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Item 
No.

Application No. 
and Parish

8/13 Week Date Proposal, Location and Applicant

(1) 18/01441/HOUSE

West Woodhay 
Parish Council 

8th August 2018

E.O.T
21st September 
2018

No further EOT 
has been 
requested

Hayward Green Farm, West Woodhay, 
Newbury, Berkshire

Demolition of garden store. External alterations 
to the Eastern Pavilion including the provision 
of rooflights (Retrospective). Erection of new 
Western Pavilion to provide home office 
facilities at ground level, guest accommodation 
at first floor and a basement level garage.

Mr. Charles Brown

To view the plans and drawings relating to this application click the following link:
http://planning.westberks.gov.uk/rpp/index.asp?caseref=118/01441/HOUSE 

Ward Member(s): Councillor A.G.R. Stansfeld 
Councillor James Cole

 
Reason for Committee 
determination:

The Council has received more than 10 letters of objection. 

Committee Site Visit:

Recommendation.

15th November 2018

The Head of Development and Planning be authorised 
to GRANT planning permission. 

Contact Officer Details
Name: Mr. Matthew Shepherd  
Job Title: Senior Planning Officer 
Tel No: (01635) 519111
E-mail Address: Matthew.Shepherd@westberks.gov.uk

http://planning.westberks.gov.uk/rpp/index.asp?caseref=118/01441/HOUSE
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1.    Recent Relevant Site History

1.1. 03/01329/FUL. Change of use of premises to mixed use of agricultural and stud farm, 
erection of an American Barn with 14 loose boxes and provision of a manege. Refused 
18.09.2003

1.2. 04/00183/FUL. Change of use to mixed agricultural and equestrian use, erection of stables, 
barn, manege, lunge ring and retention of existing residential use of former egg store. 
Withdrawn 08.09.2004.

1.3. 04/02307/FUL. Change of use to agricultural / equestrian use, erection of stables manege 
and retention of existing residential use of former egg store. Approved 14.07.2005.

1.4. 06/01664/FUL. Replacement dwelling and stables. Withdrawn 07.09.2006.

1.5. 09/01887/FUL. Section 73 -  Relaxation of Condition 7 - Existing agricultural and equine 
occupancy condition which cannot be complied with. Withdrawn 22.12.2009.

1.6. 09/02221/MDOPO. Modification of the obligation of approved application 04/02307/FUL. 
Withdrawn 23.12.2009.

1.7. 10/02100/FUL. Replacement of garden store/general purpose building to provide secure 
storage for machinery. Approved 14.10.2010.

1.8. 12/00408/CERTE. Use of the dwelling for occupancy. Approved 26.04.2012.

1.9. 12/02892/FUL Replacement dwelling and garage block. Approved 05.05 2013

1.10. 13/01560/COND1 Condition discharge details for permission ref 12102892/FUL- - 
Replacement dwelling and garage block. Approved 10.09.2013. 

1.11. 13/01949/FUL Replacement dwelling (alternative) approved 27.09.2013

1.12. 13/03171/COND1- Application for approval of details reserved by Conditions 2 - Materials, 
3 - Construction Method Statement, 4 - Landscaping, 5 - Tree Protection, 6 - Arb Report 
and Condition 7 - Spoil disposal statement of approved application – 13/01949/FUL - 
Replacement dwelling. Approved 14.03.2014

1.13. 13/02986/NONMAT Non Material amendment to planning permission 13/01949/FUL - 
Replacement dwelling - (Amendment) 2 no. additional dormers and adjustments to roof 
over bay projection. Refused 06.01.2014

1.14. 14/00590/FUL Replacement dwelling. Approved 27.05.2014

1.15. 14/02479/FUL Section 73: Variation of Condition 2 - Materials of planning permission 
reference 14/00590/FUL (Replacement dwelling). To allow use of Portland stone instead of 
lime render. Approved 21.11.2014

1.16. 14/03407/FUL Removal or variation of Condition 2 - Materials as specified in approved 
reference 14/00590/FUL (Replacement dwelling). Approved 18.02.2015

1.17. 15/00673/FUL Relocate Existing Drive. Approved 08.06.2015

1.18. 15/01729/FUL Section 73a - Variation of Condition 2 - Materials of approved reference 
14/00590/FUL - Replacement dwelling. Approved 01.09.2015.
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1.19. 15/01980/COND1 Details reserved by Conditions 4: Tree protection, 5: Arboricultural 
Method statement, 6: Landscaping, of planning permission 15/00673/FUL: Relocate 
existing drive. Approved 19.08.2015.

