposal would not conflict with the overall aims and 
objectives of Policy CS10 and the NPPF.

6.50 Highways Matters

6.51 According to Core Strategy Policy CS13, development that generates a transport 
impact will be required to (amongst others): reduce the need to travel; improve and 
promote opportunities for healthy and safe travel; and demonstrate good access to 
key services and facilities.

6.52 Policy HSA11 allocates the site for approximately 35 dwellings, and therefore the 
traffic impacts of the proposed development on the local highway network, and the 
location terms of its accessibility by sustainable modes of transport, have already 
been judged to be acceptable through the plan-making process. 

6.53.1 Notwithstanding the above, the application is supported by a transport statement 
that suggests the proposed use would generate approx. 18 two-way movements in 
the am peak (0800-0900) averaging less than 1 every 5mins and 17 two-way 
movements in the pm peak (17.00-18.00), also averaging less than 1 every 5 mins. 
Between the hours of 0700 to 1900, the proposal would generate approx. 151 daily 
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vehicle movements. These movements would be offset against the existing 
movements within the site which are indicated to be, taking into account 4 uses 
within the site comprising, Caravan storage (up to 115 caravans), storage and 
workshop repairs of military vehicles, separate Workshop repairs in B1 use 
(previously furniture repairs and equestrian use of stable and large field outside the 
proposed built development area as:

 Caravans Average 10-12 per day (busier in summer quieter in winter);
 Military vehicles 6 per day;
 Workshop repairs 12 per day; and
 Equestrian 8 per day.

Estimated Total at a total of 38 movements per day. 

The proposal would therefore result in a net increase of 113 daily movements. 
However, even if it were assumed that all movements were new, in the view of the 
Highways Team, the A329 is capable of accommodating this increase in terms of 
capacity.

6.54 Policy HSA11 indicates access should be provided to the site from the A329 
through the provision of an access of adoptable width. The existing access would 
widened through the removal of the gable end of existing house at 72a Purley Rise 
(approved under planning application 18/00965/HOUSE dated 12 June 2018) and 
relocation of its access further northwards from the proposed access road, as well 
potential off-site works to the existing access way of no.74 Purley Rise. The 
proposed access includes the creation of new ‘T’ junction to the A429 providing a 
4.8m wide road with a new 2m wide footway tying in to the existing footway with 
minimum visibility splays of 2.4m x 90m to Purley Rise which would be of adoptable 
width in accordance with the provisions of Policy HSA11 to ensure the safe 
integration with the existing highways network.

6.55 The proposed access arrangement has been carefully considered by the Council’s 
Highway Team who consider the widening of the access and a formalised bell 
mouth junction would be an enhancement in terms of highway safety for vehicles 
making a right or left hand turn in the shared driveway. Furthermore, satisfactory 
plans including vehicle tracking diagrams have been provided to demonstrate 
servicing of vehicles can be undertaken and the position of existing access ways to 
no.74 and no. 72A Purley Rise are clearly identified in relation to the proposed 
alterations. 

6.57 Speed survey data has also been identified which shows an average speed of 32.9 
mph (85th percentile 38mph) travelling east bound on the A429 and 34.5 mph (85th 
percentile 40mph) travelling west bound which has been reviewed by the Traffic 
and Road Safety Team who advise, in accordance with current Department for 
Transport guidelines, Traffic Management Assessments are directed to only 
examine accident statistics within the last three year accident reporting period as 
this data is deemed to be more relevant to current highway conditions. There have 
not been any recorded personal injury accident at this location within the last three 
year recording period and whilst recorded traffic speeds may be slightly higher than 
we would like to see this is ultimately an enforcement issue that the police have the 
authority to address. Traffic Management resources are primarily targeted at sites 
with a history of recorded injury accidents and measures are normally considered 



West Berkshire Council Eastern Area Planning Committee 7 November 2018

where a reduction of accidents can be demonstrated as a result of their 
introduction. 

6.58 The Traffic and Road Safety Team go on to say, whilst a serious incident did occur 
near this location in February 2014 this was as a result of illegal road use rather 
than a fault with the highway layout and has therefore been dealt with by the police 
accordingly. Traffic calming features are generally only introduced as a very last 
resort and local residents affected by such proposals often object to them during the 
consultation process, and it is also worth noting that the emergency services do not 
favour such proposals as it can significantly affect their response times. For these 
reasons, it is confirmed that no additional traffic calming works are programmed for 
this location.

6.59 In this context, the relevant accident data does not demonstrate that there are any 
inherent safety issues with the geometry of the road, or turning manoeuvres in the 
vicinity of the site.

6.59 In terms of parking provision, whilst the proposal is in outline form, the illustrative 
layout information demonstrates sufficient off-road cycle and car parking provision 
would be made available at the detailed design stage to meet the needs of the 
development.

6.60 It is noted objections have been received from the occupiers of the adjacent 
property no.74 that their consent is required to undertake alterations to the shared 
access way. However, the applicant has confirmed all of the land within the redline 
boundary is within their ownership and therefore the correct notices have been 
served as part of the planning application. Any necessary off-site works, 
maintaining private rights of way, etc is considered to relate to a civil matter 
between private parties where it would be necessary for agreement to be reached 
outside of planning legislation.

6.61 Notwithstanding the above, to ensure any future alterations to the access ways of 
no.74 and No.72A would not affect the safe operation of the vehicular access way 
for consideration as part of this planning application to serve the proposed 
development, and to mitigate any potential on the public highway, an additional 
planning condition has been proposed requiring precise details of any alterations to 
the existing access way to no.74 and no.72 Purley Rise to be agreed with the 
Highway Team before they are implemented.

6.61 For the above reasons, the proposal would not have an adverse impact on highway 
safety and the free flow of traffic within the local highways infrastructure, and would 
provide satisfactory off cycle and car provision to meet the needs of future 
occupiers in accordance with the provisions of Policy CS13, HSA11 and the NPPF.

6.62 Character and Appearance (including impact on the setting of AONB)

6.63 According to Core Strategy Policy CS14, new development must demonstrate high 
quality and sustainable design that respects and enhances the character and 
appearance of the area.  Considerations of design and layout must be informed by 
the wider context, having regard not just to the immediate area, but to the wider 
locality.  Development shall contribute positively to local distinctiveness and sense 
of place.  Development proposals will be expected to (amongst others) make 
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efficient use of land whilst respecting density, character, landscape and biodiversity 
of the surrounding area.

6.64 Policy ADDP5 seeks to ensure development proposal conserve to conserve the 
scenic beauty and distinctive character of the AONB. The NPPF gives the highest 
status of protection for the landscape and scenic beauty of AONBs, and states their 
conservation should be given great weight in planning decisions.  The statutory 
purpose of the AONB is to conserve and enhance the area’s natural beauty. The 
Planning Practice Guidance confirms that this duty also applies to proposals outside 
the designated area but impacting on its natural beauty.

6.65 According to Part 1 of the Quality Design SPD, new development should begin with 
an understanding of the area’s existing character and context and its design should 
evolve from West Berkshire’s rich landscape and built heritage. Development 
should seek to complement and enhance existing areas, using architectural 
distinctiveness (through construction materials and techniques) and high quality 
urban design, to reinforce local identity and to create a sense of place.

6.66 The North Wessex Downs AONB includes the landscape to the north of the 
adjacent railway line, and the land immediately to the west of the application site 
towards Pangbourne on the southern side of the River Thames.  In addition, the 
land to the north of the River Thames is located within the Chilterns AONB.  The 
application site itself is located entirely outside of these designated landscapes.  
However, due to the immediately proximity the impact on their setting is an 
important material consideration.

6.67  In this regard, the application is supported by a landscape and visual impact 
assessment that demonstrates any views of the built development would be seen in 
the context of existing residential form where any impact would not be significant 
and short term in nature. The supporting development parameters plan and 
indicative layout further demonstrate that subject to relevant mitigation measures 
such as the proposed 20m wide tree planting buffer, retention of tree cover to the 
boundaries, the position of the proposed open space and green infrastructure to the 
northern and western boundaries of the site, the proposal would conserve the 
setting of the AONB and landscape character of the Purley settlement edge. 

6.68 In terms of the impact on the character and appearance of the surrounding built 
form, modern residential housing adjoins the site to the south and west. The 
proposed development would form a small new residential estate on the northern 
edge of the existing settlement.  Whilst the proposed development would be denser 
than existing houses within relatively large plots along Purley Rise, having regard to 
the illustrative information accompanying this application it is considered that the 
proposal would harmonise with the surroundings. 

6.69 Overall, it is considered that there is sufficient opportunity for a detailed design to be 
formulated within the proposed parameters set out in HSA Policy 11.  It is also 
considered that the proposed development is capable of respecting the character and 
appearance of the area and would conserve the AONB subject to detailed design in 
accordance with the aforementioned policies.

6.70 Functional Design
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6.71 According to Core Strategy Policy CS14, good design relates not only to the 
appearance of a development, but the way in which it functions.  According to 
paragraph 127 of the NPPF, planning decisions should ensure that developments 
(amongst others):

 will function well and add to the overall quality of the area, not just for the 
short term but over the lifetime of the development;

 establish or maintain a strong sense of place, using the arrangement of 
streets, spaces, building types and materials to create attractive, welcoming 
and distinctive places to live, work and visit;

 optimise the potential of the site to accommodate and sustain and 
appropriate amount and mix of development (including green and other 
public space) and support local facilities and transport networks;

 create places that are safe, inclusive and accessible and which promote 
health and well-being, with a high standard of amenity for existing and future 
users, and where crime and disorder, and the fear of crime, do not 
undermine the quality of life or community cohesion and resilience.

6.72 Part 1 of the Quality Design SPD provides key urban design principles to ensure 
that a development functions well in line with the development plan and consistent 
with the NPPF.  Part 2 provides urban design principles specific to residential 
development.

6.73 Notwithstanding this is an outline application with detailed design considerations for 
determination at the later stage, the proposal would achieve around 29 dwellings 
per hectare with the indicative layout ensuring the need to make efficient use of 
land but at the same time respecting the settlement edge location and surrounding 
pattern of development. 

6.74 In terms of appearance, the surrounding built form has a variety of architectural 
design and form. In this context, a modern high quality residential development 
would harmonise with the surroundings subject to detailed consideration at the 
reserved matters stage. In respect of landscaping, the supporting parameters 
demonstrates ample areas would be provided in terms of open space, landscape 
buffers, green infrastructure  and soft planting to ensure the proposal is acceptable 
in this respect at the reserved matters stage. In relation to scale, the supporting 
information suggests there would be a variety in scale to respond to the surrounding 
built form and particular characteristics of the site.

