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Item 
No. 

Application No. 
and Parish 

Statutory Target 
Date 

Proposal, Location, Applicant 

 
(1) 

 

21/02112/FUL 

Thatcham 

 
20th October 20211 

 
Change of use to 7 no. Gypsy/Traveller 
pitches comprising 7 no. static caravans, 
7 no. day rooms, 7 no. touring caravans 
and associated works 

Land at Lawrences Lane, Thatcham 

Ms C Gumble 

1 Extension of time agreed with applicant until 19th November 2021 
 
The application can be viewed on the Council’s website at the following link: 
http://planning.westberks.gov.uk/rpp/index.asp?caseref=21/02112/FUL 
 
Recommendation Summary: 

 
Delegate to the Service Director – Development and 
Regulation to refuse planning permission. 
 

Ward Members: 

 
Councillors Jeremy Cottam and Lee Dillon 

Reason for Committee 
Determination: 

 

Referred by the Development Control Manager because 
the proposal is associated with ongoing legal 
proceedings to restrain the extent of the unauthorised 
development which has already taken place and which 
has attracted wide interest from the local public. 
 

Committee Site Visit: 

 
10th November 2021 

 
 
Contact Officer Details 

 
Name: Bob Dray 

Job Title: Team Leader (Development Control) 

Tel No: 01635 519111 

Email: bob.dray@westberks.gov.uk 

 
  

http://planning.westberks.gov.uk/rpp/index.asp?caseref=21/02112/FUL
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1. Introduction 

1.1 This application seeks planning permission for the development of land at Lawrences 
Lane, Thatcham.  The proposed development comprises the change of use to 7 no. 
Gypsy/Traveller pitches comprising 7 no. static caravans, 7 no. day rooms, 7 no. touring 
caravans and associated works. 

1.2 The development commenced on Friday 13th August 2021 through the undertaking of 
engineering operations.  As such, this application is to be determined under the 
provisions of the Section 73A of the Town and Country Act 1990.  A temporary stop 
notice was served on the site, followed by an injunction, the latter of which remains in 
place to prevent further breaches of planning control 

1.3 The application site comprises part of an area of land off Lawrences Lane, within the 
parish boundary of Thatcham.  Prior to the development commencing, the land 
comprised open sloping grassland rising from the public highway.  Beyond the red line 
application site, within the blue line of the Location Plan, is an existing stable building. 

1.4 The application site is located in open countryside as defined by Core Strategy Policy 
ADPP1 (outside of any defined settlement boundary).  The land falls outside of, but 
within the setting of the North Wessex Downs Area of Outstanding Natural Beauty 
(AONB).  The existing lawful use of the site is as livery (sui generis). 

Caravans legislation 

1.5 Section 29(1) of the Caravan Sites and Control of Development Act 1960 (as amended) 
sets out that a caravan means any structure designed or adapted for human habitation 
which is capable of being moved from one place to another (whether by being towed, or 
by being transported on a motor vehicle of trailer) and any motor vehicle so designed or 
adapted.  Section 13(1) of the Caravan Sites Act 1968 (as amended) defines a twin-unit 
caravan as a structure designed or adapted for human habitation which is, (a) composed 
of not more than two sections separately constructed and designed to be assembled on 
a site by means of bolts, clamps or other devices; and (b) when assembled it is 
physically capable of being moved by road from one place to another.  Touring 
caravans, static caravan and various mobile homes constitute ‘caravans’ under the 
above legislation. 

1.6 Caravans are not normally regarded as buildings or operational development under the 
Planning Acts.  The application proposes a use which would enable the siting of 
caravans on plots.  For this reason it is not necessary to provide plans of individual 
caravans, and in assessing this application it must be recognised that different caravans 
may come and go over time. 

2. Planning History 

2.1 The table below outlines the relevant planning history of the application site. 

Application Proposal Decision / 
Date 

78/09717/ADD New access into land from lawrence lane Approved 
05.01.1979 

82/16738/ADD Erection of detached house and garage Refused 
31.03.1982 
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06/00362/FUL To convert existing building into commercial 
stables, build new pole barn type hay store 
and for the change of use from agricultural  
land to equestrian use. 

Refused 
21.04.2006 

06/01988/FUL Change of use from agricultural to 
commercial equestrian. 

Withdrawn 
15.11.2006 

06/02920/FUL Change of use from agricultural to self 
service livery. Convert existing building into 
stable block. 

Approved 
08.03.2007 

17/03522/FULMAJ 

Appeal: 
APP/W0340/ 
W/18/3207500 

Redevelopment involving 'change of use' 
from self service livery stable (sui generis) to 
a single dwelling (C3) together with 
associated works. 

Refused 
22.03.2018 

Appeal 
dismissed 
10.01.2019 

21/00232/FULMAJ Conversion involving 'change of use' from 
self service livery stable (sui generis) to form 
live/work unit (C3) with ancillary Office and 
associated works. 

Refused 
24.05.2021 

 

2.2 In March 2018 the Council refused planning permission for the redevelopment of the 
livery stables to a single dwellinghouse.  This decision was appealed.  The two main 
issues at appeal related to (1) the principle of the converting the stable to residential, 
and (2) the effect of the proposal on the character and appearance of the area.  On the 
first issue the Inspector concluded that the conversion would involve substantial 
alterations that would be contrary to the principal policy for that development – C4 of the 
HSA DPD.  On the second issue the Inspector concluded that the conversion would not 
be harmful given the limited public viewpoints of the building. 

2.3 The second application for the conversion of the stable building (21/00232/FULMAJ) 
was refused in May 2021 because (1) the principle of converting the stable to residential 
was contrary to Policy C4, despite a revised approach to the conversion works, and (2) 
the resultant building would be out of character and the size of the domestic curtilage 
was inappropriate. 

2.4 In October 2021 an application was submitted to the Council (reference 21/02534/PIP) 
seeking Planning in Principle (PIP) on land adjacent to Little Copse, Southend, Cold 
Ash, which is on the opposite side of Lawrences Lane.  PIP in sought for the erection of 
nine dwellings (first homes).  The land has previously been promoted for 21 units of 
residential development, but the 2020 Housing and Economic Land Availability 
Assessment (HELAA) concludes that the land is not developable within the next 15 
years because the development would be inappropriate in the context of the existing 
settlement form/pattern and character of the landscape.  The land is not a proposed 
allocation in the Regulation 18 draft Local Plan.  The current application will be 
considered on its merits, but at this stage it is considered that it does not have a material 
effect on the consideration of this application. 
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3. Procedural Matters 

3.1 EIA: Consideration has been given to the Town and Country Planning (Environmental 

Impact Assessment) Regulations 2017.  The proposed development does not fall within 
any of the categories of development listed in Schedule 1, and is therefore not 
automatically EIA development in this respect.  Development listed in Schedule 2 of the 
Regulations only requires screening if it meets/exceeds the relevant threshold or is 
located within a ‘sensitive area’ as defined by the Regulations.  Paragraph 10(b) relates 
to ‘urban development projects’, and Paragraph 12(e) relates to “permanent camp sites 
and caravan sites”.  Under either paragraph, the relevant threshold for EIA screening is 
1 hectare.  The application site measures less than 1 hectare, and it is not located within 
a ‘sensitive area’.  As such, EIA screening is not required. 

3.2 Publicity: The application has been subject to publicity under the requirements of the 

Town and Country Planning (Development Management Procedure) Order 2015.  This 
has included the display of site notices around the site.  Site notices were displayed at 
the site entrance, and at the southern and northern ends of Lawrences Lane. 

3.3 Inaccurate plans: There are conflicting measurement annotations on drawing number 

001 09/08/2021 Rev 1:1 (plans and elevations of day rooms): the title states 800m x 
400m whereas the plan dimensions are 8000mm x 4000mm.  These are clearly drafting 
errors, and the day rooms are taken to measure 8m x 4m.  Whilst this error should be 
corrected with amended plans, it is considered that these drafting errors do not prevent 
a decision being made.  Details of the materials for the areas of hard-standing, day 
rooms and stables have also been requested but not supplied, but similarly this does 
not prevent a decision being made as this information could be reserved for later 
consideration by condition. 

3.4 During the site visit, some further deviations from the submitted plans where noted: 

a) The size and shape of plots 6 and 7, as the boundary location between the two 
is markedly different. 

b) The erection on site of two stable buildings on plots 1 and 5. 

c) The absence of grassed amenity areas within individual plots. 

3.5 It is understood that the plot layout (a) and two stable buildings (b) are intended to 
remain as constructed if permission were granted, therefore amended plans are 
required to show these changes, including additional plans and elevations of the stables.  
On the other hand, it is understood that it would be the intention to provide the grassed 
amenity areas (c) in due course, in which case their timely provision could be secured 
by condition if permission was granted. 

4. Consultation 

Statutory and non-statutory consultation 

4.1 The table below summarises the consultation responses received during the 
consideration of the application.  The full responses may be viewed with the application 
documents on the Council’s website, using the link at the start of this report. 

Thatcham Town 
Council: 

Object.  Reasons: 

1) Impact on the character of the neighbourhood. 
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2) Lawrences Lane is inadequate for the traffic that will be 
generated by the development. 

3) It is outside the settlement boundary. 

4) Conflicts with the proposal to make Lawrences Lane a 
route for “Active Travel” which TTC supported when 
consulted. 

5) The application gives no description of the materials 
which were proposed to be used and have presumably 
been used for the day room buildings. 

Thatcham Town Council already considered and raised 
objections to a previous planning application (21/00232/FULMAJ) 
for the conversion of the stable to a dwelling where the Council 
raised these points, and they are more important and have 
greater impact for this development than for the previous 
proposal which Thatcham Town Council objected to. 

Cold Ash Parish 
Council: 

Object (unanimous).  Reasons: 

1) While this site is not within our Parish its location is 
immediately adjacent and our parishioners will be affected 
by the proposed usage. 

2) We have not been able to locate the orange notice 
advertising the application on this site 

3) We note that the application has answered ‘no’ with 
regards to the question whether work has already started. 
As we all know this is incorrect. 

4) This previously rural site is close to the AONB and is 
outside the settlement boundary. 

5) This is a quiet and narrow rural lane that is enjoyed by our 
parishioners for walking. This has recently been 
recognised by the proposal to close this lane to through 
traffic by certifying it as an “Active Travel” route. The 
proposed application and the corresponding traffic will put 
at risk the quiet and rural nature of this lane. 

6) This narrow lane is barely wide enough for a car. As such 
the access is unsuitable for caravans and mobile 
homes/static caravans. It is also unsuitable for the refuse 
lorries that would need to access the site. 

7) This application will change the character of this area. 

8) The application gives no description of the materials 
which were proposed to be used and have presumably 
been used for the day room buildings. 

9) There have been previous applications to change the use 
of this site and all have been refused. 
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10) CAPC has great concerns about highway safety should 
this application be granted. The narrow lane is used by 
pedestrians, which has greatly increased since the Covid 
lockdown. The narrow nature of the lane means that there 
are very few places for pedestrians to stand when large 
vehicles are approaching. 

11) Destroying the countryside 

12) Inappropriate development (i.e. gypsy/traveller’s pitches 
without back up facilities) 

13) As is widely known, the work on this site was started 
before permission was obtained. When this application is 
refused we insist that the site be returned to its previous 
state. 

14) We have concerns that the concrete hardstandings will 
lead to water runoff into the surrounding areas. 

Natural England: No objection.  Based on the plans submitted, Natural England 
considers that the proposed development will not have significant 
adverse impacts on statutory designated sites and has no 
objection.  Further detailed advice on other natural environment 
issues provided (biodiversity net gain, protected species, and 
local sites). 

Planning Policy 
(WBC): 

Detailed comments regarding considerations of planning policy 
and need which are incorporated into this report. 

Housing (WBC): No response. 

Highway 
Authority 
(WBC): 

Object on grounds of vehicular access and pedestrian access.  
Comments regarding parking and proposals to restrict motor 
vehicles along Lawrences Lane.  Full response is incorporated 
into the appraisal in this report. 

Lead Local 
Flood Authority 
(WBC): 

The site is situated in Flood Zone 1 and as such the LLFA has no 
concern over flood risk on the site. However we do have 
concerns over the proposal relating to the fact that no drainage 
(surface water or foul) proposals have been submitted and that 
we understand that a compacted hard-core base has already 
been laid over the site which will be impermeable and allow no 
infiltration. Surface water run-off will occur from the hard-core and 
that must not be allowed to run onto adjacent land or the 
highway. 

A suitable Drainage Strategy must be provided which includes a 
SuDS scheme based on existing ground conditions and 
permeability to address these concerns. The SuDS measures 
must be sufficient to deal with run-off from a 1 in 100 year event 
+ 40% for climate change, plus a further 10% for ‘urban creep’ 
(further development within the site). These proposals must be in 
accordance with the councils SuDS Supplementary Planning 
Document (2018), the SuDS Manual and current best practice. 
The proposals must have regard to the inclusion of green SuDS 
measures. A maintenance plan for the SuDS measures must also 
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be provided. Proposals for dealing with polluted run-off during 
construction works must be provided, particularly to ensure that 
no silt laden run-off is allowed to flow onto the highway or 
adjacent land.  

Should the LPA be minded to approve the proposals then we 
request that [a condition] be imposed to deal with the above 
concerns. 

Environmental 
Health (WBC): 

No response. 

Countryside 
(WBC): 

Detailed comments incorporated into community cohesion 
section of this report. 

Building 
Communities 
Together Team 
(WBC): 

Unable to offer any guidance on the consideration of community 
cohesion. 

Rights of Way 
(WBC): 

No response. 

Ecology (WBC): Original comments: In the first instance we are going to need for 
an Ecological Scoping Report to be submitted, this may lead to 
further surveys also needing to be submitted before this 
application can be potentially approved. 