1.20. 15/03435/HOUSE Landscape scheme for new dwelling. Approved 18.03.2016.

1.21. 16/00193/COND1 Details reserved by Conditions (4) - Tree protection scheme and (5) -
Arboricultural Method Statement of approved planning permission 14/00590/FUL. Approved 
20.4.2016.

1.22. 16/02789/FUL Change of use from incidental to ancillary residential, together with inclusion 
within the curtilage (if required). Refused 10.01.2017.

1.23. Full planning history available on file. 

2.   Publicity of Application

2.1. This application was advertised by way of Site Notice placed on construction site boards 
adjacent to the entrance of the site which expired on 1st August 2018. 

2.2. During the course of the application the red line of the application site was reduced to that of 
the previously accepted residential red line curtilage. Notification for information as sent out to the 
Parish and objectors. 

3.   Consultations and Representations

Consultations

West Woodhay Parish 
Meeting. 

West Woodhay Parish Meeting wishes to object to application  
18/01441/House on the following grounds :

1. The erection of the West Pavilion would be seen as gross 
overdevelopment of the site within the AONB. We do not believe there 
is any justification or requirement for additional buildings on this site. 
In particular:

 - The demolition of the garden store would not be acceptable 
justification to erect such a substantial and visible structure, which will 
be used for accommodation. This will effectively be another dwelling 
on the site which will be illuminated at night time, creating further light 
pollution and additional traffic on our country lanes.

- the external alterations to the Eastern Pavilion providing roof lights, 
would also convert this building into a dwelling, further increasing the 
light pollution and additional traffic on our quite country lanes.

- Previous application (10/02100) on this site from the owners in 2010, 
under the house name “Haywood Green Farm”, was granted on the 
grounds that a barn would be demolished. This still stands today and 
concerns us, as it shows that the applicants do not always comply 
with the plans they submit.

2. The application states that they would use “discrete external 
lighting”. We do not have any faith in this statement as the existing 
house and East Pavilion is illuminated externally ALL night, with harsh 
white light. Rather than granting them the West Pavilion with 
additional lighting, we would ask the council to impose a restriction on 
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the existing lighting as it severely impacts the dark skies of our village 
and is not in keeping with the rural setting of the property within the 
AONB.

3. We have concerns about the need for one household to have 
garaging for 16 cars. The applicants/owners live in Hong Kong and it 
is our concern that this property is being developed for some use 
other than as a private residence. 

4. We would request that there is a thorough environmental survey 
conducted by the applicants to assure neighbours that the 
underground garage will not affect the water drainage or water supply 
to their bore holes.

Finally, you should be made aware that the applicants have not 
engaged with their neighbours, the residents of West Woodhay or the 
Parish Meeting at any stage. We have tried to converse with them 
before and after this application, but they do not respond to our offer 
to communicate. 

Environmental Health No objections

North Wessex Downs 
AONB Board  

No response 03/09/2018

Highways No highway objections.

British Gas No response 03/09/2018
Sustainable Drainage 
Team 

No response 03/09/2018

Thames Water  Thames Waters Consultation response is as follows

Waste Water Comments
With regard to surface water drainage, Thames Water would advise 
that if the developer follows the sequential approach to the disposal of 
surface water we would have no objection. Where the developer 
proposes to discharge to a public sewer, prior approval from Thames 
Water Developer Services will be required. Should you require further 
information please refer to our website.  
https://developers.thameswater.co.uk/Developing-a-large-site/Apply-
and-pay-for-services/Wastewater-services

Thames Water requests that the Applicant should incorporate within 
their proposal, protection to the property by installing a positive 
pumped device (or equivalent reflecting technological advances) to 
avoid the risk of backflow at a later date, on the assumption that the 
sewerage network may surcharge to ground level during storm 
conditions.  Fitting only a non-return valve could result in flooding to 
the property should there be prolonged surcharge in the public sewer.  
If as part of the basement development there is a proposal to 
discharge ground water to the public network, this would require a 
Groundwater Risk Management Permit from Thames Water. Any 
discharge made without a permit is deemed illegal and may result in 
prosecution under the provisions of the Water Industry Act 1991. We 
would expect the developer to demonstrate what measures he will 
undertake to minimise groundwater discharges into the public sewer. 
Permit enquiries should be directed to Thames Water's Risk 

https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-services/Wastewater-services
https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-services/Wastewater-services
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Management Team by telephoning 02035779483 or by emailing 
wwqriskmanagement@thameswater.co.uk. Application forms should 
be completed on line via www.thameswater.co.uk/wastewaterquality

Thames Water would advise that with regard to waste water network 
and waste water process infrastructure capacity, we would not have 
any objection to the above planning application, based on the 
information provided

Water Comments:
On the basis of information provided, Thames Water would advise 
that with regard to water network and water treatment infrastructure 
capacity, we would not have any objection to the above planning 
application. Thames Water recommends 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.