6.75 Overall, the application site has sufficient capacity to could accommodate a high 
quality development that would harmonise with the surroundings.

6.76 Residential amenity

6.77 According to paragraph 127 of the NPPF, planning decisions should ensure that 
developments create places with a high standard of amenity for existing and future 
occupiers.  According to Core Strategy Policy CS14, new development must make 
a positive contribution to the quality of life in West Berkshire.  As such, the impacts 
on neighbouring living conditions in terms of any loss of light, loss of privacy, loss of 
outlook, any overbearing impacts, or any significant noise and disturbance, are 
material considerations.  The Council’s adopted Quality Design SPD and House 
Extensions SPG provide guidance on such matters that may be applicable to all 
development proposals.
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6.78 Notwithstanding layout is not for consideration at this stage, the illustrative layout 
demonstrates the proposed dwellings would maintain adequate separation 
distances from existing housing ensuring no material impact on neighbouring 
residential amenity by way of loss of light, outlook or privacy, or result in any 
significant overbearing impact. 

6.79 It is noted there would be increase in traffic movements along the shared access 
way located adjacent to the boundary of no.72a and 74 Purley Rise.  However, the 
overall level of traffic movements would not be so significant such that it would 
materially harm neighbouring residential amenity in terms of noise and disturbance 
associated with the comings and goings of future residents e.g. less than one 
proposed vehicle movement every 5 mins on average. Furthermore, the use of 
appropriate road surfacing e.g. tarmac would help reduce road noise when 
compared to more informal surfacing such as gravel which is unlikely to meet the 
highways adoptable standards. 

6.80 The implementation of a construction management plan and restrictions on hours of 
operation secured via planning condition would further help protect neighbouring 
residential amenity.

6.91 To mitigate any impact from the operation of the existing railway line located to the 
north of the site on future occupiers of the development, planning conditions can be 
imposed to ensure any noise impacts would be mitigated effectively in accordance 
with the recommendations of the supporting noise survey. In addition, where 
dwellings are proposed within 60metres of the railway an assessment of potential 
vibration effects should be undertaken and any necessary mitigation can be 
secured via planning condition to minimise such effects. Although the applicant 
advises it is unlikely any dwellings would be located within such distance.

6.92 The illustrative plans also demonstrate future occupiers would have access to 
appropriate levels of internal and external amenity space.

6.93    For these reasons, the proposal would have an acceptable impact on neighbouring 
residential amenity and would result in the creation of satisfactory living 
environment for future occupiers. 

6.95 Sustainable construction

6.95 According to Core Strategy Policy CS15, new residential development will meet a 
minimum standard of Code for Sustainable Homes Level 6.  However, the Written 
Ministerial Statement of 25th March 2015 withdraws the Code for Sustainable 
Homes.  According to the Planning Practice Guidance, local planning authorities 
have the option to set additional technical requirements exceeding the minimum 
standards required by Building Regulations in respect of access and water, and an 
optional nationally described space standard.  Local planning authorities will need 
to gather evidence to determine whether there is a need for additional standards in 
their area, and justify setting appropriate policies in their Local Plans.  There is no 
current policy with the statutory development plan that is consistent with this 
guidance. 
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6.96 Core Strategy Policy CS15 also requires major development to achieve minimum 
reductions in carbon dioxide emissions from the use of renewable energy or 
low/zero carbon energy generation on site or in the locality.  For residential 
development the policy requirement is zero carbon.  Following the withdrawal of the 
Code for Sustainable Homes, the baseline for this assessment no longer exists for 
the residential element of the development, and as such compliance is not possible 
for practical reasons.

6.97 Flood risk and sustainable drainage

6.98 According to Core Strategy Policy CS16, the sequential approach in accordance 
with the NPPF will be strictly applied across the District.  Development within areas 
of flood risk from any source of flooding, including Critical Drainage Areas and 
areas with a history of groundwater or surface water flooding, will only be accepted 
if it is demonstrated that it is appropriate at that location, and that there are no 
suitable and available alternative sites at a lower flood risk.  Core Strategy Policy 
CS16 also requires that all developments incorporate sustainable drainage 
techniques.  The Planning Practice Guidance supports this position for major 
developments.

6.99 The site is located in EA Flood Zone 1.  It is also within a groundwater emergence 
zone, located on a major aquifer and adjacent to an area of surface water flood risk.  
Accordingly, a Flood Risk Assessment (FRA) accompanies the application.  The 
site is also located within the EA’s Source Protection Zone 3, which will influence 
what SuDS can be used.

6.100 According to the FRA, the site is not at risk of flooding from a major source (e.g. 
fluvial and/or tidal). A secondary flooding source has been identified, sewer 
flooding, which may pose a low significant risk to the site.  The site is located within 
Flood Zone 1 and therefore, has a ‘low probability’ of fluvial flooding with less than a 
1 in 1000 annual probability of river flooding in any year (<0.1%).  The proposed 
development is classified as ‘more vulnerable’, ‘more vulnerable’ uses are 
appropriate within Flood Zone 1 after the completion of a satisfactory FRA.  The 
FRA purports that the flood risk to the site can be considered to be limited; the site 
is situated in Flood Zone 1, with a low or less annual probability of flooding and from 
all sources.  It concludes the site is unlikely to flood except in very extreme 
conditions.

6.101 The FRA proposes a SuDS Strategy.  Given that the detailed layout of the site is to 
be determined at reserved matters stage, a detailed surface water drainage design 
has not been undertaken within the FRA.  However, it establishes key principles 
and an outline strategy.

6.102 In terms of a Foul Water Drainage Strategy, the FRA states that the development of 
the site will take place with separate systems for foul and surface water drainage.  
The separate system will extend to the public sewer.  Foul water will discharge 
Thames Water public combined water sewer located within the vicinity of the site.

6.103 The FRA also proposes several property-level protection measures, including 
setting a minimum floor level, and possible flood resilience and resistance 
measures that can be considered at detailed design stage.
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6.104 The EA has confirmed that it raises no objections to the proposed development 
subject to relevant advice notes (which relate to other non-flooding matters dealt 
with elsewhere in this report).

6.105 The LLFA recognise that this application is made in outline and that the final 
number of residential dwellings proposed is yet to be determined.  They advise that, 
as infiltration has been proven in principle, the layout or scale of the development 
could be adjusted at reserved matters, if required, to accommodate surface water 
drainage measures.  On this basis, the LLFA have no objections to the proposals.  
However, they would wish to see further details of the proposals to manage surface 
water runoff as part of any reserved matters application to confirm there is sufficient 
space within the development layout for drainage features.  Accordingly, if members 
are minded to approve the application than they request a pre-condition is attached 
to the permission to ensure that flood risk is appropriately managed for the lifetime 
of the proposed development.

6.106 Subject to pre-conditions to secure the detailed sustainable drainage proposals, 
property-level protection measures, and an integrated water supply and drainage 
strategy (including other matters addressed elsewhere in this report), it is 
considered that the proposal is capable of complying with Policy CS16 at reserved 
matters stage.  For clarity of drafting, separate conditions should be applied for 
these matters, although in practice the applicant may elect to discharge all related 
conditions in a single submission due to the degree of overlap.

6.107 Biodiversity

6.108 According to Core Strategy Policy CS17, biodiversity assets across West Berkshire 
will be conserved and enhanced.  The development of this site would not directly or 
indirectly impact upon any international, European, nationally or locally protected 
sites of ecological interest.  However, Policy HSA11 requires the scheme to be 
supported by an extended phase 1 habitat survey, together with further detailed 
surveys arising from that as necessary.  Appropriate avoidance and mitigation 
measures will need to be implemented, to ensure any protected species are not 
adversely affected. 

6.109 Natural England raise no objection to the application.  WBC Ecology Team have 
considered the proposal and raise no objections subject to mitigation measures 
secured via planning condition.

6.110 The application is accompanied by an Ecological Appraisal, prepared by an 
ecologist following an extended phase 1 habitat survey.  This appraisal also reports 
on detailed surveys for reptiles, bats (building, activity, and remote detector 
surveys), and birds.

6.111 Habitats

6.112 The following habitats were identified within the site: amenity grassland, tall ruderal, 
hedgerow and conifer screens, scrub, ornamental, buildings and hardstanding.  No 
specific mitigation is recommended by the appraisal.  The retention of the northern 
hedgerow would secure the only habitat within the site that is identified as having an 
elevated conservation status. This hedgerow can be retained as part of the overall 
ecological mitigation strategy for the site. 
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6.113 Reptiles

6.114 Slow worm was the only species recorded by the reptile survey, with a peak count 
of five adult animals recorded on two occasions.  In order to minimise the potential 
for reptiles to be killed or injured during the site clearance and construction of the 
proposed development a trapping and translocation exercise will be required to 
relocate any reptiles within the development site to a suitable alternative receptor 
site.  A potential receptor area for this would be the land adjoining the proposed 
development site, particularly the field to the north.  Whilst this has been shown to 
support an existing population of slow worm, there is ample scope to increase the 
carrying capacity of the field by (for example) relaxing current management to 
improve the tussocky character of the vegetation.  The addition of hibernacula and 
exposed banks would also provide features of benefit to reptiles as part of an 
overall mitigation package. This translocation exercise could be secured by 
planning condition as part of a reptile mitigation strategy.

6.115 Bats

6.116 A building survey was undertaken for bats.  Building 1 (garage-type building of 
breeze block construction) and Building 2 (disused animal pens) were both 
assessed to have negligible roosting potential, and no evidence of bats was found.  
Building 3 (the largest building on site, in active use as a workshop and storeroom) 
was assessed to have negligible to low roosting potential, and no evidence of bats 
was found.

6.116  Across three activity surveys, four species of bats were detected: common 
pipistrelle, soprano pipistrelle, noctule, and barbastelle.  A Myotis bat was also 
detected.  Remote detector surveys were also undertaken across 17 nights 
between May, July and September 2017.  Species recorded include: common 
pipistreele, soprano pipistrelle, noctule, seven registrations of a serotine bat, two 
registrations of barbastelle bat, and a small number of Myotis and Plecotus.

6.117  In order to minimise the potential impact of a development on the local bat 
population, it is recommended to design a lighting scheme for the development that 
is sensitive to bats.  This could include minimise the extent of external lighting 
wherever possible and, where necessary, using fixtures that have no or a very low 
UV component and that have a luminary that directs light downwards or can be 
fitted with a cowl to achieve this, to minimise the extent of light spill on to retained 
boundaries and adjoining habitats. In addition, external lighting on new buildings 
could also be sensor controlled (e.g. passive infrared) so that it is only illuminated 
when required.  This mitigation can be secured by condition.