Following submission of report: It appears that the proposals 
have changed since the ecologist wrote the submitted ecology 
report (this was confirmed by a call by us to the ecologist that 
wrote the report) and therefore, it is our opinion that the lack of 
bat transect and roost surveys and reptile surveys has not been 
justified and therefore at this point this application cannot be 
considered for approval until this survey data has been submitted 
to the LPA. There also are now potential unquantified impacts on 
the northern retained hedgerow that have not been taken into 
account, hedgerows are a priority habitat (NERC Act section 41) 
and thus because the impacts on this hedgerow have not been 
quantified we cannot at this point recommend this application for 
consideration for approval (along with the lack of bat and reptile 
surveys). 

We are not sufficiently content that the recreational disturbance 
impacts on the two Local Wildlife Sites (LWS) (one of which is an 
ancient woodland) have been fully considered and quantified 
currently, so that if needed mitigation and compensatory 
measures could be put in place as required.  

Whilst not mandatory in West Berkshire outside Biodiversity 
Opportunity Areas (BOAs) (and strongly supported nationally by 
the NPPF) having a Biodiversity Net Gain assessment 
undertaken would give us more confidence that the proposals 
would deliver positive gains for biodiversity. To be clear this point 
is not a reason for refusal but would allow us as an LPA to further 
qualify the environmental merits of the scheme.  
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The overland/surface water flows shown at the entrance to the 
site will mean that measures to control potential water 
contaminants will be needed in this area in the construction and 
post construction phases.  

Overall we cannot recommend that this application be considered 
for approval, because currently there is insufficient information for 
us to fully assess the possible impacts, the resulting mitigation 
and compensatory measures and therefore the acceptability of 
the proposals.   

Trees (WBC): Tree preservation order: no            Conservation area: no 

The application is retrospective for a number of pitches in an 
agricultural field.  The field is bounded to the north and west by 
old hedge on a bank, parts of which seem to have been removed 
to facilitate the erection of screening fencing.  For example, at the 
time of my site visit an HGV was situated on pitch 1, very close to 
a Hazel stool on the other side of the fence.  The parking of 
vehicles, laying of aggregate and compaction of the soil close to 
the boundary hedge will negatively impact the Root Protection 
Area of the trees within it.  There are other trees on the eastern 
side which will also be affected by increased vehicle movements 
into and out of the site (so a 3D cellular confinement system 
should be used at the entrance track to ensure damage to tree 
roots is minimised – though this is not proposed). 

At present I object to the development as the pitches are too 
close to the N & W boundary hedge and there is no ground 
protection for trees near the entrance/ exit.  These factors have 
lead and will lead to the loss of trees, thereby impacting on local 
amenity. 

Archaeology 
(WBC): 

Thank you for your consultation on the above planning 
application, following previous proposals. The application to 
redevelop this land is of some archaeological interest due to the 
nearby known presence of later prehistoric activity. Within 100m 
to the south archaeological investigations for Dunstan Park found 
features of Early Iron Age date, with evidence of early iron 
working. A prehistoric settlement may be present in this area. 
More recent analysis of cropmarks and LiDAR data suggests 
linear earthworks survive close by the north and east, possibly 
representing an enclosure of unknown date. In the historic period, 
this field was part of an 18th century landscape park around a 
short-lived mansion. 

I am not aware of any archaeological fieldwork having been 
carried out in this plot. Groundworks, levelling for pitches and 
other landscaping could potentially destroy any surviving heritage 
assets of archaeological interest so I feel archaeological 
supervision is justified if there is a change of use. 

Should this proposal be approved I would therefore suggest that 
the applicants be asked to commission a programme of 
archaeological supervision for any landscaping or earth moving 
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that will be necessary. This should be secured by applying [a] 
condition to any approval granted. 

Waste 
Management 
(WBC): 

No response. 

Emergency 
Planning (WBC): 

No response. 

Thames Valley 
Police: 

Between 13th and 14th August 2021 Thames Valley Police 
received a number of calls from the community reporting an 
unauthorised encampment on a piece of land within Lawrences 
Lane, Thatcham.  Police officers attended and established that 
the lands lawful owners were behind the activity which 
subsequently was deemed a breach of planning regulations. 
Some of the calls during the evening of the 13th / 14th related to 
noise and disturbance to the local community from the site. This 
was partly due to machinery being used on the land overnight.    

Thames Valley Police established the land was owed by 
members of the GRT community and worked in partnership with 
West Berkshire Council to prevent criminal offences whilst a civil 
court process was initiated.  The community impact on the settled 
community and the GRT community was closely monitored by 
the local Neighbourhood Policing teams over the following 
weeks. After the initial reports to police of the unauthorised 
encampment there has been no further complaints to police with 
regards to the GRT community at Lawrence’s Lane. There have 
been reports from the GRT community of crimes and hate 
incidents where they have been the victims. The GRT community 
at this location have been engaging with the local neighbourhood 
policing team and have asked organisations for their help in 
facilitating integration into the local community. The GRT 
community have requested an opportunity to meet with the local 
residents to alleviate any concerns they may have in a public 
meeting.  

Royal Berkshire 
Fire and Rescue 
Service: 

No response. 

Thames Water: No response. 

Ramblers’ 
Association: 

No response. 

West Berkshire 
Spokes: 

No response. 

 

Public representations 

4.2 Representations have been received from 287 contributors, all object to the proposal. 
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4.3 The full responses may be viewed with the application documents on the Council’s 
website, using the link at the start of this report.  In summary, the following issues/points 
have been raised: 

Highways and 
transport 

a) Traffic generation will harmful neighbouring amenity. 

b) Lawrence Lane not suitable for this type /size of 
development. 

c) Touring caravans coming and going from the site would be 
dangerous to users of this lane. 

d) Highway access is unsafe. 

e) Not suitable for emergency services such as fire or 
ambulance. 

f) Considerable damage has been done to the verges. 

g) No provision for electric vehicle charging point. 

h) The illegal development will affect highway safety as this is 
signposted as a single track road and was considered by the 
council to be changed to a pedestrianised walkway. 

Environmental a) Not carbon neutral / no offset proposed. 

b) Lack of services and utilities to the site. 

c) Development will lead to land contamination. 

d) Noise issues. 

e) Waste Issues. 

1. How will there be refuse disposal and maintenance of on-
site amenities. 

2. Build-up of waste leading to increase vermin. 

3. Since access for refuge lorries and utility providers such 
as sewage collection services would be impossible, there 
would be an increase in hazardous materials such as raw 
sewage and smells. 

Ecology a) This area has been a habitat for many species of wild birds, 
for Red Kite, and a range of mammals from deer to 
hedgehogs. There is sound evidence that this is no longer the 
case and that there has been a negative impact on these 
populations. 

b) Construction has already disturbed the wildlife habitat in the 
area with a noticeable reduction in Deer, Rabbits, Squirrels 
and birds of prey. 

c) Work commenced illegally overnight on Friday 13th August 
2021 without planning permission, just applying for 
retrospective planning after works commenced, including 
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cutting down of trees, erecting permanent fencing, laying of 
hard core for hard standings without careful consideration of 
the effect to the local wildlife. 

Trees a) This is no longer a tree and shrub edged field. 

b) Hedgerow have been removed. 

c) Loss of piggery wood. 

Flooding and 
drainage 

a) Development will cause flooding. 

b) The development site floods. 

c) The removal of trees, shrubs and a grassland surface and the 
laying down of extensive hard standing areas will greatly 
increase the rapidity of run-off during and after heavy or 
extensive rainfall. 

d) Changing this land from a majority open green field to 
hardstanding will create a flood risk. There may also be a risk 
of leaching of chemicals from the hard-core or vehicles or 
businesses on site into ground water. 

e) Natural drainage of this land is a concern as it will run 
downhill from Lawrences Lane to Floral Way including 
Farmers Gate and Acorn Drive. 

Archaeology a) Works start without an Archaeology assessment and thus 
Archaeology has been lost.  

Character and 
appearance 

a) Development is outside of settlement. 

b) Overdevelopment of the site. 

c) Development of a greenfield site. 

d) Protect the boundary between Cold Ash and Thatcham. 
Erosion of green gap. 

e) Lawrence Lane is a quiet, peaceful and picturesque narrow 
pathway, where families, senior citizens and young people go 
for a walk (often with their dog), cycle and jog. 

f) Erode the open nature of the landscape. 

g) The proposed development is not in keeping with the stylistic 
context or scale of the local area and is out of character with 
existing properties. 

h) Development is out of keeping and oversized for the area and 
would utterly dominate and detrimentally affect the local home 
owners and wider village. 

i) The change of use will spoil the landscape and recreational 
use of this area. 
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j) The proposed illegal development of this site will be 
overbearing, out of scale and out of character in terms of its 
appearance compared with existing development in the 
vicinity. 

k) The site is within an AONB, and has resulted in a loss of 
natural habitat. 

l) The proposal will directly change the ambiance and use of 
the area, illegally. The area is an unspoilt tranquil lane. 

m) Harmful to the setting of NWD AONB. 

n) Development will be unsightly. 

Neighbouring 
amenity 

a) Concerns in regards to noise from the development. 

b) Waste will be left on site. 

c) Site is too close to established houses. 

d) Loss of privacy / overlooking. 

e) Loss of light or overshadowing. 

f) Concerns in regards to smell. 

g) The proposed development will have an adverse effect to 
local residents and visitors to the area. It's not in the public 
interest to permit such conditions to occur where they did not 
exist before. 

 
Fear of crime / 
increase in 
crime 

a) Increase in crime. 

b) People feel too scared to use the lane. 

c) People seen police at the site. 

d) No respect for the law. 

e) Increase in anti-social behaviour. 

f) Increase in waste and fly tipping. 

g) No consideration of how waste will be collected. 

Green 
infrastructure 

a) Area is used for dog walking which would be lost. 

b) Local Town Council already reviewing restricting access on 
this road due to the use of public via bikes, runners, walkers 
and dog walkers. 

c) Development will stop the Green Lane from going ahead. 

d) Many local people for walking and cycling and it is clearly not 
wide enough to walk/cycle safely, if there are motor vehicles 
travelling along the track. 
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e) Lawrences Lane is a quiet lane which gives an immeasurable 
wellbeing benefit to the local residents. 

Local 
infrastructure 

a) Schools, doctor's surgery will be unable to cope if 
development goes head. 

Policy and need a) Contravention of the Government guidance on Planning 
Policy for Travellers Sites. 

b) Planning Circular 01/2006 recommends that new gypsy and 
traveller sites are not appropriate for open countryside. 

c) The proposed development is contrary to green belt policy.  

d) The works are contrary to national green belt policies and are 
in direct contravention of Planning Circular 01/2006 
(paragraph 49). 

e) The property is contrary to the Environment Agency flood 
guidance note PPS 25. 

f) Policy TS3 of the WBC Housing Site Allocations DPD (2006-
2026) have not been met. There is a difference between 
Gypsy & Traveller Permanent Pitches & Travelling 
Showpeople plots and this looks to be a mixture, 7 of each so 
14 in total, with a Mobile Home/ Static Caravan , a Touring 
Caravan and a Day Room on each pitch with enough width 
between the Mobile home and the day room to get a non 
static caravan through to the back for parking. There is no 
SuDs SPD (2018) plan or detail of drainage. 

g) Are the people who put the application meet the criteria 
Gypsies and Travellers and Travelling Showpeople? 

h) Has there been a Gypsy and Traveller needs assessment? 

i) West Berkshire Council have provided enough spaces and 
there is no for these pitches. 

j) The need for pitches can be met elsewhere in UK. 

k) Contest the need for additional traveller accommodation in 
West Berkshire. There are alternative sites in the county, so 
the applicants must provide a full, up-to-date justification of 
why additional accommodation is required. In any case, it 
should be the responsibility of the council to undertake a full, 
strategic assessment of potential locations for additional sites, 
rather than ad-hoc applications by residents. 

Enforcement 
and planning 
history 

a) Planning permissions refused on site previously. 

b) Disregard of proper procedures. 

c) Development not enforceable if permission given. 
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d) What restrictions would be in place to monitor the number of 
caravans on this site in future? This is something that cannot 
be policed. 

e) Will encourage unauthorised works. 

Submissions a) The application is full of misdirection and falsehoods, for 
example the statement that there are no trees or hedges on 
the site (section 10). The reality is, large numbers of tress and 
associated hedging has been removed already. This in turn 
impacts the statements made in section 12 and the impact on 
biodiversity, which is significant and ongoing, with a marked 
reduction in wildlife including reptiles, birds, amphibians, deer, 
bats and hedgehogs since the applicants started the works. 

b) Drawing no. 001 09/08/2021 rev 1:1 title and floor plan states 
day room 800m x 400m. This is the size of an aircraft hangar. 
7 of these will not fit on the land. 

c) In the planning application under the section of “Trees and 
Hedges” the applicant says that there are “NO” trees or 
hedges on the development site and also that there are “NO” 
trees or hedges on the land adjacent to the proposed 
development site that could influence the development or 
might be important as part of the local landscape character. 
This is despite showing hedgerows and trees in the Site 
Layout plan included in the application; given the site is a 
rural location that is surrounded by trees and hedgerows, 
these responses show a complete disregard for the 
countryside around the proposed site. 

d) Application makes no mention of the materials that will be 
used. 

Non planning 
issues 

a) House prices will go down / devaluation of property 

b) Will cause house sale to fall through if granted 

c) The owner of the land also should be prosecuted for allowing 
this to occur in the first place. 

d) The theft of water, electricity has already occurred 

e) Consider all the local law abiding tax paying citizens first. 

f) Consideration of whether council taxes have been paid. 

g) Loss of view  

h) The approval of this site will set a precedent 

i) My planning was refused so unfair for theirs could be allowed. 

j) By carrying out this development without formal approval from 
local planning authority and at night, the site owners have 
already traumatised the neighbouring community. We couldn’t 
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see how the above point in their covering letter can truly be 
justified. 

 

5. Planning Policy 

5.1 Planning law requires that applications for planning permission be determined in 
accordance with the development plan, unless material considerations indicate 
otherwise.  The following policies of the statutory development plan are relevant to the 
consideration of this application. 