Tree Officer Observations.

No trees are likely to be directly impacted by this proposed 
development

No objection.

Natural England Natural England has no comments to make on this application.  

4.       Representations

4.1. The Local Planning Authority has received 14 representations all of which were objections 
to the application.

4.2. The matters raised in the letters of objection (summarised by officers) are:

- Objections to overdevelopment of the site through this proposal 
- The overall appearance and lighting of the proposed building situated in the AONB is 

considered out of keeping with the village of West Woodhay, as is the rest of the 
approved site

- Noise and light pollution from the proposed development 
- The residents of West Woodhay views have not been considered at any stage by the 

planners or by the developers
- The external lighting which is being proposed, if it is similar to the existing lights, is 

neither discreet nor sympathetic and it is totally out of keeping for the area.
- The current security lighting on site is not discreet and causes light pollution 
- The plans do not mention or consider the water table or the underground aquifers and 

the impact the proposed underground car park may have upon this. 
- The intention of this application and the need for such a large underground car park is 

unclear
- Objection to the roof lights in the two outbuildings that face outwards to neighbours 

properties rather than into the courtyard could cause impact to neighbouring amenity 
- Concern over previous permissions not being implemented in full and outbuildings that 

were meant to be demolished still standing on site. 
- Concern raised over the ‘end goal’ of a number of applications across recent years. 
- Issues raised in regards to further construction traffic, noise, dust.

mailto:wwqriskmanagement@thameswater.co.uk
http://www.thameswater.co.uk/wastewaterquality
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- Concerns over where the official  domestic curtilage of the dwelling is now
- Concerns over the accuracy of implementation of previous permissions for landscaping 
- The house’s scale is already not in keeping with the surrounding AONB and there are 

already quite enough substantial houses within the village. What is really needed is 
affordable homes and maybe the owner should be made to consider including some in 
his development plans.

- The local highways have already been considerably damaged, at great cost to council 
tax payers, by the heavy construction traffic that has been used.

- Previous permissions should be built out and finished before more permission is 
granted upon the site.

- The Planning Statement omits some historic planning applications. 
- Objection to the creation of underground parking when the existing pavilion has ample 

parking. 

5.       Planning Policy Considerations

5.1. The statutory development plan comprises:

• West Berkshire Core Strategy (2006-2026)
• Housing Site Allocations DPD
• West Berkshire District Local Plan 1991-2006 (Saved Policies 2007)
• Replacement Minerals Local Plan for Berkshire (2001)
• Waste Local Plan for Berkshire (1998)

5.2. The following policies from the West Berkshire Core Strategy carry full weight and are 
relevant to this application:

• Area Delivery Plan Policy 1: Spatial Strategy
• Area Delivery Plan Policy 5: North Wessex Downs Area of Outstanding Natural 

Beauty. 
• CS 5: Infrastructure requirements and delivery
• CS 13: Transport
• CS 14: Design Principles
• CS 16: Flooding
• CS 17: Biodiversity and Geodiversity
• CS 19: Historic Environment and Landscape Character

5.3. The West Berkshire Core Strategy replaced a number of Planning Polices in the West 
Berkshire District Local Plan 1991-2006 Saved Policies 2007.  However the following 
Policies remain in place until they are replaced by future development plan documents and 
should be given due weight according to their degree of consistency with the National 
Planning Policy Framework:

• TRANS1: Meeting the Transport Needs of New development.
• OVS5: Environmental Nuisance and Pollution Control.
• OVS.6: Noise Pollution

5.4. The following Housing Site Allocations Development Plan document policies carry full 
weight and are relevant to this application:

 C1: Location of New Housing in the Countryside
 C6: Extensions to Existing Dwellings with the Countryside  
 P1: Residential Parking for New Development

5.5. Other material considerations for this application include:

• The National Planning Policy Framework (2018) (NPPF)
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• Planning Practice Guidance (PPG)
• Quality Design Supplementary Planning Document (SPD)

6.          Proposal

6.1. The application proposes the demolition of garden store. External alterations to the 
Eastern Pavilion including the provision of rooflights (Retrospective). Erection of new 
Western Pavilion to provide home office facilities at ground level, guest accommodation at 
first floor and a basement level garage. 