6.118  Birds

6.119  A total of 20 bird species were recorded during the bird survey.  In order to avoid 
legislative constraints relating to nesting birds, the appraisal recommends that any 
site clearance works, such as vegetation removal, take place outside the bird 
nesting season, which typically runs from mid-February to August inclusive, 
although some bird species will nest all year round if conditions are suitable.  If the 
work is programmed for during this period a prior survey by a suitably experienced 
ecologist would be recommended to identify if any nesting constraint is present at 
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that time.  If an active nest was identified within an area to be affected by any 
works, it is likely that it would have to remain in situ and unaffected until such time 
as a resurvey confirmed that it was no longer in active use, at which point it is likely 
that it could be removed.  This mitigation can be secured by the imposition of 
planning condition(s).

6.120  Other fauna

6.121  No evidence of badgers was found during any of the surveys, and no setts were 
identified.  The short, well maintained nature of the grassland is considered to be 
unsuitable for terrestrial phase great crested newts, and no ponds have been 
identified either on-site or in the surrounding area that might support this species.  
As such, there is no reasonable likelihood of these protected species being present 
and requiring mitigation.

6.122  Enhancements

6.123  According to Policy CS17, in order to conserve and enhance the environmental 
capacity of the District, all new development should maximise opportunities to 
achieve net gains in biodiversity.  The appraisal recommends the following, which 
can be secured by condition:

 Design SuDS features, if included as part of the detailed layout, to include damp 
and shallow margins to provide a habitat for a wide variety of native flora or and 
fauna.

 The inclusion with this of standing open water would also create an opportunity 
for amphibians such as frogs and toads.

 Use native species, preferably of local provenance, wherever possible 
throughout the development. Any non-native or ornamental species should also 
avoid floral species known or assessed as potentially being invasive such as 
periwinkle Vinca spp and Japanese rose rosa rugosa17

 Provide at the base of any fences, a 13x13cm gap to allow hedgehogs to 
transverse the development once complete.

 Install 5 bird boxes on retained trees and/or new buildings within the site.
 Install 5 bat boxes on retained trees and/or new buildings within the site.

6.124  According to paragraph 170 of the NPPF, planning decision should contribute to 
and enhance the natural and local environment by (amongst others) minimising 
impacts on and providing net gains for biodiversity, including by establishing 
coherent ecological networks that are more resilient to current and future pressures.  
Similarly, Policy CS17 states that in order to conserve and enhance the 
environmental capacity of the district, all new development should maximise 
opportunities to achieve net gains in biodiversity.  Whether or not this specific 
scheme can achieve net gains in biodiversity will depend on the detailed design.  It 
is therefore appropriate to defer full consideration of this matter until reserved 
matters stage.  This can be secured by condition.

6.125  Subject to planning conditions and an s106 obligation to mitigate the impact of the 
development, and to secure appropriate enhancements, it is considered that, 
overall, the proposed development is capable of complying with Policy CS17 in 
terms of conserving and enhancing local biodiversity.
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6.126 Trees and Woodland

6.127 The application is supported by an Arboricultural report which includes a tree 
survey, tree constraints and tree protection plan, which have been undertaken in 
accordance with BS5837:2012.  This information relates to the indicative layout. 
The report indicates the application site contains a number of trees and hedgerows 
including twenty-four individual trees, two groups and three hedgerows. Three 
grade C trees, two grade C hedgerows and one grade U tree would be removed to 
facilitate the proposed development. All remaining trees would be retained and 
protected during construction and the proposal is considered compatible with their 
existing and future growth.

6.128 The Council’s Tree Officer has assessed the tree report and does not raise any 
objections to its conclusions. The removal of trees and existing planting is considered 
acceptable to facilitate the proposed development. It is also noted as identified in the 
tree survey, there is a single Oak tree T1 and 3 areas of hedging, 2 areas of cypress 
hedge H1 & H2 and a Hawthorn hedge H3 within the site, and although they are not 
considered to be of any significant or outstanding merit or a significant constraint to 
the proposed development, they do provide a good screen from neighbouring 
properties and therefore should be retained and protected throughout the 
development. The supporting tree protection plan demonstrates this can be achieved 
with the finer details to be agreed at the reserved matters stage when the final layout 
is agreed.

6.129 The supporting development parameters plan demonstrates substantial areas for 
new tree planting within the informal open and 20m tree planted landscape buffers 
around the site boundaries, amongst other areas, would off-set at loss of trees and 
result in a significant net gain in tree planting within the site overall as part of the 
reserved matters relating to landscaping. 

6.130  For these reasons, it is considered that retained trees would be adequately 
safeguarded from any potential adverse effects and a substantial net gain in trees 
planting would be achieved within the site to off-set any removed trees in 
accordance with the provisions of policy CS18 and the NPPF. 

6.131 Historic Environment

6.132 The Council’s Archaeological Officer has reviewed the application using the 
approach set down in the NPPF including submitted investigations and has checked 
the proposed development against the information the Council currently holds 
regarding the heritage assets and historic land uses in this area.  This evidence 
suggests that there would be no major impact on any features of archaeological 
significance.  The Archaeological Officer is therefore satisfied that no archaeological 
assessment or programme of investigation and recording is necessary for the 
proposed development.

6.133 There are no conservation areas, listed buildings, or other designated heritage 
assets within close proximity of the application site that are likely to be materially 
affected by the proposals. There is the Purley Hall Grade II* Listed Parks and 
gardens approx. 500m away to the south-west but taking into account intervening 
built form, there would be no impact on this designated heritage asset and it’s 
setting would therefore be preserved. 
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6.134 As such, the proposal complies with Core Strategy Policy CS19 and NPPF in terms 
of conserving the historic environment.

6.135 Environmental Quality

6.136 Environmental Health have noted the supporting contamination report has identified 
potential contamination hot spots within the site. However, subject to an appropriate 
remediation strategy being secured via planning condition any risk of pollution can 
be mitigated. In addition, the proposal would not materially affect any Air Quality 
Management Area.

6.137 Given the close proximity of neighbouring residential properties, Environmental 
Health recommend restricting the hours of work during construction, and measures 
to control dust during construction.  These matters can be secured by condition.

6.138 The Environment Agency have assessed the proposal and whilst raising no 
objection have requested informative notes to minimise the risk of pollution. . 

6.139 Public Open Space and Green Infrastructure

6.140 According to Core Strategy Policy CS18, new developments will make provision for 
high quality and multifunctional open spaces of an appropriate size and will also 
provide links to the existing green infrastructure network.  Public open space is not 
a specific requirement of Policy 16; however, Policy GS1 makes clear that all 
allocated housing sites will be delivered in accordance with the development plan 
and adopted SPDs.

6.141 Policy RL.1 of the West Berkshire District Local Plan provides a policy requirement 
for public open space.  Based on the proposed number of dwellings and the typical 
housing mix, the proposal would generate requirement of up to 0.35 hectares of 
public open space. 

6.142 According to Part 1 of the Quality Design SPD, designers and developers should 
create a positive relationship between local open spaces and new development.  
Open space has the potential to perform a number of functions at various scales, 
including formal parks and gardens, green corridors, amenity green space, 
provision for children and teenagers and civic spaces.  All open space has the 
potential to benefit wildlife and biodiversity.  Small areas of open space provide an 
important local amenity and for opportunities for recreation and play.  In addition to 
its recreation role, open space can act as focal points within the development and 
as green ‘lungs’ providing a break in the urban fabric.  Some buildings within a 
development should front on to the spaces to provide security and surveillance.  
Boundary treatments along development edges will require careful consideration 
and will need to reflect the prominence of the edge, activities within the spaces and 
the design approach of the particular character area.

6.143 Whilst the layout of the proposed development is reserved for consideration at a 
later stage where the precise specification and configuration of public open space 
would be agreed, the applicant has provided a development parameters plan which 
shows an area of public open space of approx. 0.35 hectares located beyond the 
northern boundary of the built form development area (following discussions with 
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the Parish Council). The open space would also include a 100m2 local area of play. 
The level of provision is considered acceptable and in accordance with the 
provisions of Policy RL.1.

6.144 It addition to the public open space, the proposal would provide new tree planting 
within 20m landscape buffers to the north and west of the site which provide further 
green infrastructure and opportunities of biodiversity within the site. 

6.145 The proposal would ensure the provision of high quality of public open space on this 
development as well additional green infrastructure and landscape buffers, with the 
finer details being resolved at the reserved matters stage.  However, it would be 
necessary to secure the provision, transfer and management arrangements by way 
of planning obligations at the outline application stage.

6.146 S106 Heads of Terms

6.147 This report has identified a number of planning obligations that will be necessary to 
make the development acceptable in planning terms.  It is considered that these 
obligations are also directly related to the development, and fairly and reasonably 
related in scale and kind to the development.  None of planning obligations would 
breach any pooling restrictions.  According the following s106 Heads of Terms 
comply with the statutory CIL tests and the NPPF.

Issue Details
1) Affordable Housing Obligations to secure:

 Total provision of 10 affordable housing units on-site;
 Comprising 7 social rented units and 3 units of an 

intermediate form of affordable housing; and
 The detailed requirements for affordable housing in the 

Planning Obligations SPD.
2) Public Open Space, 

Landscape 
Buffers/Green 
Infrastructure and 
SUDS/Drainage

Obligations to secure:
 The provision of public open space (informal space and 

formal LAP), landscape buffers/green infrastructure 
and SUDS/drainage measures in accordance with 
details agreed at reserved matters stage and pursuant 
to conditions.

 The long term governance and maintenance of the 
public open space, landscape buffers/green 
infrastructure and SUDS/drainage measures (e.g. a 
management company or transferred to the Council).

 In the event that the public open space, landscape 
buffers/green infrastructure and/or SUDS/drainage 
measures are transferred to the Council, the provision 
of a commuted sum for maintenance (calculated in 
accordance with the Planning Obligations SPD).

 Restriction on use of public openspace/green 
infrastructure/landscape buffers (so cannot be used as 
private/domestic residential gardens for the approved 
dwellings) 
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7. CONCLUSION

7.1 Having taken account of all the relevant planning policy considerations and other 
material considerations set out above, it is considered that the application complies 
with the development plan when considered as a whole and is therefore 
recommended for approval.