 Policies ADPP1, ADPP3, ADPP5 (adjacent), CS4, CS5, CS7, CS13, CS14, 
CS17, CS18 and CS19 of the West Berkshire Core Strategy 2006-2026 (WBCS). 

 Policies C1, P1 and TS3 of the Housing Site Allocations Development Plan 
Document 2006-2026 (HSA DPD). 

 Policies OVS.5, OVS.6 and TRANS.1 of the West Berkshire District Local Plan 
1991-2006 (Saved Policies 2007). 
 

5.2 The following material considerations are of particular relevance to the consideration of 
this application: 

 National Planning Policy Framework (NPPF) 

 Planning Practice Guidance (PPG) 

 Planning Policy for Traveller Sites (PPTS) (DCLG, 2015) 

 West Berkshire District Gypsy and Traveller and Travelling Showperson 
Accommodation Assessment 2019 

 West Berkshire District Gypsy and Traveller and Travelling Showperson 
Accommodation Assessment 2021 Update 

 Chief Planning Officer Letter dated 31 August 2015 regarding intentional 
unauthorised development and associated Ministerial Statement dated 17 
December 2015 

 North Wessex Downs AONB Management Plan 2014-19 

 North Wessex Downs AONB Position Statement on Setting (2021) 
 Local Transport Plan for West Berkshire 2011-2026 

 WBC Quality Design SPD (2006) 

 Planning Obligations SPD (2015) 

6. Appraisal 

6.1 The main issues for consideration in this application are: 

 Whether the proposal complies or conflicts with the statutory development plan 
in principle. 

 Whether the proposal complies or conflicts with national planning policy on gypsy 
and traveller sites. 

 Local need and supply. 

 Traveller site selection considerations. 

 Highways and transport impacts. 
 Landscape and visual impacts. 

 Intentional unauthorised development. 

 Community cohesion. 

 Neighbouring amenity. 

 Flood risk and sustainable drainage. 



 

 

West Berkshire Council Eastern Area Planning Committee 17th November 2021 

 Green infrastructure. 
 Ecology and biodiversity. 

 Impact on trees. 

 Contaminated land. 

 Heritage impacts. 

 Site design. 

 Human rights and equalities. 

The West Berkshire Development Plan 

6.2 Planning law requires that applications for planning permission be determined in 
accordance with the development plan, unless material considerations indicate 
otherwise.  The NPPF provides a presumption in favour of sustainable development 
(paragraph 11), which for decision taking this means approving development proposals 
that accord with an up-to-date development plan without delay.  Conversely, paragraph 
12 states that where a planning application conflicts with an up-to-date development 
plan, permission should not usually be granted. 

6.3 Paragraph 11d of the NPPF gives a ‘tilted balance’ in favour of granting permission 
where the there are no relevant development plan policies, or the policies which are 
most important for determining the application are out-of-date.  The development plan 
includes relevant development plan policies which are consistent with the NPPF and up-
to-date.  The 'tilted balance' of paragraph 11d is therefore not engaged. 

6.4 The most important policies for determining whether the principle of development is 
acceptable are Policies ADPP1, ADPP3 and CS7 of the Core Strategy, and Policy TS3 
of the Housing Site Allocations DPD.  The Core Strategy includes a Spatial Strategy 
(ADPP1 and ADPP3) that provides a broad indication of the overall scale of 
development in the district, applying the principles of sustainable development, and 
based on defined spatial areas and a settlement hierarchy.  Policies CS7 and TS3 relate 
to gypsy and traveller sites. 

6.5 According to Policy ADPP1, most development will be within or adjacent to the 
settlements in the hierarchy, and related to their transport accessibility and level of 
services.  The urban areas will be the focused for most development.  The scale and 
density of development will be related to the site's accessibility, character and 
surroundings.  Only appropriate limited development in the countryside (outside of the 
defined settlement boundaries) will be allowed, focused on addressing identified needs 
and maintaining a strong rural economy. 

6.6 Policy ADPP3 is the spatial strategy for Thatcham. However, it is not considered to 
include any points which are directly relevant to this proposed development. 

6.7 Policy CS7 (Gypsies, Travellers and Travelling Showpeople) is the principal 

development management policy for this proposed development.  It reads as follows 
(bullet points have been replaced by letters for ease of reference): 

‘To meet the identified need for Gypsies, Travellers and Travelling Showpeople 
pitches within the District, the Council will make appropriate provision through 
the identification of sites within the Site Allocations and Delivery DPD. The 
requirement for transit sites will be addressed through the same DPD. 

In allocating sites, and for the purpose of considering planning applications 
relating to sites not identified in the relevant DPD, the following criteria will need 
to be satisfied for sites outside settlement boundaries: 

a) Safe and easy access to major roads and public transport services; 
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b) Easy access to local services including a bus route, shops, schools and 
health services; 

c) Located outside areas of high flooding risk; 

d) Provision for adequate on site facilities for parking, storage, play and 
residential amenity; 

e) The possibility of the integrated co-existence between the site and the 
settled community, including adequate levels of privacy and residential 
amenity both within the site and with neighbouring occupiers; 

f) Opportunities for an element of authorised mixed uses; 

g) The compatibility of the use with the surrounding land use, including 
potential disturbance from vehicular movements, and on site business 
activities; 

h) Will not materially harm the physical and visual character of the area; 

i) Where applicable have regard for the character and policies affecting 
the North Wessex Downs AONB.’ 

6.8 To give clarity on the supporting information expected from development proposals a 
detailed planning considerations policy is included within the Housing Site Allocations 
DPD.  Policy TS3 (Detailed Planning Considerations for Travellers Sites) reads as 

follows (bullet points have been replaced by letters for ease of reference): 

‘Proposals for development will be expected to comply with policies within the West 
Berkshire Development Plan and have regard to guidance outlined in the 
Government’s good practice guide on Designing Gypsy and Traveller Sites where 
appropriate. In addition proposals will: 

a) Provide an integrated water supply and drainage strategy 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 Area of Conservation (SACs) and river and 
wetland Site of Special Scientific Interest (SSSIs). 

b) Incorporate appropriate vehicle access and turning space. 

c) Include appropriate landscaping proposals, retaining and incorporating key 
elements of landscape character into the site design. 

d) Be well designed and laid out with shelter and amenity buildings which are 
appropriately located and constructed of sympathetic materials suited for 
the purpose. 

e) Provide a mix of residential and business use where appropriate. 

f) Provide a Flood Risk Assessment in accordance with Policy CS16 of the 
adopted Core Strategy. 

g) Demonstrate that surface water will be managed in a sustainable manner 
through the implementation of Sustainable Drainage Methods (SuDS). 
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h) Include measures to improve accessibility by, and encourage use of, non-
car transport modes. These measures should be set out in a Travel Plan 
for the site. 

i) Identify internal walking routes and show how they will be linked to existing 
routes including the Public Rights of Way network. They will also take 
advantage of the landscape features of value within the site. Opportunities 
to improve external routes to services and facilities will be sought. 

j) Identify measures to be provided to mitigate the impact of development on 
the local road network as identified by a site specific Transport Assessment 
or Transport Statement. 

k) Identify appropriate green space/green infrastructure in line with the 
Council’s adopted standards as set out in Policy RL1 of the Local Plan 1991 
– 2006 (Saved Policies 2007). 

l) Provide necessary infrastructure to meet the needs that arise from the 
development as a whole, in accordance with both the most up to date 
Infrastructure Delivery Plan (IDP) and through conformity with the 
appropriate standards. 

m) Provide a Landscape and Visual Impact Assessment (LVIA) in accordance 
with the Landscape Institute Guidelines for Landscape and Visual impact 
Assessment 3rd ed. 2013. 

n) This will inform the development design and layout of the site and 
requirements for green infrastructure. 

o) Provide 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. 

p) Provide appropriate mitigation to offset impact on key species and habitats 
through appropriate buffering, on-site mitigation and off-site compensation 
measures. 

q) Provide a design, layout and siting plan for the development.’ 

6.9 All of the points above are examined under relevant section heading below. 

6.10 According to paragraph 48 of the NPPF, local planning authorities may give weight to 
relevant policies in emerging plans according to: (a) the stage of preparation of the 
emerging plan (the more advanced its preparation, the greater the weight that may be 
given); (b) the extent to which there are unresolved objections to relevant policies (the 
less significant the unresolved objections, the greater the weight that may be given); 
and (c) the degree of consistency of the relevant policies in the emerging plan to this 
Framework (the closer the policies in the emerging plan to the policies in the Framework, 
the greater the weight that may be given). 

6.11 The current development plan period runs up to 2026.  The Council is in the process of 
reviewing its Local Plan to cover the period up to 2037.  A Regulation 18 consultation 
on the emerging draft plan has taken place.  The draft plan includes Policy DC19 
(Gypsies, travellers and travelling showpeople), which would replace and consolidate 
Policies CS7 and TS3.  Whilst emerging Policy DC19 attracts only limited weight at this 
stage, it should be noted that the general approach remains consistent with current 
policies and existing allocations in the HSA DPD are proposed to be carried forward. 
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National planning policy 

6.12 The National Planning Policy Framework (NPPF) at paragraph 62 states ‘the size, 

type and tenure of housing needed for different groups in the community should be 
assessed and reflected in planning policies (including travellers).  A footnote in the 
NPPF then states ‘Planning Policy for Traveller Sites sets out how travellers’ housing 
needs should be assessed for those covered by the definition in Annex 1 of that 
document’. 

6.13 The DCLG publication Planning policy for traveller sites (PPTS) (August 2015) sets 

out the Government’s planning policy for traveller sites, which should be read in 
conjunction with the NPPF.  The Government’s overarching aim is to ensure fair and 
equal treatment for travellers, in a way that facilitates the traditional and nomadic way 
of life of travellers while respecting the interests of the settled community. 

6.14 According to paragraph 24 of the PPTS, local planning authorities should consider the 
following issues amongst other relevant matters when considering planning applications 
for traveller sites: 

a) The existing level of local provision and need for sites 

b) The availability (or lack) of alternative accommodation for the applicants 

c) Other personal circumstances of the applicant 

d) That the locally specific criteria used to guide the allocation of sites in plans or 
which form the policy where there is no identified need for pitches/plots should 
be used to assess applications that may come forward on unallocated sites 

e) That they should determine applications for sites from any travellers and not just 
those with local connections 

6.15 Paragraph 25 of the PPTS states that local planning authorities should very strictly limit 
new traveller site development in open countryside that is away from existing 
settlements or outside areas allocated in the development plan.  Local planning 
authorities should ensure that sites in rural areas respect the scale of, and do not 
dominate, the nearest settled community, and avoid placing an undue pressure on the 
local infrastructure. 

6.16 According to paragraph 26 of the PPTS, when considering applications, local planning 
authorities should attach weight to the following matters:  

a) effective use of previously developed (brownfield), untidy or derelict land 

b) sites being well planned or soft landscaped in such a way as to positively 
enhance the environment and increase its openness 

c) promoting opportunities for healthy lifestyles, such as ensuring adequate 
landscaping and play areas for children 

d) not enclosing a site with so much hard landscaping, high walls or fences, that 
the impression may be given that the site and its occupants are deliberately 
isolated from the rest of the community  

6.17  All of the points above are examined under relevant section heading below. 
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Local need and supply 

6.18 According to the PPTS, the local planning authority should consider the existing level of 
local provision and need for sites.  The Council has a legal duty to plan for adequate 
accommodation for the Gypsy and Traveller community. 

6.19 The Council has a Gypsy and Traveller Accommodation Assessment (GTAA) carried 
out in 2014 in accordance with the GTAA practice guidance applicable at that time.  This 
was used to inform the pitch target and policy in the HSA DPD.  This GTAA has been 
updated, particularly as it predated the change to the definition of ‘traveller’ in the revised 
PPTS in August 2015.  

6.20 The GTAA 2021 provides an update to the 2019 version, to understand an updated 5 
year supply position.  The GTAA identifies a ‘cultural’ need and a ‘PPTS’ need.  An 
overall ‘cultural’ need for pitches looks at the overall need for the Travelling community 
and takes into account the Human Rights Act 1998, the Equalities Act 2010 and the 
Housing and Planning Act 2016 section 124.  A PPTS filter is then applied to identify the 
level of need associated with those households meeting the definitions set out in the 
PPTS Annex 1.  The needs arising from the PPTS analysis establishes the level of need 
under which a 5 year land supply is assessed. 

6.21 The GTAA examines the existing supply of pitches in the district, and looks at the 
demographics and circumstances of the occupants, and allowance for in-migration.  
Four Houses Corner in Padworth, which is a local authority site, can accommodate 16 
pitches, though is currently vacant pending redevelopment.  24 private pitches (25 
households) are at Paices Hill, Aldermaston.  1 private pitch (1 household) is at Mayfair, 
adjacent to the Old Forge House, Beenham.  2 private pitches (2 households) are at 
land west of Hillplace, Woolhampton.  1 unauthorised private pitch is at Stable View, 
Oare (counted for pitch need). 

6.22 In looking at overall supply (which does include Four Houses Corner as the intention is 
to redevelop) there are a total of 45 households living on pitches.  Taking into account 
the existing households planning to move in the next 5 years and emerging households 
in the next 5 years the total need for pitches equates to 60.  Taking into account the 

current supply of pitches (45 occupied and 2 unoccupied authorised pitches), equating 
to 47 pitches, the 5 year authorised pitch shortfall for 2021/22 to 2025/26 equates to 13. 
In applying the PPTS filter this then reduces to 9. 

6.23 The following table is from the GTAA 2021, and provides a breakdown of the cultural 
need, and then applies the PPTS policy filter to provide the PPTS need. 