6.2. The site is located outside of defined settlement boundaries, within a biodiversity 
opportunity area, and within the North Wessex Downs Area of Outstanding Natural 
Beauty.   

7.       Determining issues:

 The Principle of Development and Impact on the Character and Appearance of the Area 
and Neighbouring Amenity;

 The Impact on Highway safety;
 Drainage and flooding;
 Ecology and Landscaping

8.       The Principle of Development, Impact on the Character of the Area and Neighbouring     
Amenity 

8.1. The National Planning Policy Framework (NPPF) makes clear that the starting point for all 
decision making is the development plan, and planning law requires that applications for 
planning permission must be determined in accordance with the development plan unless 
material considerations indicate otherwise. The current development plan for West 
Berkshire comprises the West Berkshire Core Strategy, the Saved Policies of the West 
Berkshire District Local Plan and the West Berkshire Housing Site Allocations 
Development Plan Document. 

8.2. The NPPF is a material consideration in the planning process. It places sustainable 
development at the heart of the planning system and strongly emphasises the need to 
support sustainable economic growth. The first core planning principle set out in the 
NPPF is that planning should be genuinely plan led, providing a practical framework within 
which decisions on planning applications can be made with a high degree of predictability 
and efficiency. 

8.3. The proposed development at Hayward Green Farm, West Woodhay, Berkshire is outside 
the settlement boundaries as defined within The West Berkshire Core Strategy (2006-
2026) and the West Berkshire Housing Site Allocations DPD (November 2015). Being 
outside of the settlement boundary development is restricted but there is a presumption in 
favour of extensions to existing permanent dwellings including new extensions to 
domestic outbuildings in the countryside under policy C6 of the Development Plan. This 
states that extensions to dwellings will be permitted provided that; 

i. the scale of the enlargement is subservient to the original dwelling and is designed to be 
in character with the existing dwelling; and

ii. it has no adverse impact on: the setting, the space occupied within the plot boundary, on 
local rural character, the historic interest of the building and its setting within the wider 
landscape; and

iii. the use of materials is appropriate within the local architectural context; an
iv. There is no significant harm on the living conditions currently enjoyed by residents of 

neighbouring properties
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8.4. The residential site, contained within the red line of the application site (domestic 
curtilage) contain the replacement dwelling, a section of the garden store outbuilding, and 
an existing pavilion outbuilding. The proposed pavilion outbuilding would have a ridge 
height that is the same as the existing pavilions ridge height on site. Both of these would 
be subservient in height to the replacement dwelling on site. Drawing number 6038/PL04 
Rev B titled the existing and proposed site section, displays the subservience of the 
buildings heights. The proposed pavilion building would sit opposite the existing pavilion 
building on site creating a U shaped configuration with a courtyard to the front leading to 
the entrance of the replacement dwelling on site. The design is considered to be in 
character with the existing dwelling mirroring the existing outbuilding on site and relating 
to the existing built form on the site well. The rooflights proposed retrospectively within the 
original pavilion match that of the proposed pavilion and are conservation style roof lights. 
They do not detract from the proposed development and are an acceptable addition to the 
original pavilion on site. The whole development creates a symmetrical built form of 
development which is considered to be both well designed and attractive in this rural 
setting.   

8.5. The development is accompanied by a substantial amount of evidence and documents to 
support the proposed development acceptable impact. A Landscape Visual Appraisal 
(LVA) with Impact statement was submitted with the application and has been reviewed. 
This LVA states it considers the impact on the landscape is not ‘significant’. It states that 
the site was previously characterised by a cluster of built form but with the proposed 
development considered here this cluster of built form will be ordered in a better manner 
of different form. The removal of the existing garden store would assist in achieving this 
character by removing built form from the site. This alone does not justify a new 
outbuilding but assists the proposed developments in retaining the character of the site. 
The case officer has reviewed the LVA and has visited the site. The case officer considers 
that the proposed development would not cause undue impact to the protected landscape 
and through keeping built form clustered closer together, would not be to the detriment of 
the character of the area or protected landscape. The proposed new landscaping within 
the site will assist in minimising the visual impact on the wider countryside. The plot 
boundary of the development would be retained and not extended by the proposed 
outbuilding. 

8.6. There is not considered to be any significant historic interest in the local area, the site is 
not contained with a Conservation Area and the proposed outbuilding would not harm the 
setting of any listed buildings. 