8. FULL RECOMMENDATION

Subject to the completion of a S106 legal agreement within three months from the 
resolution date (or any longer period as agreed in writing in consultation with the 
Chairman/Vice Chairman of the Eastern Area Planning Committee and Ward 
Members) for the Heads of Terms listed in the table at para 6.147 of this report, to 
delegate to the Head of Development and Planning to GRANT PLANNING 
PERMISSION subject to the conditions listed below (8.2).

Or, if a S106 legal agreement within the above specified time, to delegate to the 
Head of Development and Planning to REFUSE PLANNING PERMISSION for the 
reason listed below (8.3).

8.2 PLANNING CONDITIONS

1) Reserved matters

No development on any phase shall take place until details of the 
appearance, means of access, landscaping, layout and scale (hereinafter 
called “the reserved matters”) of development in relation to the corresponding 
specific phase have been submitted to and approved in writing by the Local 
Planning Authority.  The reserved matters for each individual phase shall be 
only in accordance with the approved Phasing Plan, Site Masterplan, Plot 
Parameter Plan and Tenure Plan and the development of each plot shall be 
solely in accordance with the reserved matters of the corresponding phase 
(plot).

Reason:   To comply with Section 92 of the Town and Country Planning Act 
1990 (as amended by Section 51 of the Planning and Compulsory Purchase 
Act 2004).

2) Reserved matters time limit

The development of each phase shall be begun before the expiration of five 
years from the date of this permission or before the expiration of two years 
from the date of approval of the last of the approved matters of the respective 
phase to be approved, whichever is the later.

Reason:   To comply with Section 92 of the Town and Country Planning Act 
1990 (as amended by Section 51 of the Planning and Compulsory Purchase 
Act 2004).

3) Approved plans
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The development hereby permitted shall be carried out in accordance with 
the approved site location plan reference (xx/04a).

Reason: For the avoidance of doubt and in the interests of proper planning.

4) Parameter Plan(s)

The reserved matters submitted pursuant to condition 1 shall be in 
accordance with the Development Parameter Plan ref (2610-A-1200-C) and 
Open Space Plan ref (xx/os).

Reason:   The parameters shown on this drawing are necessary to ensure 
the development achieves an acceptable standard of design, which complies 
with the National Planning Policy Framework, Policies ADPP1, ADPP6, 
CS13, CS14, CS17, CS18 and CS19 of the West Berkshire Core Strategy 
2006-2026, Policies GS1 and HSA11 of the Housing Site Allocations DPD 
2006-2026, and the West Berkshire Quality Design SPD.

5) Minimum 3 Self Build/ Custom Build Units

The development hereby permitted shall provide a minimum of 3 self-build or 
custom build dwellings as defined by The Self-build and Custom Housebuilding 
Act 2015 (as amended).

Reason: To meet the districts housing needs in accordance the National 
Planning Policy Framework, Policies CS1,CS4 of the West Berkshire Core 
Strategy 2006-2026, Policy HSA11 of the Housing Site Allocations DPD 
2006-2026, and the West Berkshire Quality Design SPD.

6) Phasing Plan and implementation

A Phasing Plan shall be submitted to the Local Planning Authority in writing 
on or before determination of the Phase 1 reserved matters application. No 
development whatsoever shall commence prior to the approval of the 
Phasing Plan.  The Plan shall show the phases in which the development is 
to be carried out, and shall comprise a layout drawing of the whole site which 
identifies all phases of the development.   Phase 1 shall comprise all on-site 
public/communal areas, including roads and footways, visitors’/non-allocated 
parking, public open space, play area, landscaped areas, peripheral tree root 
protection areas, green Sustainable Drainage Systems (SuDS) and 
biodiversity mitigation / improvement areas.  Each self/custom-build dwelling 
shall comprise a single phase of its own. Unless required otherwise by other 
conditions or s106 planning obligations the individual plot phases do not have 
to be time sequenced. Thereafter the development shall not be carried out 
except in accordance with the approved Phasing Plan. No occupation of any 
dwelling shall take place until all works approved for the public/communal 
areas under phase one, have been fully completed, unless agreed otherwise 
in writing with the Council.

Reason: Phasing plan is necessary to control development which would be 
split into individual self/custom-build plots.  This would also assist the 
applicant in managing CIL payments/exemptions.  Phase 1 requirements 
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would ensure that common/public areas of the development are provided at 
the appropriate time in accordance with the provisions of the National 
Planning Policy Framework, Policies CS14 and CS19 of the West Berkshire 
Core Strategy 2006-2026, Policies GS1 and HSA11 of the Housing Site 
Allocations DPD 2006-2026, and the West Berkshire Quality Design SPD.

7) Site Masterplan

A Site Masterplan shall be submitted to the Local Planning Authority in writing 
on or before submission of the Phase 1 reserved matters application 
pursuant to condition 6.  No development on any phase shall commence prior 
to the approval of the Site Masterplan. The Masterplan shall show the 
detailed final layout of the site (including the road and footways for the whole 
site and all public/communal areas), and shall define the location, size and 
shape of each individual residential plot.  Thereafter the development shall 
not be carried out except in accordance with the approved Masterplan. 

Reason:   To determine the final layout and site-wide parameters of the 
development.  Given there are self/custom-build units within the development 
this cannot be achieved through the reserved matters as these will apply to 
individual plots.  This masterplan is therefore required by the first reserved 
matters application to allow full assessment of the proposed final layout and 
parameters in accordance with the provisions of the National Planning Policy 
Framework, Policies CS14 and CS19 of the West Berkshire Core Strategy 
2006-2026, Policies GS1 and HSA11 of the Housing Site Allocations DPD 
2006-2026, and the West Berkshire Quality Design SPD

8) Plot Parameter Plans (“Plot Passports”)

Parameter Plans for each individual residential plot shall be submitted to and 
approved in writing by the Local Planning Authority on or before submission 
of the first reserved matters application relating to individual plots. No 
development shall be carried out on any individual plot until the 
corresponding Parameter Plan for the plot has been approved. The 
Parameter Plans shall show the access, layout, scale, appearance, car 
parking and landscaping parameters for each plot.  Thereafter the 
development shall not be carried out except in full accordance with the 
approved Plot Parameter Plans.

Reason:  Parameter plans for individual plots to be considered alongside the 
masterplan.  This would determine individual plot constraints/parameters.  
Such matters could include (for example) set back distances from 
boundaries, and maximum heights.  When considering the site-wide 
masterplan, these matters could be essential elements to ensure the 
development achieves a high standard of design and safeguards residential 
amenity in accordance with the provisions of the National Planning Policy 
Framework, Policies CS14 and CS19 of the West Berkshire Core Strategy 
2006-2026, Policies GS1 and HSA11 of the Housing Site Allocations DPD 
2006-2026, and the West Berkshire Quality Design SPD.

9) Servicing/Utilities/infrastructure to Self/Custom Build Plots 
The developer shall ensure that servicing and utilities to serve the [three] self-
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build/custom-build dwellings are provided prior to first occupation of the fifth 
dwelling hereby permitted, and they are implemented to the extent they reach 
the site boundaries of all of the self-build/custom-build dwelling plots.

Reason: To ensure appropriate infrastructure and servicing is secured across 
the site, and within the context of a phased development in accordance the 
National Planning Policy Framework, Policy CS5 of the West Berkshire Core 
Strategy 2006-2026, Policy HSA11 of the Housing Site Allocations DPD 
2006-2026, and the West Berkshire Quality Design SPD.

10)Tenure

A Tenure Plan shall be submitted to the Local Planning Authority in writing on 
or before submission of the Phase 1 reserved matters application pursuant to 
condition 2.  No development shall commence on any individual plots prior to 
the approval of the Tenure Plan. The Tenure Plan shall show the tenure of 
the eventual dwelling on each plot (either for private ownership (the market 
housing component including a minimum of 3 self-build or custom-build 
units), social/affordable rent and shared ownership. Thereafter the 
development shall not be carried out except in accordance with the approved 
Tenure Plan.

Reason: Because insufficient information has been submitted to ascertain the 
tenure of development.  This information is required at this stage because it 
may affect considerations of the masterplan and because it has site wide 
implications that need to be determined at the outset of detailed design (e.g. 
affordable housing distribution) in accordance with the provisions of the 
National Planning Policy Framework, Policies CS4, CS6 and CS19 of the 
West Berkshire Core Strategy 2006-2026, Policy HSA11 of the Housing Site 
Allocations DPD 2006-2026, and the West Berkshire Quality Design SPD. 

11)Levels 

No development on any dwelling shall take place until details of the finished 
floor levels of that dwelling in relation to existing and proposed ground levels 
of adjoining dwellings have been submitted to and approved in writing by the 
local planning authority. The development shall be carried out in accordance 
with the approved levels.

Reason:  Insufficient information on levels has been provided as part of the 
application.  This information is required to ensure satisfactory relationships 
between properties in order to safeguard residential amenity, and to ensure 
the levels/heights respect the character and appearance of the area.  This 
information is needed at this stage because of the site-wide implications of 
levels of the layout of the development in accordance with the provisions of 
the National Planning Policy Framework, Policies CS14 and CS19 of the 
West Berkshire Core Strategy 2006-2026, Policies GS1 and HSA11 of the 
Housing Site Allocations DPD 2006-2026, and the West Berkshire Quality 
Design SPD.

12)Building Heights
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No building on any part of the development hereby permitted shall exceed 
10.0m in height to the ridgeline when measured from approved slab level.

Reason:   To respect the character and appearance of the surrounding area 
in terms of the prevailing height of the proposed development in accordance 
with the provisions of the National Planning Policy Framework, Policies CS14 
and CS19 of the West Berkshire Core Strategy 2006-2026, Policies GS1 and 
HSA11 of the Housing Site Allocations DPD 2006-2026, and the West 
Berkshire Quality Design SPD.

13)Layout and design standards

The detailed layout of the site shall comply with the Local Planning Authority's 
standards in respect of road and footpath design and vehicle parking and 
turning provision.  The road and footpath design shall be to a standard that is 
adoptable as public highway.  This condition shall apply notwithstanding any 
indications to these matters which have been given in the current application. 

Reason:   In the interest of providing adoptable infrastructure, road safety and 
flow of traffic.  This condition is applied in accordance with the National 
Planning Policy Framework, Policy CS13 of the West Berkshire Core 
Strategy (2006-2026), Policy P1 of the Housing Site Allocations DPD (2006-
2026), and Policy TRANS1 of the West Berkshire District Local Plan 1991-
2006 (Saved Policies 2007).