Table ES1 Plan period Gypsy and Traveller pitch need 2021/22 to 2037/38 

 Cultural 
need 

Of which: 
PPTS need 

5yr Authorised Pitch Shortfall (2021/22 to 2025/26) 
(A) 

13 9 

Longer-term need    
Over period 2026/7 to 2030/31 (B) 5 3 

Over period 2031/32 to 2035/36(C) 9 6 
Over period 2036/37 to 2037/38(D) 3 2 

Longer-term need TOTAL to 2037/38 (13 years) 
E=(B+C+D) 

17 11 

NET SHORTFALL 2021/22 to 2037/38 (A+E) (17 years) 30 20 

 

6.24 The Council have allocated a site at Paices Hill as part of the HSA DPD (Policy TS1), to 
convert 8 of the 16 transit pitches to permanent pitches.  This policy is proposed to be 
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carried forward in the Local Plan Review.  Thus, 8 of the 9 permanent pitches needed 
in the 5 year period to 2025/26 are accounted for.  Should the Local Plan Review seek 
to allocate an additional pitch at Paices Hill, which is one recommendation of the GTAA, 
or should planning permission be granted for additional pitches where there are current 
live applications (land at Hillplace, Woolhampton and land at Ermin Street, Lambourn, 
provided they are considered deliverable), the Council would be able to demonstrate a 
5 year supply of pitches.  Demonstrating a 5 year supply is an important requirement for 
the Council, as set out in the PPTS. 

6.25 Meeting the above need is not a planning reason for preventing unallocated sites coming 
forward which would mean that the short term supply exceeds the short term need.  As 
the above table illustrates there is an overall need in the plan period for 20 pitches.  
Taking into account the planned 8 pitches at Paices Hill, Aldermaston this reduces to 12 
pitches.  According to the PPTS, consideration should be given to the availability (or 
lack) of alternative accommodation for the applicants.  Therefore, on the issue of need 
alone, the provision of additional pitches at the application site would contribute 
positively to meeting the overall need. 

6.26 For the purposes of the PPTS and local planning policies “gypsies and travellers” 
means: 

“Persons of nomadic habit of life whatever their race or origin, including such 
persons who on grounds only of their own or their family’s or dependants’ 
educational or health needs or old age have ceased to travel temporarily, but 
excluding members of an organised group of travelling showpeople or circus 
people travelling together as such.” 

6.27 In determining whether persons are “gypsies and travellers” for the purposes of PPTS 
policy, consideration should be given to the following issues amongst other relevant 
matters:  

a) whether they previously led a nomadic habit of life  

b) the reasons for ceasing their nomadic habit of life  

c) whether there is an intention of living a nomadic habit of life in the future, and if 
so, how soon and in what circumstances.  

6.28 The Council is satisfied that the intended occupants of the site qualify as gypsies and 
travellers under the above definition.  It should be noted that local planning authorities 
should determine applications for sites from any travellers and not just those with local 
connections. 

6.29 According to the PPTS, consideration should be given to other personal circumstances 
of the applicant.  Personal circumstances are considered in the Part II report. 

Traveller site selection 

Traveller sites in open countryside 

6.30 Paragraph 25 of the PPTS states that local planning authorities should very strictly limit 
new traveller site development in open countryside that is away from existing 
settlements or outside areas allocated in the development plan.  Local planning 
authorities should ensure that sites in rural areas respect the scale of, and do not 
dominate, the nearest settled community, and avoid placing an undue pressure on the 
local infrastructure. 
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6.31 The objection from Thatcham Town Council is partly because the site is outside the 
settlement boundary. 

6.32 The application site is located outside of any defined settlement boundary, and is 
therefore regarded as “open countryside” in terms of Policy ADPP1.  It is, however, close 
to the settlement boundary of Thatcham, a top tier “urban area” in the district settlement 
hierarchy of Policy ADPP1. 

6.33 In this respect, it is not considered to be “development in the open countryside that is 
away from existing settlements”.  Whilst it is not allocated in the development plan, 
Policy CS7 gives criteria against which to assess such sites.  Owing to the size of the 
site in comparison to the size of Thatcham, it is not considered that the site would be 
inconsistent with the scale of, or dominate, the existing settlement.  The introduction of 
seven households would not place undue pressure on local infrastructure.  As such, the 
proposed development is considered to comply with paragraph 25 of the PTSS. 

Effective use of previously developed, untidy or derelict land 

6.34 According to paragraph 26 of the PPTS, when considering applications, local planning 
authorities should attach weight to the effective use of previously developed 
(brownfield), untidy or derelict land.  This is consistent with the wider national and local 
policy.  The NPPF glossary defines PDL as follows: 

“Land which is or was occupied by a permanent structure, including the 
curtilage of the developed land (although it should not be assumed that the 
whole of the curtilage should be developed) and any associated fixed surface 
infrastructure. This excludes: land that is or was last occupied by agricultural 
or forestry buildings; land that has been developed for minerals extraction or 
waste disposal by landfill, where provision for restoration has been made 
through development management procedures; land in built-up areas such as 
residential gardens, parks, recreation grounds and allotments; and land that 
was previously developed but where the remains of the permanent structure or 
fixed surface structure have blended into the landscape.” 

6.35 The existing lawful use of the site is livery, and there is an existing stable building within 
the centre of the field.  As such, it is considered that the site is previously developed 
land within the definition of the NPPF.  However, it is recognised that the former 
character and impact of the site was closely akin to prevailing agricultural land uses, so 
the policy objective to make effective use of previously developed land is considered to 
be of little weight in this instance.  Prior to the unauthorised development taking place it 
is not considered that the land was untidy or derelict.  As such, it is considered that very 
limited weight should be applied to this consideration. 

Highways and transport 

6.36 According to paragraph 110 of the NPPF, in assessing specific applications for 
development, it should be ensured that: appropriate opportunities to promote 
sustainable transport modes can be taken up, safe and suitable access to the site can 
be achieved for all users, the design of transport elements reflects current national 
guidance, and that any significant impacts from development on the transport network, 
or on highway safety, can be cost effectively mitigated to an acceptable degree. 

6.37 Consistent with the NPPF, Policy CS13 states development that generates a transport 
impact will be required to: 

a) Reduce the need to travel. 
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b) Improve and promote opportunities for healthy and safe travel. 

c) Improve travel choice and facilitate sustainable travel particularly within, 
between and to main urban areas and rural service centres. 

d) Demonstrate good access to key services and facilities. 

e) Minimise the impact of all forms of travel on the environment and help tackle 
climate change. 

f) Mitigate the impact on the local transport network and the strategic road network. 

g) Take into account the West Berkshire Freight Route Network (FRN). 

h) Prepare Transport Assessments/Statements and Travel Plans to support 
planning proposals in accordance with national guidance. 

6.38 Paragraph 111 of the NPPF states development should only be prevented or refused 
on highways grounds if there would be an unacceptable impact on highway safety, or 
the residual cumulative impacts on the road network would be severe. 

6.39 According to Policy TS3, applications will be accompanied by a Travel Plan and a site 
specific Transport Assessment of Transport Statement.  However, the Highway 
Authority confirms that such measures are not necessary for the scale of development. 

Accessibility 

6.40 The application site is located outside of, but adjacent to, the settlement boundary of 
Thatcham.  Thatcham is classified as an “urban area” in the District Settlement 
Hierarchy of Policy ADPP1, which is a first tier settlement with a wide range of services 
and is the focus for the majority of development. 

6.41 Thatcham benefits from a range of services, including shops, primary schools and a 
secondary school, GP surgeries, dentists, as well as recreation facilities.  The site is in 
reasonable distance to such facilities and services. 

6.42 According to paragraph 4.4.1 of Manual for Streets, walkable neighbourhoods are 
typically characterised by having a range of facilities within 10 minutes (up to about 
800m) walking distance of residential areas which residents may access comfortably on 
foot.  However, this is not an upper limit and the MfS states that walking offers the 
greatest potential to replace short car trips, particularly those under 2km. 

6.43 Distances and travel times between the site and nearby facilities has been taken using 
the directions facility on Google Maps.  The Broadway in the town centre is 
approximately an 18 minute walk (1 mile / 1.6 km) from the site.  Thatcham Railway is 
an approximate 37 minute walk (2.0 miles / 3.2 km) or 10 minute cycle ride, which offers 
regular train services to Newbury (and beyond to the West Country) and Reading (and 
beyond to London).  The Institute of Highway Engineers recommends maximum walking 
distances of 2.0 km and 5 km for cycling. 

6.44 There is a limited bus service running between Thatcham and Cold Ash with a bus stop 
on Floral Way (three stops daily).  In Sagecroft Road (approximately 600m walking 
route) there are hourly services between Newbury and Thatcham. 

6.45 Floral Way is classed as an ‘Urban Cycle Route’ connecting the east and west sides of 
the A4, and connecting to cycle routes towards Newbury.  The A4 is approximately 
1.2km from the site.   
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6.46 Taking into account the above, it is considered that the site is within a relatively 
sustainable location with access to most facilities in Thatcham, and where there are 
alternatives to the private vehicle.  Consequently it is concluded that the application site 
has an appropriate level of accessibility for the scale of the proposed development. 

Parking 

6.47 Although the Designing Gypsy and Traveller Sites Good Practice Guide (DCLG, May 
2008) guide is now cancelled, in the absence of any updated guidance it continues to 
provide a useful reference.  With respect to car parking it states that a key element for 
the site is the provision of adequate parking space for resident’s use.  Resident parking 
should largely be provided for on individual pitches but a site could also contain 
additional parking facilities for visitors, as parking on the roadside could otherwise 
impede access of fire and other emergency services.  However separate parking areas 
may present security considerations for residents in some cases and should therefore 
be situated in an area in good sight of the warden’s office and site residents  generally. 

6.48 The Highway Authority advises that regard should be given to the car parking standards 
set out in Policy P1 of the HSA DPD.  These are set out below.  The application site is 
located within Zone 2.  In addition, an electric vehicle charging point of at least 7 kw 
should be provided for each plot, and the proposal should also comply with the Councils 
Cycle and Motorcycle Advice and Standards for New Development 2014. 

 

6.49 Insufficient information to show the number of bedrooms provided per pitch has been 
provided to demonstrate compliance with Policy P1.  However, it is recognised that 
caravans are interchangeable and so this number may not be fixed over time. 

6.50 Notwithstanding this difficulty in directly applying Policy P1, it is considered that there is 
sufficient parking and manoeuvring space on individual pitches, and there is no reason 
to anticipate that any occasional overspill from individual pitches could not be 
accommodated within the others areas of the site.  There is also considered to be 
sufficient manoeuvring space within the site for vehicles.  Overall, there is no substantive 
evidence to suggest the development will increase the likelihood of on-street parking 
and turning manoeuvres along Lawrences Lane which would have an adverse effect on 
highway safety.  Accordingly, no objections are raised in this respect. 

Traffic generation 

6.51 To project expected traffic levels, the Highway Authority refer to the Trip Rate 
Information Computer System (TRICS).  This is traffic survey database covering Ireland 
and the UK. As mentioned above, it is unclear regarding the size of the proposed units, 
however it is expected that some 4 to 6 vehicle movements per day, per pitch.  This 
would give a total of some 28 to 42 vehicle movements per day (14 to 21 in, 14 to 21 
out per day).  During the busiest hours of the day from 08:00 to 09:00 and 17:00 to 18:00 
hours, some 3 to 5 vehicle movements would be expected during each hour.  In the 
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Highway Officer’s view this is not significant and would have a negligible traffic impact 
on the overall highway and travel network.  

6.52 However the Highway Officer is concerned regarding such levels of vehicle movements 
on what is a single width carriageway for some 200 metres to the site access from the 
T junction to the south.  Highways consider that additional passing places should be 
provided along the lane.  These would need to measure 5.5 metres wide and at least 
12.0 metres long, although this would depend on the largest expected vehicle size for 
the site.  It would appear that one could be provided where there is an existing gated 
access to car parking for numbers 39 / 40 Lawrences Lane, and ideally a further passing 
place should be provided further north. 

6.53 No proposals have been submitted, although it is conceivable that passing places could 
be provided using land within the public highway and the application site.  This would, 
however, involve significant engineering works and vegetation clearance. 

Vehicular access 

6.54 Access is provided onto Lawrence Lane. There are no dimensions shown on the access, 
but the Highway Authority would require it to be at least 4.8 metres wide and have 
vehicle swept paths shown of the largest vehicles expected to visit the site.  This all 
needs to be shown on a plan.  A national speed limit of 100 kph (60 mph) is in place 
along this section of Lawrence Lane, however it is highly unlikely that vehicle speeds 
will be this high.  A speed survey would therefore be required to determine sight lines 
onto the road for access, but no survey has been provided. 

6.55 The access into the site would most likely remain private.  This would mean that it would 
be unlikely that refuse vehicles would enter the site.  A refuse collection point would 
therefore be required some 25 metres from Lawrences Lane.  Details of a refuse 
collection point could be dealt with by planning condition. 

Pedestrian access 

6.56 The Highway Authority considers that the most challenging aspect of the proposed 
development is the provision of pedestrian access into the site.  Any existing footways 
end at the T junction to the south.  The provision of any pedestrian access into the site 
through the south west corner of the site would be challenging with regards to gradient 
and the presence of trees.  It may be possible that pedestrians could walk on the road 
up to the site, especially should the road be closed to vehicular traffic  (at least to the 
north of the site).  However an added issue is that there is no street lighting present and 
there is no overlooking.  Both of these items are required for pedestrian safety and 
security.  It is unlikely that the provision of additional street lighting would be supported 
as it would impact on issues such as dark sky policies. 

Proposals for restrictions along Lawrences Lane 

6.57 Between February and April 2021 the Council consulted in principle on proposals for 
Lawrences Lane to restrict access for vehicles.  The proposal was to stop motor vehicles 
from entering Lawrences Lane from the south and north at all times.  This would assist 
in creating recreational access for walking and cycling to the countryside. Physical 
lockable barriers would be provided at either end.  Vehicles would still be able to use 
the lane by accessing it from the north via The Ridge, Cold Ash but traffic would no 
longer be able to use it as a through route. The reduction in through traffic is intended 
to enhance Lawrences Lane as a cycling / walking route.  