8.7.  The case officer does not consider the impact on the AONB to be unacceptable. The 
case officer agrees that the demolition of the garden store and the location of the 
proposed outbuilding would create a cluster of building in keeping with the previous built 
form on site. The ramped access down to the basement level parking would not have a 
visual impact on the AONB and would sit comfortably next to the existing driveway 
arrangements. The same is considered for the underground car park itself. A condition 
requiring details of spoil use and disposal is required to ensure the amount of evacuated 
material is dealt with acceptably. 

8.8. The proposed materials are considered to reflect the existing built form on site leading to 
support for the proposal. The proposed materials would be in keeping with the previously 
approved pavilion and replacement dwelling. This would benefit the “street scene” and 
character of the site, as the cluster of buildings would read as one site all associated with 
each other. 

8.9.   In regards to Neighbouring amenity securing a good standard of amenity for all existing 
and future occupants of land and buildings is one of the core planning principles of the 
NPPF. Policy CS14 of the Core Strategy states that new development must make a 
positive contribution to the quality of life in West Berkshire. SPD Quality Design - West 
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Berkshire outlines considerations to be taken into account with regard to residential 
amenity, and Policy OVS.6 of the West Berkshire District Local Plan Saved Policies 
considers the potential noise impact.

8.10. The impact on neighbouring amenity is considered to be minimal. The nearest 
neighbouring dwellings are Fishpond Farm and Hatch House Farm. Both of these 
dwellings benefit from a considerable separation distance between themselves and the 
proposed development. Fishpond farm dwelling is approx. 300 metres away from the 
proposed development. This is also true for other dwellings in the area. The development 
does not raise concern in regards to overlooking, overbearing, overshadowing or loss of 
sunlight to neighbouring amenity given the level of separation between the proposed 
development and neighbouring buildings. Any impact on neighbours from construction 
noise will accordingly be minimal and temporary until development is finished. 

8.11. Concern has been raised in regards to light pollution from the Velux windows facing 
outwards. The Case Officer does not feel 4 rooflights will causes an undue impact on the 
neighbouring amenity given the level of separation. Rooflights are generally acceptable in 
the AONB to the point where many can be installed under Permitted Development Rights. 
Concern has been raised in regards to external lighting and the impact on the AONB’s 
dark night skies. Your officer has requested these details during the course of the 
application but a condition was agreed upon. This will required details of any external 
lighting to be submitted to the LPA prior to development commencing for the existing and 
proposed pavilion buildings. The condition is justified to be applied to the existing pavilion 
building given the retrospective elements proposed within this permission. 

8.12. For these reasons, the proposal is in accordance with development plan policy CS14 and 
CS19 of the West Berkshire Core Strategy (2006-2026) policy C6 of the West Berkshire 
Housing Site Allocations Development Plan Document. 

9.       Highway safety

9.1. The NPPF states that decisions should take account of whether safe and suitable access 
to the site can be achieved for all people. Policies CS 13 of the Core Strategy and 
TRANS.1 of the Saved Policies of the Local Plan, set out highway requirements. Policy 
P1 of the Housing Site Allocations Development Plan Document sets out the residential 
car parking levels for the district.

9.2. The Highways Department has raised no objections to the application as ample parking is 
provided and there is not considered to be a detrimental impact upon the highway safety 
of the surrounding area. Although considerable parking is provided on site it is not 
considered that the actual traffic generation will be substantial or impact on the local 
highways network given the domestic nature of the dwelling. 

9.3. Therefore the proposal is considered to be acceptable and in accordance with CS13 of 
the West Berkshire Core Strategy (2006-2026), Saved Local Plan policy TRANS1 and the 
NPPF (March 2018) subject to conditions.

10.       Drainage and Flooding

10.1. The NPPF states that inappropriate development in areas at risk of flooding should be 
avoided by directing development away from areas at highest risk. Core Strategy Policy 
CS 16 addresses issues regarding flood risk. This policy stipulates that sites require a 
flood risk assessment if they fall within Flood Zone 2 or 3. Representation letters have 
raised concern in regards to the impact the underground car parking area may have on 
issues such as the water table and aquifers. Thames Water have been consulted upon 
the application and have raised no objection to the development but offered informative 
information to the applicant. Thames Water requests that the Applicant should incorporate 
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within their proposal, protection to the property by installing a positive pumped device (or 
equivalent reflecting technological advances) to avoid the risk of backflow at a later date, 
on the assumption that the sewerage network may surcharge to ground level during storm 
conditions.  Fitting only a non-return valve could result in flooding to the property should 
there be prolonged surcharge in the public sewer.  If as part of the basement development 
there is a proposal to discharge ground water to the public network, this would require a 
Groundwater Risk Management Permit from Thames Water. Any discharge made without 
a permit is deemed illegal and may result in prosecution under the provisions of the Water 
Industry Act 1991. The LPA’s sustainable drainage team did not raise comments in 
regards to the application, they have been chased by your officer. There is no compelling 
evidence to suggest the site would flood or that the development would increase the level 
of flooding or affect ground water elsewhere. Strategies to deal with surface water will be 
implemented as described within the planning statement. 