14) Local Area of Play 

No development works shall commence on-site or on any of the phases until 
full details of the local area of play have been submitted to and approved by 
the Local Planning Authority. The approved local area of play shall be 
provided prior to the occupation of any dwellings on site and shall be retained 
permanently thereafter

Reason:   Because insufficient details have been submitted with the 
application/appeal.  In order to provide adequate on site public open space to 
comply with Policies RL.1, RL.2 and RL.3 of the West Berkshire District Local 
Plan 1991-2006 (Saved Policies 2007), and in terms of the strategic objective 
to enhance green infrastructure in line with Core Strategy Policy CS18.  The 
NPPF also supports the provision of such green infrastructure and community 
facilities.

15)Public Open Space

No development works shall commence on-site or on any of the phases until 
full details of on-site Public Open Space have been submitted to and 
approved by the Local Planning Authority. The approved Public Open Space 
shall measure at least 0.35ha in area, and be provided prior to the occupation 
of the thirteenth dwelling and shall be retained permanently thereafter.

Reason:   Because insufficient details have been submitted with the 
application/appeal.  In order to provide adequate on site public open space to 
comply with Policies RL.1, RL.2 and RL.3 of the West Berkshire District Local 
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Plan 1991-2006 (Saved Policies 2007), and in terms of the strategic objective 
to enhance green infrastructure in line with Core Strategy Policy CS18.  The 
NPPF also supports the provision of such green infrastructure and community 
facilities.

16)Visibility splays

No dwelling shall be occupied until the visibility splays at the access have been 
provided in accordance with drawing number 8170661/6103 Rev A dated July 
2018.  The land within these visibility splays shall thereafter be kept free of all 
obstructions to visibility over a height of 0.6 metres above the carriageway 
level.

Reason: In the interests of road safety.  This condition is imposed in 
accordance with the National Planning Policy Framework (March 2012) and 
Policy CS13 of the West Berkshire Core Strategy (2006-2026).

17)Sustainable drainage

No development shall take place until details of sustainable drainage measures 
to manage surface water within the residential development have been 
submitted to and approved in writing by the Local Planning Authority. These 
details shall:

a) Ensure no Soakaways / attenuation ponds / septic tanks etc, as a 
means of storm/surface water disposal must not be constructed 
near/within 5 metres of Network Rail’s boundary or at any point which 
could adversely affect the stability of Network Rail’s 
property/infrastructure.

b) Ensure storm/surface water is not be discharged onto Network Rail’s 
property or into Network Rail’s culverts or drains.

c) Incorporate the implementation of Sustainable Drainage methods 
(SuDS) in accordance with the Non-Statutory Technical Standards for 
SuDS (March 2015), the SuDS Manual C753 (2015) and West 
Berkshire Council local standards;

d) Include and be informed by a ground investigation survey which 
confirms the groundwater levels ();

e) Include construction drawings, cross-sections and specifications of all 
proposed SuDS measures within the site;

f) Include run-off calculations, discharge rates, infiltration and storage 
capacity calculations for the proposed SuDS measures based on a 1 in 
100 year storm + 40% for climate change;

g) Ensure any permeable paved areas are designed and constructed in 
accordance with manufacturers guidelines;

h) Include a management and maintenance plan for the lifetime of the 
development.  This plan shall incorporate arrangements for adoption by 
an appropriate public body or statutory undertaker, management and 
maintenance by a residents’ management company or any other 
arrangements to secure the operation of the sustainable drainage 
scheme throughout its lifetime; and The above sustainable drainage 
measures shall be implemented in accordance with the approved details 
before the dwellings are first occupied or in accordance with a timetable 
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to be submitted and agreed in writing with the Local Planning Authority 
as part of the details submitted for this condition.  The sustainable 
drainage measures shall be maintained and managed in accordance 
with the approved details thereafter.

Reason:   To ensure that surface water will be managed in a sustainable 
manner; to prevent the increased risk of flooding; to ensure the safe operation 
of network rail infrastructure, to improve and protect water quality, habitat and 
amenity and ensure future maintenance of the surface water drainage system 
can be, and is carried out in an appropriate and efficient manner.  This 
condition is applied in accordance with the National Planning Policy 
Framework, Policy CS16 of the West Berkshire Core Strategy (2006-2026), 
and Part 4 of Supplementary Planning Document Quality Design (June 2006).  
A pre-condition is necessary because insufficient detailed information 
accompanies the application and so it is necessary to approve these details 
before any development takes place

18)Integrated water supply and drainage strategy

No development shall take place until an integrated water supply and 
drainage strategy has been submitted to and approved in writing by the Local 
Planning Authority.  Thereafter the development will be undertaken in 
accordance with the approved strategy. The strategy shall provide details of 
any on and/or off site drainage works, and impact studies on the existing 
water supply infrastructure to determine the magnitude of any new additional 
capacity required in the system and a suitable connection point. The 
development shall be carried out in accordance with the approved integrated 
water supply and drainage strategy. No discharge of foul or surface water 
from the site shall be accepted into the public system until the drainage works 
referred to in the strategy have been completed.

Reason:   To ensure the provision of adequate and appropriate infrastructure 
for water supply and waste water, both on and off site.  A pre-condition is 
required because this policy-requirement is not addressed within the current 
application, and will depend on the final layout of the development.  This 
condition is applied in accordance with the National Planning Policy 
Framework, Policies CS5 and CS16 of the West Berkshire Core Strategy 
(2006-2026), and Policy GS1 of the Housing Site Allocations DPD 2006-
2026.  A pre-condition is necessary to make the development acceptable, as 
this information is not included within the application submission.

19)Parking and turning

No development shall take place until details of vehicle access, parking, and 
turning spaces for every dwelling have been submitted to and approved in 
writing by the Local Planning Authority.  Thereafter, no dwelling hereby 
permitted shall be occupied until the vehicle access, parking, and turning 
spaces associated to that dwelling have been surfaced, marked out and 
provided in accordance with the approved details.  The access, parking, and 
turning spaces shall thereafter be kept available for parking (of private motor 
cars and/or light goods vehicles) at all times.



West Berkshire Council Eastern Area Planning Committee 7 November 2018

Reason:   To ensure the development is provided with adequate parking 
facilities, in order to reduce the likelihood of roadside parking that would 
adversely affect road safety and the flow of traffic.  A pre-condition is required 
because insufficient information accompanies the outline application and 
parking provision may affect the overall layout of the development.  This 
condition is applied in accordance with the National Planning Policy 
Framework, Policy CS13 of the West Berkshire Core Strategy (2006-2026), 
Policy P1 of the Housing Site Allocations DPD (2006-2026) and Policy 
TRANS1 of the West Berkshire District Local Plan 1991-2006 (Saved Policies 
2007).

20) Access alterations to  No 72A and No.74 Purley Rise 

Notwithstanding any details shown within the planning application 
documentation, no development shall take place until details of any 
alterations to the existing accesses to neighbouring dwellings known as no. 
72A Purley Rise and no. 74 Purley Rise, have been submitted to and 
approved in writing by the Local Planning Authority.  Thereafter, no dwelling 
hereby permitted shall be occupied until the alterations have been carried out 
in accordance with the approved details.

Reason: In the interests of road safety.  This condition is imposed in 
accordance with the National Planning Policy Framework (March 2012) and 
Policy CS13 of the West Berkshire Core Strategy (2006-2026).

21)Construction method statement

No development shall take place on any phase of the development until a 
Construction Method Statement has been submitted to and approved in 
writing by the Local Planning Authority for the corresponding phase. This can 
include combined CMSs for a number of phases (e.g. different plots). The 
statement shall provide for:

 provide for mitigation measures in accordance with BS:5228, Code of 
practice for noise and vibration control on construction and open sites;

 Parking of vehicles of site operatives and visitors;
 Loading and unloading of plant and materials;
 Storage of plant and materials used in constructing the development;
 Erection and maintenance of security hoarding including decorative 

displays and facilities for public viewing;
 Temporary access arrangements to the site, and any temporary hard-

standing;
 Wheel washing facilities;
 Measures to control the emission of dust, dirt, smell and other effluvia 

during construction;
 Control of surface water run off during construction;
 Site security arrangements including hoardings;
 Proposed method of any piling for foundations;
 Measures to protect local biodiversity during construction.
 construction and demolition working hours;
 hours during the construction and demolition phase, when delivery 
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vehicles or vehicles taking materials are allowed to enter or leave the 
site.

 Measures to ensure adequate load protection for underground 
Thames Water infrastructure (2x trunk mains) mains running along 
Purley Rise at the entrance of the site from repeat loading of heavy 
plant/construction vehicles. 

 provide for a Waste Minimisation Statement setting out a scheme for 
recycling/disposing of waste resulting from construction works; and

 No construction vehicles or deliveries within the hours of 08:15 - 09:15 
and 14:45-15:30.

The development shall be carried out in accordance with the approved 
details. 

Reason:   To safeguard the amenity of adjoining land uses and occupiers, 
and in the interests of highway safety.  The approval of this information is 
required at this stage because insufficient information has been submitted 
with the application.  A pre-condition is required because insufficient 
information accompanies the outline application and the CMS must be in 
place before demolition/construction operations commence.  This condition is 
applied in accordance with the National Planning Policy Framework, Policies 
CS13 and CS14 of the West Berkshire Core Strategy (2006-2026), and 
Policies OVS.5, OVS.6 and TRANS.1 of the West Berkshire District Local 
Plan 1991-2006 (Saved Policies 2007).

22)Spoil

No development shall take place until details of how all spoil arising from the 
development will be used and/or disposed have been submitted to and 
approved in writing by the Local Planning Authority.  These details shall:

 Show where any spoil to remain on the site will be deposited;
 Show the resultant ground levels for spoil deposited on the site 

(compared to existing ground levels);
 Include measures to remove all spoil from the site (that is not to be 

deposited);
 Include timescales for the depositing/removal of spoil.

All spoil arising from the development shall be used and/or disposed of in 
accordance with the approved details.

Reason:   To ensure appropriate disposal of spoil from the development and 
to ensure that ground levels are not raised in order to protect the character 
and amenity of the area.  A pre-condition is required because insufficient 
information accompanies the application, and the agreed details will affect 
early construction activities.  This condition is applied in accordance with the 
NPPF, Policies ADPP5, CS14 and CS19 of the West Berkshire Core Strategy 
(2006-2026), and the Quality Design SPD (June 2006).