6.58 The initial consultation to the idea of closure was very positive.  The proposed closure 
is therefore now progressing in further detail for a further consultation. Should the 
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consultation response be positive, then it is highly likely that the closure will be 
implemented. 

6.59 The Highway Authority has not objected to the application on the basis of these 
proposals, as any such closure could take place from the north of the proposed access. 
The site also already has access to the public highway that cannot be stopped up.  
Highways therefore advise that such a closure does not therefore necessarily obstruct 
this proposal, but also it does not overcome the issues of passing places, as pedestrians 
along the lane would still need to be considered. 

Conclusion 

6.60 The application raises a number of highway issues covering vehicular and pedestrian 
access to the site.  Notwithstanding the landscaping impact the access issue could be 
addressed with passing place.  However, no work or submissions have taken place on 
this issue.  However the Highways Officer is most concerned regarding pedestrian 
access to the site, and this may appear more difficult to resolve.  As these matters have 
not been resolved, the Highway Authority raises an objection to this proposal on 
vehicular access and pedestrian access grounds. 

Landscape and visual impacts 

Policy context and site constraints 

6.61 According to Policy CS14, new development must demonstrate high quality and 
sustainable design that respects and enhances the character and appearance of the 
area, and makes a positive contribution to the quality of life in West Berkshire.  Good 
design relates not only to the appearance of a development, but the way in which it 
functions.  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. 

6.62 Policy CS19 states that particular regard will be given to (a) the sensitivity of the area to 
change, (b) ensuring that new development is appropriate in terms of location, scale 
and design in the context of the existing settlement form, pattern and character, and (c) 
the conservation and, where appropriate, enhancement of heritage assets and their 
settings.  It further states that proposals for development should be informed by and 
respond to the distinctive character areas and key characteristics identified in relevant 
landscape character assessments, features identified in various settlement character 
studies including the Quality Design SPD, community planning documents which have 
been adopted by the Council such as Parish Plans and Town and Village Design 
Statements. 

6.63 Assessments of landscape and visual amenity can be by way of a formal Landscape 
and Visual Impact Assessment (LVIA) or an informal Landscape and Visual Appraisal 
(LVA).  Policy TS3 seeks applications for traveller sites to be accompanied by 
Landscape and Visual Impact Assessment (LVIA); however, it is considered that LVA 
may be an appropriate approach for this scale of development.  The application has not 
been accompanied by either a LVIA or LVA and so an assessment has been made at 
officer level. 

6.64 The application site is located in open countryside outside, but close to the built up area 
of Thatcham.  This area is also outside, but within the setting of, the North Wessex 
Downs Area of Outstanding Natural Beauty (AONB), the southern boundary of which is 
some 860 metres to the north.  The area to the north of Thatcham is rural in character.  
Lawrences Lane is an unclassified road that connects Thatcham to The Ridge, a road 
that forms a linear limb of the rural settlement of Cold Ash, and which marks the start of 
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the AONB.  Immediately after its passes north of the housing estate to the west, 
Lawrences Lane becomes a narrow winding rural road surrounded by hedgerow and 
without a footway. 

6.65 A public footpath (THAT/6/1) runs roughly north-south connecting Dunston Park to Park 
Farm further up Lawrences Lane.  It cuts through agricultural fields and comes within 
approximately 355m of the application site.  A second footpath (COLD/23/1) continues 
along the other side of Lawrences Lane to The Ridge adjacent to St Gabriel’s Convent.  
At its closest point this footpath is some 610m from the application site. 

6.66 The West Berkshire Landscape Character Assessment (2019) includes the land within 
the Cold Ash Woodland and Heathland Mosaic (WH4) character area.  The site is 
situated on the very edge of this character area, with the area extending to Hermitage, 
Cold Ash, Henwick, and towards Woolhampton, Beenham, Bradfield Southend, 
Englefield, up to Sulham.  This is an area dominated by an east-west orientated, 
healthland ridge and characterised by varied topography, from flat plateau area to 
steeply undulating slopes.  It provides a rural setting to the adjacent towns of Thatcham 
and Newbury and also in containing settlement within the area and contributing to the 
rural character.  Open farmland on lower slopes contributes to a sense of separation 
between the elevated character area and the towns of Thatcham and Newbury in the 
valley below.  The strong network of public rights of way, the extensive areas of open 
access land, and the proximity of these to the settlements of Newbury and Thatcham 
give the character area a high recreational value. 

6.67 In terms of detractors in the character area there has been decreasing 
separation/coalescence between settlements.  This has been seen with the expansion 
of Thatcham and Newbury since the mid-20th Century, and also of villages.  
Coalescence is evident along the main connecting roads between Newbury and 
Thatcham, Cold Ash, Ashmore Green, Curridge and Hermitage (located away from the 
application site).  The area has already been subject of suburbanisation, with modern 
housing being developed, and suburban characteristics being introduced (e.g. 
pavements and street lighting). Farm buildings and small pasture fields adjacent to 
settlements have proved vulnerable to development, due to the presence of existing 
structures.  Farm buildings do still contribute to rural character, and form a transition 
between settlement and countryside that can contribute positively to countryside 
character.  There is pressure on the network of rural lanes, many of which are single 
track with few passing places.  Heavy traffic on narrow lanes has a significant impact on 
countryside character, and highway improvements could create a more urban character 
which may be out of context as well as encourage greater usage. 

6.68 As a landscape strategy it is recommended to retain a sense of distinction between 
individual settlements, and avoid extended linear development along roads, which 
creates a more developed character.  More small scale focused development set back 
from main routes often has less impact on character and can be more readily contained 
by landscape.  Avoiding measures to ease traffic flow that would have an adverse impact 
on character is also recommended.  The potential of designated Quiet Lanes could be 
explored to discourage use of narrow lanes as ‘rat runs’ or by overly large vehicles (e.g. 
adequate signage and lower speed limits).   

6.69 The North Wessex Downs AONB Position Statement of Setting gives examples of 
adverse impacts on the setting of the AONB to include (amongst others): 

 loss of tranquillity through the introduction or increase of lighting, noise, or traffic 
movement or other environmental impact like dust, vibration, spatial associations 
and historic relationships; 
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 loss of biodiversity, particularly if of habitats or species of importance to the 
AONB; 

 loss or harm to heritage assets and natural landscape, particularly if these are 
contiguous with the AONB; 

 change of use of land where of a significant enough scale to cause harm to 
landscape character; and 

 development individually or cumulatively giving rise to significantly increased 
traffic flows to and from the AONB, resulting in loss of tranquillity and erosion of 
the character of rural roads and lanes. 

6.70 Adverse effects may not only be visual, a development that is noisy may well affect the 
tranquillity of the North Wessex Downs AONB even if not visible from the AONB. 

The application site and proposals 

6.71 When considering the impact on the character and appearance of the area of the 
conversion of the stable building (17/03522/FULMAJ), the Inspector provided the 
following commentary: 

“The appeal site is outside, but close to, the built up area of Thatcham. The 
long boundary to Lawrences Lane is marked by a thick hedge of indigenous 
species. On my site visit, I noted that the building is difficult to see from public 
viewpoints outside the site and that the hedge along Lawrences Lane prevents 
clear views into the site, even in winter. 

Were the proposal to go ahead, some works would need to take place to the 
access onto the lane, a gravel drive across the field would need to be laid and 
the alterations necessary to convert the existing building would result in a more 
obviously domestic appearance. However, in this location, close to the edge of 
Thatcham, I do not consider that these changes would amount to harm. I 
conclude that the proposal would not have an unacceptably adverse effect on 
the character or appearance of the area, and would comply with Policy C3 of 
the HSADPD and Policy CS14 of the West Berkshire Core Strategy (2006-
2026). These policies seek, amongst other things, development that is 
designed having regard to and which respects the character of the area.” 

6.72 Following the dismissal of this appeal, a subsequent application (21/00232/FULMAJ) 
was refused, in part, because of concerns with the impact on the character and 
appearance of the area.  The following specific concerns were raised: 

“The use a lightweight aluminum roof sheet is proposed, whereas residential 
dwellings in the nearby settlement all have roof tiled roofs. The proposed metal 
sheeting of a roof would not be in keeping with the character of the area and 
would give the building an agricultural appearance rather than a residential 
appearance. 

A domestic curtilage of the size proposed is inappropriate in this location and 
would be intrusive given its size, elevation and local topography. The size 
would be inconsistent with nearby dwellings gardens and inappropriate in terms 
of the rural setting.” 

6.73 Consideration has been given to these earlier conclusions, including that the stable 
building is difficult to see from public viewpoints, but that a domestic curtilage across the 
site was deemed to be intrusive.  The proposed development is significantly different in 
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terms of the nature and extent of development across the site, which has substantially 
altered its character from open land with a stable building, to a developed travellers site. 

6.74 The site features rising topography, forming a hill upon which an existing timber building 
is located, with a treed embankment along the lower parts of Lawrences Lane that gently 
recedes in height above carriageway level upon approach to the site access.  Close 
boarded timber fencing has been erected at the top of the embankment as part of the 
proposals. 

6.75 A track has been created from the existing access onto Lawrences Lane in the northern 
corner of the site.  This wraps around the northern and western sides of the hill, broadly 
following a contour line.  Whilst there may have been some localised levelling 
undertaken along the track, the areas of hardstanding largely follow the pre-existing 
topography. The plots have a fairly steep gradient down from the track.  The track and 
plots have already been surfaced with hard-core, and it is proposed to finish the plots 
with gravel and small grass areas. 

6.76 The seven pitches are already divided by close boarded fencing.  It is proposed that 
each plot contain a caravan, a day room (permanent building), and a concrete slab for 
a mobile home.  Whilst not shown on the proposed plans, two timber stable buildings 
have also been erection on plots 1 and 5 respectively, and it has been advised that 
these are proposed to be retained.  When operational the site would also host the 
caravans, vehicles and domestic paraphernalia associated with residential occupation. 

Impacts of development 

6.77 The building and engineering operations that have taken place to date, as well as the 
siting of caravans and related paraphernalia are incongruous features within this 
landscape and are causing harm to the rural character of the site.  This is in terms of 
the encroachment of urban development further up Lawrences Lane, which is a 
recognised detractor in this landscape character area. 

6.78 Despite the roadside vegetation, this boundary fence is visible along the length of 
Lawrences Lane, at an elevated level, after it passes north-east of the housing estate.  
The tops of some roofs within the site are visible over the boundary fence. The close 
boarded fencing visibly extends development further up Lawrences Lane, harming the 
visual amenity of the lane. 

6.79 To address the highway objection regarding vehicular access it would be necessary to 
introduce passing places along Lawrences Lane.  To address the highway objection 
regarding pedestrian access it would be necessary to introduce either a footway along 
the southern portion of Lawrences Lane to the site access, or a new pedestrian access 
into the site at the south-western corner (including ramps because of the change in 
ground levels).  These highway works would involve significant engineering operations 
that would further detract from the rural character of the lane. 

6.80 The site is visible is glimpsed distant views from the public footpath to the east and 
north-east.  The existing building and northern corner of the site are visible in a number 
of views along the footpath and on approaching from Lawrences Lane to the north.  
Otherwise, the visual impact of the site is relatively localised because of the undulating 
topography and tree cover.  Notwithstanding the largely localised nature of the impact, 
it is considered that the development detracts from the landscape character and visual 
amenity of the area within a sensitive location. 

6.81 The propensity of the development to introduce additional traffic, including occasional 
larger vehicles, is also considered to detract from the landscape character of the area.  
Heavy traffic on narrow rural lanes is another recognised detractor within this landscape 
character area. 
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6.82 The Council’s draft proposals to restrict access for vehicles to create quiet routes for 
access to the countryside demonstrates that this is a key issue along Lawrences Lane, 
and increases the weight that should be given to this consideration.  The increased 
traffic generated by the development would be inconsistent with these draft proposals. 

6.83 Policy CS19 states that regard should be given to the sensitivity of the landscape to 
change.  Whilst the site falls outside of the AONB, the countryside within which the site 
lies between Thatcham and The Ridge, forms part of the setting of the AONB and is 
therefore particularly sensitive to change. 

6.84 Notwithstanding the localised extent of the impact, the proposed development would 
cause demonstrable harm in terms of landscape character and visual amenity, having 
regard to the identified detractors for this landscape, which forms part of the setting of 
the North Wessex Downs AONB.  The highway works that would be required to address 
the highway objections to the proposed development would cause further harm through 
the urbanisation of the rural lane.  The application is therefore contrary to the National 
Planning Policy Framework, Policies CS14 and CS19, the West Berkshire Landscape 
Character Assessment, and the North Wessex Downs AONB Management Plan and 
Position Statement on Setting.   

Intentional unauthorised development 

6.85 On 31st August 2015, DCLG issued a letter to Chief Planning Officers in England with 
a planning policy statement, which was later confirmed by a Ministerial Statement to 
Parliament on 17th December 2015.  This statement made changes to national planning 
policy to make intentional unauthorised development a material consideration.  It states: 

6.86 ‘The Government is concerned about the harm that is caused where the development 
of land has been undertaken in advance of obtaining planning permission. In such 
cases, there is no opportunity to appropriately limit or mitigate the harm that has already 
taken place. Such cases can involve local planning authorities having to take expensive 
and time consuming enforcement action. 

6.87 For these reasons, we introduced a planning policy to make intentional unauthorised 
development a material consideration that would be weighed in the determination of 
planning applications and appeals. This policy applies to all new planning applications 
and appeals received since 31 August 2015.’ 

6.88 This policy statement makes clear that if a site is intentionally occupied without planning 
permission this would be a material consideration in any retrospective planning 
application for that site.  Whilst this does not mean that retrospective applications will be 
automatically refused, it does mean that failure to seek permission in advance of 
occupation will count against the application. 