10.2. Given the domestic use of the proposed development with no objections and the site not 
falling within Flood Zone 2 or 3, the development is considered to accord with policy CS16 
of the Core Strategy and advice contained within the NPPF. 

11.         Ecology and Landscaping

11.1. Policy CS 17 of the Core Strategy states that biodiversity and geodiversity assets across 
West Berkshire will be conserved and enhanced. The NPPF supports the overall aims 
and objectives of this policy. The application site is located within a biodiversity 
opportunity area and as such a preliminary ecology report has been submitted to the 
council this made several recommendations including 

o No further protected species surveys were required
o The gutter and eaves of the barn should be netted to prevent house martins or 

swallows nesting there this season. If this is not possible and if birds commence 
nest building they should be left undisturbed until the young have fledged.

o Enhancements should be incorporated into the design of the development to 
benefit biodiversity. This could include installation of a barn owl box on a tree at 
the edge of the woodland to provide a new nesting opportunity for the species.

o Should the development not commence within 2 years of this report a resurvey 
is recommended due to the potential for the ecological interest of the site to 
change.

11.2. The Tree Officer visited the site and raised no objections to the proposed development. 
The proposed landscaping is in accordance with the existing landscaping adding to the 
quality of the development and mitigating the minimal change on the wider landscape that 
the proposed development brings. 

11.3. It is considered the development complies with CS17 of the Core Strategy and provides 
mitigation and protection to the Ecology of the site and will not have a detrimental impact 
in accordance with the provisions of Core Strategy CS17 and advice within the NPPF.

12.         Conditions

12.1. Paragraph 54 of the NPPF is clear that Local Planning Authorities should consider 
whether otherwise unacceptable development could be made acceptable through the use 
of conditions.  The NPPF goes on to state at paragraph 55 that conditions should only be 
imposed where they are necessary; relevant to planning and; to the development to be 
permitted; enforceable; precise and; reasonable in all other respects.  It is also clear that 
whether it is appropriate for the Local Planning Authority to impose a condition on a grant 
of planning permission will depend on the specifics of the case. It has been identified that 
works need to commence within two years as recommended by the ecology report 
conducted on site. This report a recommends, due to the potential for the ecological 



West Berkshire Council Western Area Planning Committee 21st November 2018

interest of the site to change it should be re surveyed in two years if works have not 
begun. This re-survey could alter conditions and issues relating to Ecology of the site 
which will need to be re assessed by the LPA if changes occur. Conditions are required in 
regards to identifying the approved plans and tying the materials to be that of those stated 
within the applications form to match the existing materials on site.  

12.2. In response to the level of objection raised locally and in the interest of preserving the 
‘dark night skies’ that is a strong characteristic of the AONB, a condition requiring the 
submission of details of external lighting is required. The details were requested during 
the course of the application but a condition was agreed upon. 

12.3. A condition requiring the demolition of the garden store prior to the implementation of the 
proposed pavilion building is required. This is because a key factor in the submitted LVA 
is its removal and the relocation of the buildings on site as a closer cluster of buildings. 

12.4. A condition is also required to ensure the biodiversity enhancements are installed in 
accordance with the recommendations of the submitted report to ensure the biodiversity 
opportunity area is enhanced. A condition requiring the implementation of the landscaping 
treatments is also recommended given the recommendations of the LVA. This is required 
to mitigate the minimal change to the AONB landscape. 

12.5. A condition is required to restrict the proposed pavilion to a use that is ancillary to the 
replacement dwelling on site, no separate curtilage shall be created and the building shall 
not be rented or sold as a separate dwelling. This condition is imposed as a new dwelling 
in this location would be inappropriate, unsustainably located, and not in accordance with 
the development plan policies.  

13.         The Planning Balance 

13.1. The NPPF states there is a presumption in favour of sustainable development, which 
paragraph 8 advises should be applied in assessing and determining development 
proposals. The NPPF identifies three dimensions to sustainable development: economic, 
social and environmental.