23)Tree protection (prior approval)

No development shall take place until a tree protection scheme has been 
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provided in accordance with details that have first been submitted to and 
approved in writing by the Local Planning Authority.  The details shall include 
a plan showing the location of the protective fencing, and shall specify the 
type of protective fencing, all in accordance with BS5837:2012.  Notice of 
commencement of development shall be given to the Local Planning 
Authority at least 2 working days before any development takes place.  The 
scheme shall be retained and maintained for the full duration of 
building/engineering operations, or until such time as agreed in writing with 
the Local Planning Authority.  No activities or storage of materials whatsoever 
shall take place within the protected areas without the prior written agreement 
of the Local Planning Authority.

Reason:   To ensure the protection of the existing trees to be retained during 
building/engineering operations.  The tree protection must be provided before 
development takes place to ensure that the trees are protected throughout 
the construction phase.  A pre-condition is required because the tree 
protection measures may vary depending on the final layout.  This condition 
is applied in accordance with the National Planning Policy Framework, Policy 
CS18 of the West Berkshire Core Strategy (2006-2026), and the West 
Berkshire Quality Design SPD.

24) Prior to the first occupation of any dwellings hereby permitted, details 
(indicating the position, design, materials and type) of all boundary treatment 
shall have been submitted to and approved in writing by the Local Planning 
Authority. The boundary treatment shall be completed in accordance with the 
approved scheme before any dwelling hereby permitted are first occupied.  
The approved boundary treatments shall thereafter be retained as such.

Reason: In the interests of public safety due to existing network rail 
infrastructure being located close to the application site, to avoid proposed 
domestic/residential gardens encroaching into the public open space/green 
infrastructure/landscape buffers and to ensure the satisfactory appearance of 
the development in accordance with the NPPF and Policy CS14 of the West 
Berkshire Local Plan Core Strategy (2006-2026)

25) Construction Environmental Management Plan (CEMP)

No works shall take place on any part of the site or on any phase of the 
development (including ground and vegetation clearance), until a CEMP has 
been submitted to and approved in writing by the local planning authority for 
the corresponding phase. This can include combined CEMPs for a number of 
phases (e.g. for different plots). No works on any phase shall be constructed 
otherwise than in accordance with the corresponding approved CEMP. The 
CEMP/s shall include the following:-

a) a risk assessment of potentially damaging construction activities;
b) identification of biodiversity protection zones;
c) practical measures to avoid and reduce impacts during construction;
d) the location and timing of sensitive works to avoid harm to biodiversity 

features;
e) the times during construction when specialist ecologists need to be 

present on site to oversee works;



West Berkshire Council Eastern Area Planning Committee 7 November 2018

f) responsible persons and lines of communication;
g) the role and responsibilities of the ecological clerk of works or similarly 

competent person;
h) use of protective fences, exclusion barriers and warning signs;
i) any temporary lighting that will be used during construction.

These measures shall be implemented prior to the commencement of each 
phase of the development and shall be maintained.

Reason:   To secure adequate protection of environmental assets during 
construction.  A pre-condition is required because insufficient information 
accompanies the application.  This condition is applied in accordance with 
the NPPF and Policies CS14, CS17,CS18 and CS19 of the West Berkshire 
Core Strategy 2006-2026

26)Habitat Management Plan

No development shall take place until a Habitat Management Plan for the site 
for a minimum period of 10 years has been submitted to and approved in 
writing by the Local Planning Authority.  The Plan shall ensure that 
appropriate mitigation measures and management regimes are in place for 
the site and associated green infrastructure.  No dwelling shall be first 
occupied until the approved plan has been implemented, and thereafter 
adhered to for the lifetime of the plan.

Reason:   To ensure that appropriate mitigation measures and management 
regimes are in place for the site and associated green infrastructure post-
development, in accordance with the recommendations of the submitted 
ecological report.  A pre-condition is required because insufficient information 
accompanies the application.  This condition is applied in accordance with 
the NPPF and Policy CS17 of the West Berkshire Core Strategy 2006-2026.

27)Lighting Strategy

No development shall take place until a lighting strategy has been submitted 
to and approved in writing by the Local Planning Authority.  The strategy 
shall:

 Identify those areas on the site that are particularly sensitive for bats;
 Show how and where external lighting will be installed so that it can be 

clearly demonstrated that areas to be lit will not disturb or prevent the 
above species using their territory;

 Include and isolux diagram of the proposed lighting;
 Ensure all lighting levels are designed within the limitations of 

Environmental Lighting Zone 1, as described by the Institute of 
Lighting Engineers.

All external lighting shall be installed in accordance with the specifications 
and locations set out in the strategy and these shall be maintained thereafter 
in accordance with the strategy and no additional external/street lighting shall 
be erected on the site.
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Reason:   To ensure the conservation and enhancement of the biodiversity 
assets of the site, including the protection of species and habitats.  A pre-
condition is required because insufficient information accompanies the 
application.  This condition is applied in accordance with the National 
Planning Policy Framework, and Policy CS17 of the West Berkshire Core 
Strategy 2006-2026. 

28)Reptile mitigation

No development shall take place until a reptile mitigation strategy, written by 
a suitably qualified ecologist, has been submitted to and approved in writing 
by the Local Planning Authority.  Thereafter the strategy shall be fully 
implemented in accordance with the approved details.

Reason:   To ensure the conservation and enhancement of the biodiversity 
assets of the site, including the protection of species and habitats, and in 
order to avoid contravention of the Wildlife and Countryside Act 1981.  A pre-
condition is required because insufficient information accompanies the 
application.  This condition is applied in accordance with the National 
Planning Policy Framework, and Policy CS17 of the West Berkshire Core 
Strategy 2006-2026. 

29)Restrictions during bird breeding season

No demolition, or site/vegetation clearance shall take place during the bird 
breeding season (March to August inclusive) unless carried out under the 
supervision of an experienced ecologist, who will check the habitat to be 
affected for the presence/absence of any birds’ nests.  If any active nests are 
found then works with the potential to impact on the nest must temporarily 
stop, and an appropriate buffer zone shall be established, until the young 
birds have fledged and the nest is no longer in use.

Reason:   To prevent harm to nesting birds from demolition and vegetation 
clearance.  This condition is applied in accordance with the statutory 
provisions relating to nesting birds, the National Planning Policy Framework, 
and Policy CS17 of the West Berkshire Core Strategy 2006-2026.

30)Hours of work (construction/demolition)

No demolition or construction works shall take place outside the following 
hours:

 8.00am to 6:00pm Mondays to Fridays;
 9:00am to 1:00pm Saturdays;
 No demolition or construction work shall be carried out at any time on 

Sundays or Bank Holidays.

Reason: To protect residential amenity during the construction period in 
accordance with the NPPF (2012), Policy CS14 of the West Berkshire Local 
Plan Core Strategy (2006-2026) 2012 and Policies OVS5 and OVS6 of the 
West Berkshire District Local Plan (1991-2006) Saved Policies 2007.
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31)Noise insulation 

Prior to the first occupation of any dwellings hereby permitted, a scheme for 
protecting the proposed dwellings/gardens from noise arising from the railway 
line shall have been submitted to and approved in writing by the Local 
Planning Authority. Any works which form part of the scheme approved by 
the Local Planning Authority shall be completed before any permitted 
dwelling is occupied.

Reason: To ensure the creation of a satisfactory living environment for future 
occupiers in accordance with the NPPF (2012), Policy CS14 of the West 
Berkshire Local Plan Core Strategy (2006-2026) 2012 and Policies OVS5 
and OVS6 of the West Berkshire District Local Plan (1991-2006) Saved 
Policies 2007.

32) Vibration from Railway

If any dwellings are proposed within 60m of the railway track, prior to 
commencement of construction of the identified dwellings, an assessment of 
the impact of vibration from the railway on the these dwellings must be 
submitted to and approved in writing by the local planning authority.  This 
assessment should include details of recommended remedial measures to 
address any excessive levels of vibration.  The assessment shall be carried 
out in accordance with the method and rating system as detailed in British 
Standard BS 6472:2008, and raw data gathered shall be presented as an 
appendix to such an assessment.  The construction of any dwelling within 
60m of the railway track shall be undertaken in accordance with the approved 
vibration assessment and any remedial measures completed prior to the 
occupation of the affected dwellings.

Reason: To ensure the creation of a satisfactory living environment for future 
occupiers in accordance with the NPPF (2018), Policy CS14 of the West 
Berkshire Local Plan Core Strategy (2006-2026) 2012 and Policies OVS5 
and OVS6 of the West Berkshire District Local Plan (1991-2006) Saved 
Policies 2007.

33) Contamination

(A) Submission of a remediation scheme

Prior to the commencement of development, details of an environmental 
remediation scheme that describes how the site will be made suitable for the 
intended use must be submitted to and in writing by the local planning 
authority.  The remediation scheme shall include, the proposed remediation 
objectives and remediation criteria, details of all works to be undertaken, the 
timetable of works and site management procedures.  The remediation 
scheme shall ensure that the site cannot be declared as being contaminated 
under part 2Aof the Environmental Protection Act 1990, in relation to the 
intended use, after remediation works are completed.
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(B) Implementation of the approved remediation scheme

The approved remediation scheme shall be implemented before other 
groundworks or construction works commence unless a phased approach 
has been agreed as part of the approved remediation scheme or unless 
written approval is given by the Local Planning Authority.  The applicant or 
contractor must give at least two weeks written notice before remediation 
works commence.  Following completion of remediation works at the site, or 
upon completion of each phase a verification report shall be submitted to the 
Local Planning Authority for written approval.

(C) Reporting of Unexpected Contamination

If unexpected contamination is found at any time during development this 
shall be reported in writing as soon as possible to the Local Planning 
Authority.   An investigation and risk assessment shall be carried out in 
accordance with DEFRA and the Environment Agency’s ‘Model Procedures 
for the Management of Land Contamination CLR11, and where remediation 
work is necessary a  remediation scheme must be prepared and submitted 
for written approval to the local planning authority, in accordance with 
condition A (above).  Following the completion of measures set out in the 
approved remediation scheme a verification report shall be submitted to the 
local planning authority in accordance with condition B.

Reason: To ensure the creation of a safe living environment for future 
occupiers, to avoid the risk of pollution and to ensure that any unexpected 
contamination encountered during the developments is suitable assessed 
and dealt with, such that it does not pose a unacceptable risk to ground or 
surface water in accordance with the NPPF, Policy CS14 of the West 
Berkshire Local Plan Core Strategy (2006-2026) 2012 and Policy OVS5 of 
the West Berkshire District Local Plan (1991-2006) Saved Policies 2007.