6.89 This planning application was submitted at 16:29 on Friday 13th August 2021 via the 
Planning Portal.  The development commenced that evening.  It is clear that the timings 
were deliberate, and an attempt to carry out the development and occupy the site before 
coming to the attention of the Local Planning Authority. 

6.90 As described elsewhere in this report, this deliberate unauthorised development has 
caused demonstrable harm is several respects.  It has caused the loss of, and ongoing 
threat to, trees.  It has resulted in the laying of hardstanding without appropriate drainage 
or archaeological supervision.  It has also undermined community cohesion.  The 
intentional unauthorised development that has taken place weighs against granting 
planning permission. 
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Community cohesion 

6.91 Chapter 8 of the NPPF states that planning decisions should aim to achieve healthy, 
inclusive and safe places which: 

a) promote social interaction, including opportunities for meetings between people 
who might not otherwise come into contact with each other – for example through 
mixed-use developments, strong neighbourhood centres, street layouts that allow 
for easy pedestrian and cycle connections within and between neighbourhoods, 
and active street frontages; 

b) are safe and accessible, so that crime and disorder, and the fear of crime, do not 
undermine the quality of life or community cohesion – for example through the use 
of attractive, well-designed, clear and legible pedestrian and cycle routes, and high 
quality public space, which encourage the active and continual use of public areas; 
and 

c) enable and support healthy lifestyles, especially where this would address 
identified local health and well-being needs – for example through the provision of 
safe and accessible green infrastructure, sports facilities, local shops, access to 
healthier food, allotments and layouts that encourage walking and cycling. 

6.92 According to Policy CS14, development proposals will be expected to (amongst others) 
create safe environments, addressing crime prevention and community safety; and 
consider opportunities for a mix of uses. 

6.93 A specific consideration for traveller sites in Policy CS7 is “the possibility of the 
integrated co-existence between the site and the settled community, including adequate 
levels of privacy and residential amenity both within the site and with neighbouring 
occupiers”.  Paragraph 26 of the PPTS also states that local planning authorities should 
attach weight to not enclosing a site with so much hard landscaping, high walls or fences 
that the impression may be given that the site and its occupants are deliberately isolated 
from the rest of the community. 

6.94 Objections have been received from 287 contributors, and the comments made includes 
concerns relevant to the issue of community cohesion.  In addition to a review of all 
public representations, the assessment of this issue has been undertaken in 
consultation with the Council’s Countryside Team, and Thames Valley Police. 

6.95 The location and nature of the site is considered to have several positive attributes in 
terms of its potential to promote social cohesion: 

a) The current site has a clear natural boundary between the settled community and 
the site.  It provides good natural screening and security to both communities.  It is 
also likely to be a good noise barrier and also filter between the site and the nearby 
residential estate for any on-site lighting. 

b) Notwithstanding any concerns with the impacts on the character and appearance 
of the area, close boarded fencing of the nature and size erected around the 
perimeter of the site is commonly associated with residential developments.   It is 
considered that the perimeter fencing strikes an appropriate balance between 
providing security and avoiding an impression of deliberate isolation from the 
community. 

c) Notwithstanding any concerns of the Highway Authority in terms of safe and 
suitable access, the general location of the application site is such that future 
occupants would have close access to local roads and all the usual local amenities.  
There is easy access from the bottom of Lawrences Lane to essential services, 
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and facilities promote social contact with other residents in the settled community 
therefore encouraging a greater sense of community with shared interests.  Access 
along Lawrences Lane is shared with the existing settled community and not 
separated which would suggest that the travellers are isolated, and perhaps being 
marginalised.  So overall it is a site which has a shared access to essential services 
but has an effective existing natural separation which has benefits for both 
communities. 

d) The site appears to be relatively sustainable, offering scope to manage an 
integrated coexistence with the local community. The natural separation between 
both communities may assist in addressing concerns about noise and possible 
disturbance to travellers living on the site and possible noise and disturbance to 
the wider community, in particular from movement of vehicles within the site. 

e) The number of pitches proposed is not considered excessive for any one site, 
which again reduces impact on the settled community and should allow both 
communities to co-exist. 

6.96 There are also considered to be negative attributes to the location and nature of the site: 

a) There are no existing play areas nearby, the closest being at Bradley-Moore 
Square.  Whilst a private play area is proposed within the development for the 
future occupants, this does not provide an opportunity for the children from both 
communities to play together.  Children often play a key role in breaking down 
social and cultural barriers and improve social cohesion. 

b) Given the nature and route of Lawrences Lane it is considered that there is 
potential for disturbances to the wider community, particularly from the movement 
of larger vehicles and caravans. 

c) The public representation letters indicate a range of concerns regarding fear of 
crime and indicate the unlikelihood of community cohesion. 

6.97 It is clear from the representations that the fact that the development was largely 
undertaken without planning permission has substantially undermined community 
cohesion.  This approach has meant that the usual considerations when allocating 
traveller sites haven’t been able to go through the usual processes.  This would include 
designing in measures to improve or overcome social cohesion issues, and of course 
consultation with local communities.  In this respect it is recognised that such intentional 
unauthorised development is capable of being a material consideration weighing against 
an application, and this is one type of harm where that has been no opportunity to 
appropriately limit or mitigate the harm that has already taken place. 

6.98 Thames Valley Police advise that they received a number of calls from the community 
reporting the initial works at the site, but after these initial reports there have been no 
further complaints to the Police with regards to the Gypsy, Roma and Traveller (GRT) 
community.  However, there have been reports from the GRT community of crimes and 
hate incidents where they have been the victims.  The GRT community at this location 
have been engaging with the local neighbourhood policing team and have asked 
organisations for their help in facilitating integration into the local community.  The GRT 
community have requested an opportunity to meet with the local residents to alleviate 
any concerns they may have in a public meeting. 

6.99 A balanced conclusion is required on this consideration.  There are clearly strong views 
expressed within the public representations regarding various aspects of community 
cohesion.  The unauthorised development that has taken place has already substantially 
undermined community cohesion and made it difficult to proactively put in place 
measures to overcome such barriers.  On the other hand, the location of the site is such 
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that is has a number of positive attributes in this respect.  Policy CS7 seeks the 
possibility of the integrated co-existence between the site and the settled community, 
including adequate levels of privacy and residential amenity both within the site and with 
neighbouring occupiers; on balance it is considered that there is a reasonable possibility 
for this to be achieved. 

Neighbouring amenity 

6.100 According to Policy CS14, new development must demonstrate high quality and 
sustainable design that makes a positive contribution to the quality of life in West 
Berkshire.  Paragraph 127 of the NPPF states planning decisions should ensure that 
developments create places with a high standard of amenity for existing and future 
users. 

6.101 Consequently, all development should be designed in a way to avoid any unacceptable 
harm to neighbouring living conditions.  Applications will typically be assessed in terms 
of any significant loss of light, overlooking of neighbouring buildings or land, and whether 
the proposal would result in any undue sense of enclosure, overbearing impact, or 
harmful loss of outlook to neighbouring properties. 

6.102 Environmental impacts such as noise, disturbance, fumes and odours can also be 
relevant considerations.  According to Policy OVS.6, the Council will require appropriate 
measures to be taken in the location, design, layout and operation of development 
proposals in order to minimise any adverse impact as a result of noise generated. 
Special consideration is required where noisy development is proposed in or near Sites 
of Special Scientific Interest or which would harm the quiet enjoyment of Areas of 
Outstanding Natural Beauty.  

6.103 Specific to traveller sites, Policy CS7 also seeks to provide adequate levels of privacy 
and residential amenity both within the site and with neighbouring occupiers; and to 
consider the compatibility of the use with the surrounding land use, including potential 
disturbance from vehicular movements, and on site business activities. 

6.104 Given the separation distance and the existing natural boundaries that lie between the 
application site and nearby dwellings, the proposed development does not raise any 
concerns with respect to the physical impacts of development, such as any potential 
loss of light, loss of outlook, or any overbearing impacts.  This is both in respect of 
impacts on existing residents and future occupants of the site.  A combination of the 
existing natural boundaries and the proposed boundary fencing is also considered to 
provide an adequate level of privacy both for the site and surrounding dwellings. 

6.105 The existing dwellings within the housing estate to the west of Lawrences Lane (a 
western arm of Lawrences Lane and Acorn Drive) are accessed primarily via the same 
southern stretch of Lawrences Lane.  The additional small vehicle traffic associated with 
the proposed seven pitches is not considered likely to cause materially greater 
disturbance on the local roads (in terms of local amenity – visual presence and noise) 
than the existing traffic that will be associated with these dwellings. 

6.106 The application submission confirms that no mixed uses are proposed within the 
application site, and therefore there are no movements that need to be associated with 
any commercial use as part of this application. 

6.107 Concerns have been raised regarding the vehicle movements associated with the 
unauthorised development that has taken place to date.  Whilst the frequency of vehicle 
movements after construction is likely to be less, the nature of a caravan is that it is 
mobile and capable of being moved.  It is considered that any movements of caravans 
(either towed or carried) along Lawrences Lane is likely to have a noticeable impact on 
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neighbouring amenity, particularly in place where it is necessary to navigate the more 
narrow and winding sections of the road.  From a perspective of safeguarding 
neighbouring residential amenity, there is considered to be an adverse effect on 
neighbouring amenity in this respect.  

Flood risk and sustainable drainage 

6.108 The site is located within Flood Zone 1, which indicates a low risk of fluvial (river) 
flooding.  It is also not within any critical drainage area identified by the Strategic Flood 
Risk Assessment for the district.  As minor development, a Flood Risk Assessment 
(FRA) is not required by Policy CS16, and there are no fundamental policy objections to 
the development on grounds of flood risk. 

6.109 Notwithstanding the absence of any such fundamental flood risk objections, Policy CS16 
states that on all development sites, surface water will be managed in a sustainable 
manner through the implementation of Sustainable Drainage Methods (SuDS) in 
accordance with best practice and the proposed national standards and to provide 
attenuation to greenfield run-off rates and volumes, for all new development and re-
development and provide other benefits where possible such as water quality, 
biodiversity and amenity. The Council has adopted a Sustainable Drainage SPD which 
supports this policy, and provides examples of measures that can be incorporated into 
even minor developments. 

6.110 The Lead Local Flood Authority (LLFA) recognises that there are no fundamental 
objections on flood risk, but do raise concerns with the absence of any surface water or 
foul drainage proposals accompanying the application.  A compacted hard-core base 
has already been laid over the site, which the LLFA advises will be impermeable and 
allow for no infiltration.  Surface water run-off will occur from the hard-core and that must 
not be allowed to run onto adjacent land or the highway. 

6.111 The LLFA advises that a suitable drainage strategy must be provided which includes a 
SuDS scheme based on existing ground conditions and permeability to address these 
concerns. The SuDS measures must be sufficient to deal with run-off from a 1 in 100 
year event + 40% for climate change, plus a further 10% for ‘urban creep’ (further 
development within the site). These proposals must be in accordance with the Council’s 
SuDS Supplementary Planning Document (2018), the SuDS Manual and current best 
practice. The proposals must have regard to the inclusion of green SuDS measures. A 
maintenance plan for the SuDS measures must also be provided. Proposals for dealing 
with polluted run-off during construction works must be provided, particularly to ensure 
that no silt laden run-off is allowed to flow onto the highway or adjacent land. 

6.112 Whilst a detailed drainage strategy could normally be reserved for later approval by 
condition, the part-retrospective nature of the development and other considerations 
affected by the hardstanding (e.g. relationship to trees) mean that it is necessary to 
provide a drainage strategy at the application stage. 

6.113 Representations have been received during the consideration of this application which 
suggest that the development which has been undertaken has caused localised flooding 
issues along Lawrences Lane.  The LLFA has confirmed that surface water should be 
managed on the site in such a way that it does not cause damage to the boundaries, 
which would include hedgerows, embankments and verges.  Surface water should not 
be allowed to run off the site onto the adjacent highway as a result of the development, 
but it appears that this is happening through the creation of new flow path(s) for rainfall 
run-off which is concentrating the water in one or two places. 
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6.114 In the absence of any a proposed drainage strategy, the proposed development is 
contrary to Policy CS16, the Council’s adopted Sustainable Drainage SPD, and the 
National Planning Policy Framework. 

Green infrastructure 

6.115 Green infrastructure (GI) is the network of multi-functional green space, both new and 
existing, both rural and urban, which supports the natural and ecological processes, and 
is integral to the health and quality of life of sustainable communities.  For the purposes 
of the Core Strategy, green infrastructure is defined as including (amongst others): 
natural and semi-natural green spaces (including woodlands, urban forestry, scrub, 
grassland; and green corridors (including rights of way). 

6.116 According to Policy CS18, the district’s green infrastructure will be protected and 
enhanced.  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.  Developments resulting in the loss of green infrastructure or 
harm to its use or enjoyment by the public will not be permitted. Where exceptionally it 
is agreed that an area of green infrastructure can be lost a new one of equal or greater 
size and standard will be required to be provided in an accessible location close by. 

6.117 As open grassland (before the development commenced), the application site 
comprised green infrastructure.  This GI has been lost without replacement, contrary to 
Policy CS18.  There has also been tree loss associated with the development, as 
elaborated below. 

6.118 In terms of the provision of new green infrastructure with developments, given the size 
of the site (below 10 units) there is no requirement under Policy RL.1 of the Local Plan 
for the provision of public open space.  The site does, however, provide a small area of 
private open space for recreation between two pitches in a central location. 

6.119 Overall, there is a net loss of green infrastructure as a result of the proposed 
development, contrary to Policy CS18. 