13.2. Being a proposed domestic house extension as an outbuilding the scheme has limited 
economic considerations beyond the immediate construction period. The environmental 
considerations have been assessed in terms of design, amenity and impact on the area. 
Social considerations overlap those of the environmental in terms of amenity. Having 
assessed the application in terms of design, impact on the area and impact on 
neighbouring amenity the development is considered  to be acceptable sustainable 
development

13.3. The development has strong local objections to the development from both residents and 
from the Parish Council. It is considered that the objections have been satisfactorily 
addressed throughout this report but one area that has not been taken into account in the 
report are the ongoing permissions and non-compliance with previous permissions and 
planning conditions. These are separate matters for enforcement and should not be 
considered material factors in this planning recommendation. This is simply because the 
planning permission , if granted will not be a personal one to the applicant , but will run 
with the land, so past enforcement history in respect of conditions may not be taken into 
account in considering the individual merits of this application.  

13.4. The development has been carefully justified and designed to a high quality level 
reflective of the high quality of the site. The underground car park raises few concerns, 
the proposed outbuilding would reflect the design and character of the site and area and 
the retrospective elements of the development are considered acceptable. 
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13.5. The application is therefore recommended for APPROVAL subject to conditions. 

14.         Recommendation

The Head of Development and Planning be authorised to Grant Planning Permission subject 
to the following conditions:

CONDITIONS.

1. Full planning permission time limit

The development hereby permitted shall be begun before the expiration of two years from the date 
of this permission.

Reason:   To comply with Section 91 of the Town and Country Planning Act 1990 (as amended by 
Section 51 of the Planning and Compulsory Purchase Act 2004).

2. Approved Plans

The development hereby permitted shall be carried out in accordance with the approved 
drawings 

- Drawing title “Site Location Plan “. Drawing number 6038/PLO1 Rev. B.. Date received 
9th August 2018. 

- Drawing title “Site Block Plan as Proposed”. Drawing number 6038/PLO3 Rev B. Dated 
received 9th August 2018

- Drawing title “Existing and Proposed Site Section”. Drawing number 6038/PLO4 Rev.B. 
Date received 13th June 2018.  

- Drawing title “Proposed West Pavilion- Staff, Home Officer & Garage”. Drawing number 
6038/13B. Date received 13th June 2018. 

- Drawing title “Existing East Pavilion Proposed Alterations for Staff Apartment”. Drawing 
number 6038/05A. Date received 13th June 2018. 

- Drawing title “Existing East Pavilion Proposed Alterations for Staff Apartment, Roof 
Alterations”. Drawing number 6038/06A. Date received 13th June 2018. 

- Drawing title “Proposed Floor Plans”. Drawing number 6038/PL12 Rev. C. Date 
stamped 13th June 2018. 

- Drawing title “Proposed Basement Garage and Link Plan”. Drawing number 5643/PL08 
Rev C. Date received 13th June 2018. 

- Drawing title “Proposed Roof Alteration”. Drawing number 6038/06a. Date received 13th 
June 2018.

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

3. Materials as specified

The materials to be used in the development hereby permitted shall be as specified on the plans 
and the application forms.

Reason:   To ensure that the external materials are visually attractive and respond to local 
character.  This condition is imposed in accordance with the National Planning Policy Framework 
(2018), Policies ADPP 1, ADPP 5, CS14 and CS19 of the West Berkshire Core Strategy (2006-
2026), Supplementary Planning Document Quality Design (June 2006), Supplementary Planning 
Guidance House Extensions (July 2004). 
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4. Ancillary Residential Use restriction 

The outbuilding hereby approved shall not be used at any time other than for purposes as 
domestic ancillary use to the residential use of the dwelling known as Hayward Green Farm. The 
development shall not be used as a separate dwelling unit and no separate curtilage shall be 
created. 

Reason:   The creation of a separate residential planning unit would be unacceptable in the 
interests of ensuring a sustainable pattern of development.  This condition is imposed in 
accordance with the National Planning Policy Framework (2018), Policies CS14 and CS19 of the 
West Berkshire Core Strategy (2006-2026), Supplementary Planning Document Quality Design 
(June 2006) and House Extensions (July 2004).

5. Demolition of Garden Store

No development shall commence until the garden store has been fully demolished and all waste 
removed from site. 

Reason   .This condition is imposed in accordance with the National Planning Policy Framework 
(2018), Policies CS14 and CS19 of the West Berkshire Core Strategy (2006-2026), Supplementary 
Planning Document Quality Design (June 2006) and House Extensions (July 2004).