34)Biodiversity enhancements

The development shall not be first occupied until details of biodiversity 
enhancement plan have been provided in accordance with details that have 
first been submitted to and approved in writing by the Local Planning 
Authority.  The enhancements plan shall follow the principles set out within 
the supporting ecological appraisal prepared by Bioscan (UK) and shall 
include (but not be limited to) the installation of a minimum of 5 bird and bat 
boxes on retained trees and/or new buildings within the site and 13x13cm 
gaps at the bottom of fences to allow hedgehogs to transverse the 
development once complete.  Thereafter, the biodiversity enhancement 
measures shall be maintained in their approved condition for the lifetime of 
the development. 

Reason:   To achieve net gains in biodiversity, and to mitigate the impact on 
bat species.  A pre-condition is required because insufficient details 
accompany the application.  This condition is applied in accordance with the 
NPPF and Policy CS17 of the West Berkshire Core Strategy (2006-2026).
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35)Travel information packs (prior approval)

No dwelling shall be first occupied until a scheme for the provision of travel 
information packs for new residents has been implemented in accordance 
with details that have first been submitted to and approved in writing by the 
Local Planning Authority.

Reason: To provide a scheme that seeks to deliver sustainable transport 
objectives, such as encouraging the use of local public transport and other 
non-car modes of transport.  The provision of travel information packs to new 
residents is a scheme that is proportionate to the size of the development.  
This condition is applied in accordance with the NPPF, Policy CS13 of the 
West Berkshire Core Strategy (2006-2026), and Policies GS1 and P1 of the 
Housing Site Allocations DPD (2006-2026).

36)Cycle storage (prior approval)

No dwelling shall be first occupied until cycle storage facilities have been 
provided for that dwelling in accordance with details that have first been 
submitted to and approved in writing by the Local Planning Authority.

Reason:   To encourage the use of cycles in order to reduce reliance on 
private motor vehicles.  This condition is applied in accordance with the 
National Planning Policy Framework, Policy CS13 of the West Berkshire Core 
Strategy (2006-2026), Policy P1 of the Housing Site Allocations DPD (2006-
2026), and Policy TRANS1 of the West Berkshire District Local Plan 1991-
2006 (Saved Policies 2007).

37)Refuse storage (prior approval)

No dwelling shall be first occupied until refuse storage facilities have been 
provided for that dwelling in accordance with details that have first been 
submitted to and approved in writing by the Local Planning Authority.

Reason:   To ensure that there is adequate and safe refuse/recycling facilities 
within the site.  This condition is applied in accordance with the National 
Planning Policy Framework, Policies CS13 and CS14 of the West Berkshire 
Core Strategy (2006-2026), and Supplementary Planning Document Quality 
Design (June 2006).

38)Emergency water supplies

No dwelling shall be first occupied until either:
Private fire hydrant(s), or other suitable emergency water supplies, have 
been provided in accordance with details that have first been submitted to 
and approved in writing by the Local Planning Authority (in consultation with 
Royal Berkshire Fire and Rescue Service); or
Royal Berkshire Fire and Rescue Service confirm that such provision is not 
required (for example, because the main water supply for the development is 
sufficient) and confirmation of the same has been given in writing by the 
Local Planning Authority pursuant to this condition.
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Reason:   At present there are no available public mains in this area to 
provide suitable water supply in order to effectively fight a fire.  Suitable 
private fire hydrant(s), or other suitable emergency water supplies, are 
therefore required to meeting Royal Berkshire Fire and Rescue Service 
requirements, in the interests of public safety.  The approval of this 
information is required before development commences because insufficient 
information accompanies the outline application and it will affect the servicing 
of the development.  This condition is applied in accordance with the National 
Planning Policy Framework.

39) Broadband

Prior to above foundation level works commencing details of a Superfast 
Broadband Strategy Statement shall have been submitted and approved in 
writing by the Local Planning Authority. Such a statement shall set out how 
superfast broadband is to be provided to each phase of the development, 
including a schedule for connection. Thereafter no phase of the development 
shall be occupied until superfast broadband infrastructure has been provided 
in accordance with the approved details.

Reason: To ensure that the site is provided with high speed communications 
infrastructure in the interests of the amenity of the occupants of the site in 
accordance with the requirements of the NPPF, Policies CS5 and CS14 of 
the West Berkshire Local Plan Core Strategy (2006-2026).

40) Electric Charging points

Prior to above foundation level works commencing, details of electric car 
charging points and associated infrastructure to serve each phase of the 
approved development shall have been submitted and approved under a 
formal discharge of conditions application. Such details shall include a 
schedule for the implementation of the electric car charging points on each 
phase of the development. The approved works shall be undertaken in 
accordance with the schedule. The electric car charging points shall be 
retained thereafter.

Reason: In the interests of the amenity of the occupants of the site in 
accordance with the requirements of the NPPF, Policy CS14 of the West 
Berkshire Local Plan Core Strategy (2006-2026) 2012 and Policy P1 of the 
West Berkshire Housing Site Allocations DPD (2017).

INFORMATIVES

S106 Legal Agreement
This decision notice should be read in conjunction with the s106 legal agreement 
dated [to be added once completed].  You are advised to familiarise yourself with 
the planning obligations contained within the agreement before initiating any 
development.  You may wish to seek legal advice.

Compliance with conditions
Your attention is drawn to the conditions of this permission and to the Council's 
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powers of enforcement, including the power to serve a Breach of Condition Notice 
under the Town and Country Planning Act 1990 (as amended).  All Conditions must 
be complied with.  If you wish to seek to amend a condition you should apply to do 
so under s.73 of the Act, explaining why you consider it is no longer necessary, or 
possible, to comply with a particular condition.

Pre-conditions
This decision notice contains pre-conditions that impose requirements which must 
be met prior to commencement of the development.  Failure to observe these 
requirements could result in the Council taking enforcement action, or may 
invalidate the planning permission and render the whole of the development 
unlawful.

Compliance with approved drawings
Planning permission is hereby granted for the development as shown on the 
approved drawings.  Any variation to the approved scheme may require further 
permission, and unauthorised variations may lay you open to planning enforcement 
action.  You are advised to seek advice from the Local Planning Authority, before 
work commences, if you are thinking of introducing any variations to the approved 
development.  Advice should urgently be sought if a problem occurs during 
approved works, but it is clearly preferable to seek advice at as early a stage as 
possible.

Proactive actions of the LPA
The Local Planning Authority (LPA) has worked with the applicant in a positive and 
proactive manner based on seeking solutions to problems arising in relation to 
dealing with a planning application.  In particular, the LPA:

a) Provided the applicant with a case officer as a single point of contact.
b) Alerted the applicant to issues that were raised during the consideration of 

the application.
c) Accepted amended plans to address issues arising during the consideration 

of the application.
d) Agreed an extension of time before determining the application to enable 

negotiations with the applicant.
e) Entered into protracted considerations/negotiations in order to find a solution 

to problems with the proposed development, rather than refusing planning 
permission without negotiation.

Building Regulations
Separate approval for the works hereby granted permission/consent may be 
required by the Building Act 1984 and the Building Regulations 2000 (as amended), 
and the grant of planning permission does not imply that such approval will be 
given.  You are advised to consult with Building Control Solutions (the Local 
Authority Building Control service for West Berkshire provided in partnership by 
Wokingham Borough Council) before works commence.  Call: 0118 974 6239, 
email: building.control@wokingham.gov.uk, or visit: 
www.wokingham.gov.uk/building-control

Foul drainage
The National Planning Policy Framework Planning Practice Guidance states that 
when drawing up wastewater treatment proposals for any development, the first 
presumption is to provide a system of foul drainage discharging into a public sewer 

mailto:building.control@wokingham.gov.uk
http://www.wokingham.gov.uk/building-control
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to be treated at a public sewage treatment works (those provided and operated by 
the water and sewerage companies). This should be done in consultation with the 
sewerage company of the area.

Due to the Source Protection Zone all foul drainage from this site must go to mains 
foul sewer.

Groundwater Protection / Contaminated Land
We note that historic use of the site could have caused contamination and that this 
site is locate in a Source Protection Zone 2 (SPZ2) for potable water supply. 

National Planning Policy Framework (NPPF) paragraph 109 states that the planning 
system should contribute to and enhance the natural and local environment by 
preventing both new and existing development from contributing to, or being put at 
risk from unacceptable levels of water pollution.

Groundwater is likely to be moderate depth beneath the site (circa 15m), as such 
there will be a reasonable degree of protection from surface contaminants. Though 
this site is in a SPZ2 there are no other major ground or surface water constraints in 
relation to contamination.

We note that no particularly high risk past activities where identified. Neither was 
any contamination identified which would likely pose a significant risk to controlled 
waters. Whilst no particularly mobile contamination or deep contamination was 
identified, some elevated PAH and TPH where identified in shallow soils. As a 
precaution, it would be best practice to remove these shallow impacted soils from 
the site. 

Pollution Prevention during Construction

Safeguards should be implemented during the construction phase to minimise the 
risks of pollution and detrimental effects to the water interests in and around the site.
Such safeguards should cover the use of plant and machinery, oils/chemicals and 
materials; the use and routing of heavy plant and vehicles; the location and form of 
work and storage areas and compounds and the control and removal of spoil and 
wastes. We recommend the applicant refer to our Pollution Prevention 
Guidelines, which can be found at: 
https://www.gov.uk/guidance/pollution-prevention-for-businesses

Access construction

The Highways Manager, West Berkshire District Council, Transport & Countryside, 
Council Offices, Market Street, Newbury, RG14 5LD, telephone number 01635 – 
519887, should be contacted to agree the access construction details and to grant a 
licence before any work is carried out within the highway.   A formal application 
should be made, allowing at least four (4) weeks’ notice, to obtain details of 
underground services on the applicant’s behalf.

Damage to footways, cycleways and verges

https://www.gov.uk/guidance/pollution-prevention-for-businesses
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The attention of the applicant is drawn to the Berkshire Act, 1986, Part II, Clause 9, 
which enables the Highway Authority to recover the costs of repairing damage to the 
footway, cycleway or grass verge, arising during building operations.

Damage to the carriageway

The attention of the applicant is drawn to the Highways Act, 1980, which enables 
the Highway Authority to recover expenses due to extraordinary traffic.

Excavation in close proximity to the highway

In order to protect the stability of the highway it is advised that no excavation be 
carried out within 15 metres of a public highway without the written approval of the 
Highway Authority.