Ecology and biodiversity 

6.120 According to Policy CS17, biodiversity and geodiversity assets across West Berkshire 
will be conserved and enhanced.  Habitats designated or proposed for designation as 
important for biodiversity or geodiversity at an international or national level or which 
support protected, rare or endangered species, will be protected and enhanced. The 
degree of protection given will be appropriate to the status of the site or species in terms 
of its international or national importance.  Policy CS17 states that development which 
may harm, either directly or indirectly, 

 locally designated sites (Local Wildlife Sites and Local Geological Sites), or 

 habitats or species of principal importance for the purpose of conserving 
biodiversity, or 

 the integrity or continuity of landscape features of major importance for wild flora 
and fauna 

will only be permitted if there are no reasonable alternatives and there are clear 
demonstrable social or economic benefits of regional or national importance that 
outweigh the need to safeguard the site or species and that adequate compensation 
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and mitigation measures are provided when damage to biodiversity/geodiversity 
interests are unavoidable. 

6.121 In order to conserve and enhance the environmental capacity of the District, all new 
development should maximise opportunities to achieve net gains in biodiversity and 
geodiversity in accordance with the Berkshire Biodiversity Action Plan and the Berkshire 
Local Geodiversity Action Plan. Opportunities will be taken to create links between 
natural habitats and, in particular, strategic opportunities for biodiversity improvement 
will be actively pursued within the Biodiversity Opportunity Areas identified on the 
Proposals Map in accordance with the Berkshire Biodiversity Action Plan. 

6.122 Paragraph 99 of ODPM Circular 06/2005 (Biodiversity and geological conservation) 
makes clear that it is essential that the presence or otherwise of protected species, and 
the extent that they may be affected by the proposed development, is established before 
any planning permission can be granted, otherwise all relevant material considerations 
may not have been addressed in making the decision.  In this instance it is considered 
that there is a reasonable likelihood of protected species and other ecology being 
present and affected by the development. 

6.123 The application was not accompanied by any ecological appraisal.  The Council’s 
Ecologist advised that an Ecological Scoping Report is required, and that this may lead 
to further surveys also needing to be submitted before this application can be potentially 
approved.  Previous ecological surveys have been undertaken in relation to the 
proposals for the conversion of the residential building.  In June 2017 an Extended 
Phase 1 Habitat and Daytime Bat Survey was undertaken.  An updated survey (or 
Preliminary Ecological Appraisal) was undertaken in January 2021.  This updated 
survey has been resubmitted for this application in response to the Ecologist’s request.  
The site boundary that was surveyed included the whole of the current application site.  
The survey remains valid in terms of its age, but the proposals it considered have 
changed. 

6.124 Based on the plans submitted, Natural England considers that the proposed 
development will not have significant adverse impacts on statutory designated sites and 
has no objection. 

6.125 The Council’s Ecologist considers that the lack of bat transect and roost surveys and a 
reptile survey have not been justified in light of the different proposal, and therefore this 
application cannot be considered for approval until this survey data has been submitted. 

6.126 The Council’s Ecologist also advises that there are potential unquantified impacts on 
the northern retained hedgerow that have not been taken into account.  Hedgerows are 
a priority habitat under section 41 of the Natural Environment and Rural Communities 
Act (NERC) 2006, and thus because the impacts on the hedgerow have not been 
quantified the Ecologist advises that the application also cannot be considered for 
approval on this basis. 

6.127 The Council’s Ecologist is not sufficiently content that the recreational disturbance 
impacts on two nearby local wildlife sites (LWS), one of which is ancient woodland, has 
been considered and quantified, so it is not clear whether mitigation and/or 
compensatory measures are required and/or could be put in place. 

6.128 Whilst not mandatory in West Berkshire outside of biodiversity opportunity areas (BOAs) 
(and strongly supported nationally by the NPPF), the Council’s Ecologist advises that 
having a Biodiversity Net Gain Assessment undertaken would provide more confidence 
that the proposals would deliver positive gains for biodiversity.  This point is not a reason 
for refusal but would allow the Council to further qualify the environmental merits of the 
scheme. 
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6.129 The Council’s Ecologist advises that overland/surface water flows shown at the entrance 
to the site will mean that measures to control potential water contaminants will be 
needed in this area in the construction and post construction phases.  It is considered 
that such details could be dealt with by condition. 

6.130 Overall, the Council’s Ecologist cannot recommend that the application is considered 
for approval because there is currently insufficient information to fully assess the 
possible impacts, the resulting mitigation and compensatory measures, and therefore 
the acceptability of the proposals. 

6.131 For the foregoing reasons, the application is contrary to the National Planning Policy 
Framework, and Policy CS17 of the West Berkshire Core Strategy 2006-2026.  

Trees 

6.132 The application site does not contain any tree preservation orders (TPOs) and is not 
within a conservation area (wherein trees are protected), however there are many trees 
around the perimeter of the site that collectively make a positive contribution to the street 
scene and character of the area. 

6.133 The Council’s Tree Officer has visited the site and noted that the field is bounded to the 
north and west by old hedge on a bank, parts of which seem to have been removed to 
facilitate the erection of fencing.  Other direct impacts that have been noted include at 
least one HGV was parked very close to a Hazel stool, and excavations have been 
made around individual trees on the site to facilitate the localised levelling and surfacing 
of land. 

6.134 The Tree Officer has advised that the parking of vehicles, laying of aggregate and 
compaction of the soil close to the boundary hedge will negatively impact the root 
protection area of the trees within it. 

6.135 There are other trees on the eastern side which will also be affected by increased vehicle 
movements into and out of the site.  The Tree Officer advises that a 3D cellular 
confinement system should be used at the entrance track to ensure damage to tree 
roots is minimised, although this is not proposed. 

6.136 The Tree Officer objects to the application as presented because the pitches are 
considered to be too close to the northern and western boundary hedge, and there is 
no ground protection for trees near the site access.  These factors have caused and will 
lead to further loss of trees, thereby negatively impacting on local amenity. 

6.137 To overcome this objection, an Arboricultural Method Statement and remediation would 
be required.  In the absence of an acceptable submission, and a proposed site layout 
that responds accordingly, the application is contrary to Policies CS14, CS17, CS18 and 
CS19, and the National Planning Policy Framework. 

Heritage 

6.138 No conservation areas are affected by the proposed development.  There are three 
listed buildings within proximity of the site: 

a) Coopers Farm is a grade II listed building on the residential lower limb of 
Lawrences Lane.  Given the intervening buildings and natural boundary, there is 
no direct inter-visibility and thus no material impact on the setting of this building.  

b) Four Winds is a grade II listed building located off Floral Way to the south-west 
of the application site.  Given the natural boundary of the site and further 
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intervening vegetation on the south side of Floral Way, there is no direct inter-
visibility and thus no material impact on the setting of this building. 

c) Further afield, Tithe Barn, Hatchgate Close, Cold Ash is a grade II listed building 
to the north-west.  Given the large separation distance, topography and 
intervening natural features there is no direct inter-visibility and thus no material 
impact on the setting of this building. 

6.139 The application to redevelop this land is of some archaeological interest due to the 
nearby known presence of later prehistoric activity. Within 100m to the south 
archaeological investigations for Dunstan Park found features of Early Iron Age date, 
with evidence of early iron working.  A prehistoric settlement may be present in this area. 
More recent analysis of cropmarks and LiDAR data suggests linear earthworks survive 
close by the north and east, possibly representing an enclosure of unknown date.  In 
the historic period, this field was part of an 18th century landscape park around a short-
lived mansion. 

6.140 No details have been provided of any archaeological fieldwork having been carried out 
in this plot. Groundworks, levelling for pitches and other landscaping could potentially 
destroy any surviving heritage assets of archaeological interest so the Council’s 
Archaeologist considers that archaeological supervision is justified.  Such supervision 
for any further works could be secured by condition. 

Site design 

6.141 According to Policy CS14, good design relates not only to the appearance of a 
development, but the way in which it functions.  Consistent with the PPTS, Policy CS7 
seeks the provision for adequate on site facilities for parking, storage, play and 
residential amenity.  Policy TS3 states that proposals will (amongst other 
considerations): (1) include appropriate landscaping proposals, retaining and 
incorporating key elements of landscape character into the site design; (2) be well 
designed and laid out with shelter and amenity buildings which are appropriately located 
and constructed of sympathetic materials suited for the purpose; and (3) Provide a 
design, layout and siting plan for the development. 

6.142 The Designing Gypsy and Traveller Sites Good Practice Guide (DCLG, May 2008) is 
now cancelled, but sought to establish and summarise the key elements needed to 
design a successful site.  Although the guidance was formally cancelled, in the absence 
of any updated guidance it continues to provide a useful reference. 

Services 

6.143 According to Policy TS3 planning applications should be accompanied by an integrated 
water supply and drainage strategy in advance of development to ensure the provision 
of adequate and appropriate infrastructure for water supply and waste water, both on 
and off site.  It is also essential that sites are provided with an electivity supply and 
sanitation. 

6.144 According to the application form, surface water will be disposed of by soakaway, and 
foul sewage by septic tank, but no detailed specifications have been provided.  No 
details have been provided with respect to water supply, although it is understood from 
the site visit that a borehole is currently being used.  No details have been provided with 
respect the electricity supply, although it is understood that an existing connection at the 
site has been used.  It is considered the detailed information could be agreed pursuant 
to conditions. 
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6.145 If granted planning permission, the site would be served by the Council’s waste 
collection services, although a refuse collection point would be required near to the 
public highway.  Details of a collection point could be agreed under the terms of a 
planning condition.  

Site layout 

6.146 In terms of design, it is considered that the layout and orientation of the proposed pitches 
is considered acceptable, offering reasonable privacy and natural surveillance.  A day 
room is proposed on each pitch, as well as small grassed landscaping and concrete 
pad. 

6.147 A small communal play area is proposed, comprising a strip of grass between two 
pitches.  There is low fencing to the side of each pitch, and the central location of the 
play area is considered appropriate in terms of providing natural surveillance. 

6.148 The site benefits from a pre-existing natural boundary, albeit eroded by the recent 
unauthorised works.  This land could, however, be subject to a landscaping scheme 
secured by condition.  There is limited soft landscaping proposed within the developed 
areas of the site, and the small area of grass within individual pitches will do little to 
soften the internal appearance of the site.  However, given that this impact is contained 
to within the application site, it is not considered objectionable. 

6.149 Whilst it does not form part of the proposed development, it has been advised that the 
land adjacent to the application site enclosed by the blue line (which accommodates the 
existing building) would be used for the grazing of animals. 

Mixed uses 

6.150 The application submission confirms that no mixed uses are proposed as part of this 
application. 

Human rights and equalities 

6.151 Human Rights are a material consideration in planning decision making.  Such 
considerations may include Article 8 of the European Convention on Human Rights 
(ECHR) (right to respect for private and family life and home); Article 2 of the ECHR 
(right to a proper education), and the best interests of the child. 

6.152 This assessment requires consideration of personal data and so is provided under a 
separate Part II report.  It is concluded therein that the known personal circumstances 
do not carry sufficient weight to override the policy considerations of the proposal, 
together with the demonstrable harm caused by the development. 

Other matters 

6.153 Infrastructure: Public representations have raised concerns with the impact of the 

development in local infrastructure, including schools and healthcare facilities.  
According to the Council’s adopted Planning Obligations SPD, incremental increases in 
school capacity, of capacity oat local surgeries, will be delivered through the Community 
Infrastructure Levy.  Section 106 planning obligations will only be used for extensions 
or new buildings/facilities that are required directly as a result of new development.  
Given the scale of development, a planning obligation to mitigate infrastructure impacts 
is not considered to be justified. 

6.154 Non-planning issues: In response to the public consultation, a number of comments 

have been received that relates to issues that are not material planning considerations, 
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and so cannot be taken into account in the determination of the application.  These are 
grouped together in the above summary. 

6.155 Not greenbelt: Some of the public representations refer to green belt; however the 

application site is not located within a green belt.  Nevertheless, landscape and visual 
amenity if a material consideration that has been examined above. 

7. Planning Balance and Conclusion 

Conflict with the development plan 

7.1 Planning law requires that applications for planning permission be determined in 
accordance with the development plan, unless material considerations indicate 
otherwise.  Policy CS7 is the principal policy for assessing this application.  The 
proposed development is considered to comply with the following elements of the policy: 

a) Easy access to local services including a bus route, shops, schools and health 
services. 

b) Located outside areas of high flooding risk. 

c) Provision for adequate on site facilities for parking, storage, play and residential 
amenity. 

d) Opportunities for an element of authorised mixed uses - not proposed, but the 
absence of such a proposal is not objectionable. 

7.2 The proposed development is considered to conflict with the following elements of the 
policy: 

a) Safe and easy access to major roads and public transport services – in 
accordance with the highway objection. 
 

b) The possibility of the integrated co-existence between the site and the settled 
community, including adequate levels of privacy and residential amenity both 
within the site and with neighbouring occupiers – in terms of harm to residential 
amenity from large vehicle movements. 

 
c) The compatibility of the use with the surrounding land use, including potential 

disturbance from vehicular movements, and on site business activities – in 
terms of disturbance from large vehicle movements. 

 
d) Will not materially harm the physical and visual character of the area. 

e) Where applicable have regard for the character and policies affecting the North 
Wessex Downs AONB. 

7.3 As the proposal conflicts with Policy CS7, it is considered to be contrary to the Council’s 
planning policy strategy for gypsy and traveller sites and the wider spatial strategy for 
development within the district.  The application also conflicts with Policy TS3 in terms 
of several detailed considerations. 

7.4 Given that the development plan is consistent with the NPPF, the PPTS, the conflict with 
Policy CS7 and TS3 is considered to attract substantial weight against granting planning 
permission. 
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Planning balance 

7.5 The following considerations weigh in favour of granting planning permission: 

a) The provision of seven pitches which will provide homes to seven households 
and contribute to the district’s supply of gypsy and traveller pitches. 

b) The site is in a relatively accessible location in terms of access to local services 
and amenities within Thatcham.  The site is not considered to be contrary to 
paragraph 25 of the PPTS in terms of avoiding sites in open countryside (note, 
‘open countryside’ in this context is different from its use in Policy ADPP1). 

c) Whilst the intentional unauthorised development has undermined social 
cohesion (this is weighed in the balance separately below), it is considered that 
there is the possibility of the integrated co-existence between the site and the 
settled community, including adequate levels of privacy both within the site and 
with neighbouring occupiers. 