6. Landscaping

The landscaping shall be implemented in accordance with plan Figure 4.2- Plan Illustrating the 
landscape proposals, based on PU&H Landscape Consultancy Consented General Arrangement 
Drawing no. 00249-L-10-GA-1-001 Rev B (19/02/16)(FABRIK, 2018). Submitted within Landscape 
and Visual Appraisal with Impact Statement and Landscape Design Statement April 2018 carried 
out by Fabrik Chartered Landscape Architects on behalf of Mr C. Brown. 

Reason    This condition is imposed in accordance with the National Planning Policy Framework 
(2018), Policies CS14 and CS19 of the West Berkshire Core Strategy (2006-2026), Supplementary 
Planning Document Quality Design (June 2006) and House Extensions (July 2004).

7. External lighting (details required)

No development shall take place until details of the external lighting to be used on the site have 
been submitted to and approved in writing by the Local Planning Authority. The external lighting 
shall be installed in accordance with the approved scheme before the buildings hereby permitted 
are occupied. No external lighting shall be installed except for that expressly authorised by the 
approval of details as part of this condition.  The approved external lighting shall thereafter be 
retained.

Reason: The Local Planning Authority wish to be satisfied that these details are satisfactory, 
having regard to the setting of the development. To protect the amenities of adjoining land users 
and the character of the area.  The area is unlit at night and benefits from dark night skies.  
Inappropriate external lighting would harm the special rural character of the locality.  This condition 
is imposed in accordance with the National Planning Policy Framework (2018), Policies ADDP5, 
CS14, and CS19 of the West Berkshire Core Strategy (2006-2026), and Supplementary Planning 
Document Quality Design (June 2006).



West Berkshire Council Western Area Planning Committee 21st November 2018

8. Ecology Mitigation (implement)

The mitigation measures described in the Preliminary Ecological Appraisal created by 
Ecologybydesign shall be implemented in full before the proposed development is commenced and 
the measures shall thereafter be retained. This measures are as follows;

- The gutter and eaves of the barn should be netted to prevent house martins or swallows 
nesting there this season. If this is not possible and if birds commence nest building 
they should be left undisturbed until the young have fledged.

- The installation of a barn owl box on a tree at the edge of the woodland to provide a 
new nesting opportunity for the species.

- Should the development not commence within 2 years of this report a resurvey is 
recommended due to the potential for the ecological interest of the site to change.

Reason:  To ensure the protection of species, which are subject to statutory protection under 
European Legislation.  This condition is imposed in accordance with the National Planning Policy 
Framework (2018), Policy CS17 of the West Berkshire Core Strategy (2006-2026).

Informatives

HI 3 Damage to footways, cycleways and verges

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.

HI 4 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.

HI 8 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.

Thames Water Informative 1 

With regard to surface water drainage, Thames Water would advise that if the developer follows 
the sequential approach to the disposal of surface water we would have no objection. Where the 
developer proposes to discharge to a public sewer, prior approval from Thames Water Developer 
Services will be required. Should you require further information please refer to our website.  
https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-
services/Wastewater-services

Thames Water Informative 2 

Thames Water requests that the Applicant should incorporate within their proposal, protection to 
the property by installing a positive pumped device (or equivalent reflecting technological 
advances) to avoid the risk of backflow at a later date, on the assumption that the sewerage 
network may surcharge to ground level during storm conditions.  Fitting only a non-return valve 
could result in flooding to the property should there be prolonged surcharge in the public sewer.  If 
as part of the basement development there is a proposal to discharge ground water to the public 
network, this would require a Groundwater Risk Management Permit from Thames Water. Any 
discharge made without a permit is deemed illegal and may result in prosecution under the 
provisions of the Water Industry Act 1991. We would expect the developer to demonstrate what 
measures he will undertake to minimise groundwater discharges into the public sewer. Permit 

https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-services/Wastewater-services
https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-services/Wastewater-services
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enquiries should be directed to Thames Water's Risk Management Team by telephoning 
02035779483 or by emailing wwqriskmanagement@thameswater.co.uk. Application forms should 
be completed on line via www.thameswater.co.uk/wastewaterquality

Thames Water Informative 3

On the basis of information provided, Thames Water would advise that with regard to water 
network and water treatment infrastructure capacity, we would not have any objection to the above 
planning application. Thames Water recommends 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.

DC

mailto:wwqriskmanagement@thameswater.co.uk
http://www.thameswater.co.uk/wastewaterquality