Incidental works affecting the highway

Any incidental works affecting the adjoining highway shall be approved by, and a 
licence obtained from, the Principal Engineer (Streetworks), West Berkshire District 
Council, Transport & Countryside, Council Offices, Market Street, Newbury, RG14 
5LD, telephone number 01635 – 519169, before any development is commenced.

Developer Coordination Requirements

"Any works/events carried out either by, or at the behest of, the  developer, whether 
they are located on, or affecting a prospectively maintainable highway, as defined 
under Section  87 of the New Roads and Street Works Act 1991, or on or affecting 
the public highway, shall be coordinated under the requirements of the New Roads 
and Street Works Act 1991 and the Traffic management Act 2004 and licensed 
accordingly in order to secure the expeditious movement of traffic by minimising 
disruption to users of the highway network in West Berkshire. 
 
Any such works or events commissioned by the developer and particularly those 
involving the connection of any utility to the site, shall be coordinated by them in 
liaison with West Berkshire Council's Street Works Section, (telephone 01635 
519169/519234). This must take place at least one month in advance of the works 
and particularly to ensure that statutory undertaker connections/supplies to the site 
are coordinated to take place wherever possible at the same time.
 
Reason:  In order to minimise disruption to road users, be they pedestrians or 
vehicular traffic, under the requirements of the New Roads and Street Works Act 
1991 and the Traffic Management Act 2004. In order to satisfy the licensing 
requirements of the Highways Act 1980."

Thames Waters comments 

Waste Comments

Thames Water would advise that with regard to Foul Water sewage network 
infrastructure capacity, we would not have any objection to the above planning 
application, based on the information provided 
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The application indicates that surface waters will NOT be discharged to the public 
network and as such Thames Water has no objection, however approval should be 
sought from the Lead Local Flood Authority. Should the applicant subsequently seek 
a connection to discharge surface water into the public network in the future then we 
would consider this to be a material change to the proposal, which would require an 
amendment to the application at which point we would need to review our positon. 

There are public sewers crossing or close to your development. If you're planning 
significant work near our sewers, it's important that you minimize the risk of damage. 
We’ll need to check that your development doesn’t reduce capacity, limit repair or 
maintenance activities, or inhibit the services we provide in any other way. The 
applicant is advised to read our guide working near or diverting our pipes. 
https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-
development/Working-near-or-diverting-our-pipes.  

Water Comments

On the basis of information provided, Thames Water would advise that with regard 
to water network infrastructure capacity, we would not have any objection to the 
above planning application. Thames Water recommend the following informative be 
attached to this planning permission. Thames Water will aim to provide customers 
with a minimum pressure of 10m head (approx 1 bar) and a flow rate of 9 
litres/minute at the point where it leaves Thames Waters pipes.  The developer 
should take account of this minimum pressure in the design of the proposed 
development.

Supplementary Comments

Water: There are 2x trunk mains running along Purley Rise. Although they do not 
cross the development, there is a concern of the repeat loading of heavy plant on 
these mains at the entrance to the site. The developer is asked to ensure adequate 
load protection is provided to access the site from Purley Rise to reduce the risk of 
these mains failing. 

Waste: In order for Thames Water to determine whether the existing sewer network 
has sufficient spare capacity to receive the increased flows from the proposed 
development, a drainage strategy must be submitted detailing the foul and surface 
water strategies. Details of any proposed connection points or alterations to the 
public system, including calculated discharge rates (pre and post development) 
must be included in the drainage strategy.

Waste Management 

Access to the proposed new properties will be required for waste collections therefore  
swept path analyses and written confirmation will be requested at Reserved Matters 
stage to demonstrate that any proposed new road within the site is accessible for our 
collection vehicles (the longest being 10.68 metres) and will be built to an adoptable 
standard.  

Should this proposal be granted planning permission, then in accordance with the 
waste hierarchy, we wish the applicant to consider reduction, reuse and recovery of 
waste in preference to offsite incineration and disposal to landfill during site 

https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development/Working-near-or-diverting-our-pipes
https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development/Working-near-or-diverting-our-pipes
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construction. 

If any controlled waste is to be removed off site, then site operator must ensure a 
registered waste carrier is used to convey the waste material off site to a suitably 
authorised facility. If the applicant require more specific guidance it is available on 
our website  https://www.gov.uk/how-to-classify-different-types-of-waste

If any waste is to be removed from the site then the applicant needs to ensure that 
sufficient testing has been undertaken in line with Waste classification technical 
guidance WM3. This is to ensure all waste on the site is correctly classified and 
disposed of accordingly to a suitably authorised facility. If any hazardous waste is to 
be removed offsite the site operator must ensure that consignment notes are 
completed correctly in accordance with the legislation. If the applicant requires more 
specific guidance it is available on our website: 
 https://www.gov.uk/government/publications/hazardous-waste-consignment-note.

Network Rail Advice

Fencing:

If not already in place, the Developer/applicant must provide at their expense a 
suitable trespass proof fence (of at least 1.8m in height) adjacent to Network Rail’s 
boundary and make provision for its future maintenance and renewal without 
encroachment upon Network Rail land. Network Rail’s existing fencing / wall must 
not be removed or damaged and at no point either during construction or after works 
are completed on site should the foundations of the fencing or wall or any 
embankment therein be damaged, undermined or compromised in any way. Any 
vegetation on Network Rail land and within Network Rail’s boundary must also not 
be disturbed.

Drainage:

Soakaways / attenuation ponds / septic tanks etc, as a means of storm/surface 
water disposal must not be constructed near/within 5 metres of Network Rail’s 
boundary or at any point which could adversely affect the stability of Network Rail’s 
property/infrastructure. Storm/surface water must not be discharged onto Network 
Rail’s property or into Network Rail’s culverts or drains.  Network Rail’s drainage 
system(s) are not to be compromised by any work(s).   Suitable drainage or other 
works must be provided and maintained by the Developer to prevent surface water 
flows or run-off onto Network Rail’s property / infrastructure.

Proper provision must be made to accept and continue drainage discharging from 
Network Rail’s property.  (The Land Drainage Act) is to be complied with.  Suitable 
foul drainage must be provided separate from Network Rail’s existing drainage. 
Once water enters a pipe it becomes a controlled source and as such no water 
should be discharged in the direction of the railway.

Full details of the drainage plans are to be submitted for acceptance to the Network 
Rail Asset Protection Engineer. No works are to commence on site on any drainage 
plans without the acceptance of the Network Rail Asset Protection Engineers: 

https://www.gov.uk/how-to-classify-different-types-of-waste
https://www.gov.uk/government/publications/waste-classification-technical-guidance
https://www.gov.uk/government/publications/waste-classification-technical-guidance
https://www.gov.uk/government/publications/hazardous-waste-consignment-note
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Network Rail has various drainage standards that can be provided Free of Charge 
should the applicant/developer engage with Network Rail’s Asset Protection 
Engineers.

Safety:

Any works on this land will need to be undertaken following engagement with Asset 
Protection to determine the interface with Network Rail assets, buried or otherwise 
and by entering into a Basis Asset Protection Agreement, if required, with a 
minimum of 3months notice before works start. 
assetprotectionwestern@networkrail.co.uk

Site layout:

It is recommended that all buildings be situated at least 2 metres from the boundary 
fence, to allow construction and any future maintenance work to be carried out 
without involving entry onto Network Rail's infrastructure.  Where trees exist on 
Network Rail land the design of foundations close to the boundary must take into 
account the effects of root penetration in accordance with the Building Research 
Establishment’s guidelines.

Excavations/groundworks:

All excavations / earthworks carried out in the vicinity of Network Rail’s property / 
structures must be designed and executed such that no interference with the 
integrity of that property / structure can occur.  If temporary compounds are to be 
located adjacent to the operational railway, these should be included in a method 
statement for approval by Network Rail.  Prior to commencement of works, full 
details of excavations and earthworks to be carried out near the railway undertaker’s 
boundary fence should be submitted for approval of the Local Planning Authority 
acting in consultation with the railway undertaker and the works shall only be carried 
out in accordance with the approved details.  Where development may affect the 
railway, consultation with the Asset Protection Engineer should be undertaken.

Signalling:

The proposal must not interfere with or obscure any signals that may be in the area.

Childrens play areas:

Children’s play areas, open spaces and amenity areas must be protected by a 
secure fence along the boundary of one of the following kinds, concrete post and 
panel, iron railing, steel palisade or such other fence approved by the Local 
Planning Authority acting in consultation with the railway undertaker to a minimum 
height of 2 metres and the fence should be not able to be climbed.

Noise:

Network Rail would advise the applicant of the potential for any noise/ vibration 
impacts caused by the proximity between the proposed development and the 
existing railway, which must be assessed in the context of the National Planning 

mailto:assetprotectionwestern@networkrail.co.uk
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Policy Framework (NPPF) and the local planning authority should use conditions as 
necessary. 

The current level of railway usage may be subject to change at any time without 
prior notification including increased frequency of trains, night time train running and 
heavy freight trains. 

There is also the potential for maintenance works to be carried out on trains, which 
is undertaken at night and means leaving the trains’ motors running which can lead 
to increased levels of noise. 

We therefore strongly recommend that all future residents are informed of the noise 
and vibration emanating from the railway, and of potential future increases in railway 
noise and vibration.

Landscaping:

It is recommended no trees are planted closer than 1.5 times their mature height to 
the boundary fence. The developer should adhere to Network Rail’s advice guide on 
acceptable tree/plant species. Any tree felling works where there is a risk of the 
trees or branches falling across the boundary fence will require railway supervision.

Plant, Scaffolding and Cranes

Any scaffold which is to be constructed adjacent to the railway must be erected in 
such a manner that, at no time will any poles or cranes over-sail or fall onto the 
railway.  All plant and scaffolding must be positioned, that in the event of failure, it 
will not fall on to Network Rail land. 

8.3 REFUSAL REASONS

1. S106 Planning Obligation

The application fails to provide a Section 106 Planning Obligation to deliver 
necessary infrastructure and mitigation measures, including:

(a) Affordable housing, without which the proposal would be contrary to the 
NPPF, Policy CS6 of the West Berkshire Core Strategy 2006-2026, and 
the Planning Obligations SPD.

(b) Public open space, green infrastructure and sustainable drainage 
measures (provision and governance), without which the proposal would 
be contrary to the NPPF, Policies CS16 and CS18 of the West Berkshire 
Core Strategy 2006-2026, Policies RL.1, RL.2 and RL.3 of the West 
Berkshire District Local Plan 1991-2006 (Saved Policies 2007), and the 
Planning Obligations SPD.