7.6 The following considerations weigh against granting planning permission: 

a) The proposed development does not facilitate safe and suitable access for all.  
The Highway Authority objection on the grounds of vehicular and pedestrian 
access, and resultant concerns with highway safety. 

b) The proposed development would detract from the landscape character of the 
area, primarily through the encroachment of development further along 
Lawrences Lane, with the associated visual impact of development and the 
required highway works.  The increase in heavy traffic along the road is also a 
detracting factor. 

c) The intentional unauthorised development weighs against the application.  The 
carrying out of development before seeking planning permission has caused 
demonstrable harm in terms of undermining social cohesion, impacts on trees, 
land drainage and archaeology. 

d) The disturbance to local residential amenity through the movement of larger 
vehicles associated with the development. 

e) The absence of an acceptable drainage strategy. 

f) The net loss of green infrastructure. 

g) The insufficient information on the ecological impacts of the development. 

h) The tree loss to date, and the ongoing threat to retained trees. 

i) The potential adverse effect on underground archaeology. 

7.7 The following considerations are considered to have a neutral effect in the planning 

balance: 

a) Whilst the site is previously developed land, for the reasons set out in this report 
it is not considered that this consideration carried any determinative weight in 
this instance. 

b) No demonstrable harm to neighbouring amenity in terms of the built form and 
physical presence of caravans.  This has a neutral effect because is it a minimum 
policy expectation of all development. 
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c) The application site is located in Flood Zone 1 (which has the lowest probability 
of fluvial flooding) and is not within a critical drainage area.  This has a neutral 
effect because is it a minimum policy expectation of all development. 

d) There is no evidence of contaminated land. 

e) The proposal is considered to achieve a good standard of design for a gypsy 
and traveller site.  This has a neutral effect because good design is a minimal 
policy expectation of all development. 

7.8 Taken together the adverse effects of the proposed development are considered to 
outweigh the benefits of granting planning permission. 

7.9 Overall, the proposed development conflicts with the development plan, and the adverse 
effects of the proposed development are considered to outweigh the benefits.  Regard 
has also been given to other legal duties placed upon the Council as a local authority, 
and it is considered that the personal circumstances of the proposed occupants do not 
justify the granting of planning permission in contravention of the development plan.  As 
such, the application is recommended for refusal. 

8. Full Recommendation 

8.1 To delegate to the Service Director – Development and Regulation to REFUSE 
PLANNING PERMISSION for the reasons listed below. 

Refusal Reasons 

1. Inaccurate drawings 

The submitted drawings include the following inaccuracies: 
a) There are conflicting measurement annotations on drawing number 001 

09/08/2021 Rev 1:1 (plans and elevations of day rooms): the title states 800m 
x 400m whereas the plan dimensions are 8000mm x 4000mm. 

b) The size and shape of plots 6 and 7 as built deviate from the proposed site 
plans, as the boundary location between the two is markedly different. 

c) The site plan does not show the two stable buildings that have been erected 
on plots 1 and 5, and no elevations or plans have been provided. 

 
2. Principle of development (CS7) 

According to Policy ADPP1, the scale and density of development will be related to 
the site’s accessibility, character and surroundings.  Only appropriate limited 
development in the countryside (outside of the defined settlement boundaries) will be 
allowed, focused on addressing identified needs and maintaining a strong rural 
economy.  Policy CS7 (Gypsies, Travellers and Travelling Showpeople) is the 
principal development management policy for this proposed development.  It states 
that to meet the identified need for Gypsies, Travellers and Travelling Showpeople 
pitches within the District, the Council will make appropriate provision through the 
identification of sites within the Site Allocations and Delivery DPD.  For the purpose 
of considering planning applications relating to sites not identified in the relevant DPD, 
Policy CS7 gives nine criteria which must be satisfied for sites outside settlement 
boundaries. 
 
The provision of additional pitches at the application site would contribute positively 
to meeting the overall need in West Berkshire.  However, for the reasons elaborated 
below, the proposed development fails to comply with Policy CS7 because it does not 
comply with the following criteria: 
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a) Safe and easy access to major roads and public transport services; 
b) The possibility of the integrated co-existence between the site and the settled 

community, including adequate levels of privacy and residential amenity both 
within the site and with neighbouring occupiers; 

c) The compatibility of the use with the surrounding land use, including potential 
disturbance from vehicular movements…; 

d) Will not materially harm the physical and visual character of the area; 
e) Where applicable have regard for the character and policies affecting the North 

Wessex Downs AONB. 
 
The proposed development also fails to comply with the following criteria of Policy 
TS3 (Detailed Planning Considerations for Travellers Sites): 
 

a) Provide an integrated water supply and drainage strategy 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 Area of Conservation (SACs) and river and wetland Site of 
Special Scientific Interest (SSSIs). 

 
b) Include appropriate landscaping proposals, retaining and incorporating key 

elements of landscape character into the site design. 
 

c) Demonstrate that surface water will be managed in a sustainable manner 
through the implementation of Sustainable Drainage Methods (SuDS). 

 
d) Identify measures to be provided to mitigate the impact of development on the 

local road network…. 
 

e) Provide 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. 

 
f) Provide appropriate mitigation to offset impact on key species and habitats 

through appropriate buffering, on-site mitigation and off-site compensation 
measures. 

 
Consequently, the application conflicts with Policies ADPP1 and CS7 of the West 
Berkshire Core Strategy 2006-2026, Policy TS3 of the Housing Site Allocations DPD 
2006-2026, the National Planning Policy Framework, and the Planning Policy for 
Travellers Sites.  The intentional unauthorised development undertaken is also 
contrary to national policy set out in the DCLG Chief Planning Officer letter dated 31st 
August 2015, and the associated Ministerial Statement to Parliament on 17th 
December 2015. 
 

3. Substandard road 

The proposal would generate additional traffic on Lawrences Lane, which is sub-
standard in respect of road width and would result in the increased risk of accidents 
to road users.  This would be contrary to the National Planning Policy Framework, and 
Policies CS7, CS13 and CS14 of the West Berkshire Core Strategy 2006-2026. 
 

4. Substandard pedestrian access 

The proposal would generate additional pedestrian traffic on Lawrences Lane which 
is sub-standard in respect of road width, lighting and security and would result in the 
increased risk of accidents to road users.  This would be contrary to the National 
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Planning Policy Framework, Policies CS7, CS13 and CS14 of the West Berkshire 
Core Strategy 2006-2026, Policy LTP3 of the Local Transport Plan for West Berkshire 
2011-2026, and the Council’s declared Climate Change Emergency. 
 

5. Landscape and visual amenity 

The application site is located in a sensitive rural location within open countryside to 
the north of Thatcham that forms part of the setting of the North Wessex Downs Area 
of Outstanding Natural Beauty (AONB).  Lawrences Lane is an unclassified, narrow 
and winding, rural road that connects Thatcham and Cold Ash.  It is locally valued as 
a recreational route for pedestrians and cyclists, as demonstrated by recent proposals 
to restrict motor vehicle traffic and create a quiet route for recreational access to the 
countryside. 
 
The West Berkshire Landscape Character Assessment (2019) includes the land 
within the Cold Ash Woodland and Heathland Mosaic (WH4) character area.  The 
area is dominated by an east-west orientated, healthland ridge and characterised by 
varied topography, from flat plateau area to steeply undulating slopes.  It provides a 
rural setting to the adjacent towns of Thatcham and Newbury and also in containing 
settlement within the area and contributing to the rural character.  Open farmland on 
lower slopes contributes to a sense of separation between the elevated character area 
and the towns of Thatcham and Newbury in the valley below.  The strong network of 
public rights of way, the extensive areas of open access land, and the proximity of 
these to the settlements of Newbury and Thatcham give the character area a high 
recreational value. 
 
The proposed development would detract from the landscape character of the area 
as the characteristics of the development are consistent with identified detractors in 
the LCA.  Firstly, the development would extend development further up Lawrences 
Lane, thereby decreasing the separation between settlements and eroding the 
transition between settlement and countryside.  This is contrary to the area’s 
landscape strategy which seeks to avoid extended linear development along roads, 
which creates a more developed character. 
 
The proposed development also has an adverse visual impact through the 
introduction of fencing and the siting of caravans on the land.  Whilst the visual impact 
is localised to the stretch of Lawrences Lane outside the application site, and some 
distance glimpsed views further up Lawrences Lane and from the public footpath to 
the east, the visible development is nevertheless a detracting feature in the landscape. 
 
The propensity of the development to introduce additional traffic, including occasional 
larger vehicles, would further detract from the landscape character of the area.  Heavy 
traffic on narrow rural lanes is another recognised detractor within this landscape 
character area.  The Council’s draft proposals to restrict access for vehicles to create 
quiet routes for access to the countryside demonstrates that this is a key issue along 
Lawrences Lane, and increases the weight that should be given to this consideration.  
The increased traffic generated by the development would be inconsistent with these 
draft proposals, which are another element of the landscape strategy for the area. 
 
The application is therefore contrary to the National Planning Policy Framework, 
Policies CS14 and CS19, the West Berkshire Landscape Character Assessment 
(2019), and the North Wessex Downs AONB Management Plan and Position 
Statement on Setting. 
 

6. Amenity 

According to Policy CS14, new development must demonstrate high quality and 
sustainable design that makes a positive contribution to the quality of life in West 
Berkshire.  Paragraph 127 of the NPPF states planning decisions should ensure that 
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developments create places with a high standard of amenity for existing and future 
users.  Consequently, all development should be designed in a way to avoid any 
unacceptable harm to neighbouring living conditions.  Specific to traveller sites, Policy 
CS7 also seeks to consider the compatibility of the use with the surrounding land use, 
including potential disturbance from vehicular movements. 
 
Concerns have been raised regarding the vehicle movements associated with the 
unauthorised development that has taken place to date.  Whilst the frequency of 
vehicle movements after construction is likely to be less, the nature of a caravan is 
that it is mobile and capable of being moved.  It is considered that any movements of 
caravans (either towed or carried) along Lawrences Lane is likely to have a noticeable 
impact on neighbouring amenity, particularly in place where it is necessary to navigate 
the more narrow and winding sections of the road.  From a perspective of 
safeguarding neighbouring residential amenity, there is considered to be an adverse 
effect on neighbouring amenity in this respect.  This application is therefore contrary 
to the National Planning Policy Framework, and Policies CS7 and CS14 of the West 
Berkshire Core Strategy 2006-2026. 
 

7. Drainage 

The site is located within Flood Zone 1, which indicates a low risk of fluvial (river) 
flooding.  It is also not within any critical drainage area identified by the Strategic Flood 
Risk Assessment for the district.  As minor development, a Flood Risk Assessment 
(FRA) is not required by Policy CS16, and there are no fundamental policy objections 
to the development on grounds of flood risk.  However, Policy CS16 states that on all 
development sites, surface water will be managed in a sustainable manner through 
the implementation of Sustainable Drainage Methods (SuDS) in accordance with best 
practice and the proposed national standards and to provide attenuation to greenfield 
run-off rates and volumes, for all new development and re-development and provide 
other benefits where possible such as water quality, biodiversity and amenity.  The 
application is not accompanied by any drainage strategy to indicate how the 
development could comply with Policy CS16.  Whilst detailed specifications may be 
reserved for consideration by condition, the key principles of a drainage strategy are 
required before any planning permission can be granted.  The application is contrary 
to Policy CS16, the Council’s adopted Sustainable Drainage SPD, and the National 
Planning Policy Framework. 
 

8. Green infrastructure 

Green infrastructure (GI) is the network of multi-functional green space, both new and 
existing, both rural and urban, which supports the natural and ecological processes, 
and is integral to the health and quality of life of sustainable communities.  For the 
purposes of the Core Strategy, green infrastructure is defined as including (amongst 
others): natural and semi-natural green spaces (including woodlands, urban forestry, 
scrub, grassland; and green corridors (including rights of way).  According to Policy 
CS18, the district’s green infrastructure will be protected and enhanced.  
Developments resulting in the loss of green infrastructure or harm to its use or 
enjoyment by the public will not be permitted. Where exceptionally it is agreed that an 
area of green infrastructure can be lost a new one of equal or greater size and 
standard will be required to be provided in an accessible location close by. 
 
As open grassland (before the development commenced), the application site 
comprised green infrastructure.  This GI has been lost without replacement, contrary 
to Policy CS18.  There has also been tree loss associated with the development, as 
elaborated below.  Overall, there is a net loss of green infrastructure as a result of the 
proposed development, contrary to Policy CS18. 
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9. Trees 
Whilst the application site does not contain any tree preservation orders (TPOs) and 
is not within a conservation area, there are many trees around the perimeter of the 
site that collectively make a positive contribution to the street scene and character of 
the area.  The site is bounded to the north and west by old hedge on a bank, parts of 
which seem to have been removed to facilitate the erection of fencing.  Other direct 
impacts that have been noted include at least one HGV was parked very close to a 
Hazel stool, and excavations have been made around individual trees on the site to 
facilitate the localised levelling and surfacing of land. 
 
The parking of vehicles, laying of aggregate and compaction of the soil close to the 
boundary hedge will negatively impact the root protection area of the trees within it.  
There are other trees on the eastern side which will also be affected by increased 
vehicle movements into and out of the site.  These factors have caused and will lead 
to further loss of trees, thereby negatively impacting on local amenity, and no 
mitigation measures are proposed.  In the absence of an acceptable Arboricultural 
Method Statement and remediation, and a proposed site layout that responds 
accordingly, the proposal will result in an unacceptable threat to the sustainability of 
trees that contribute to the landscape character of the area, and damage that would 
lead to decline is unacceptable because tree loss would impact on local amenity.  The 
application is therefore contrary to Policies CS14, CS17, CS18 and CS19, and the 
National Planning Policy Framework. 

 


