Public Document Pack

Notice of Meeting

Eastern Area

Planning Committee documents for this meeting
Wednesday, 26th June, 2019 at 6.30 pm

iIn Calcot Centre, Highview (off Royal
Avenue), Calcot

Members Interests

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

Date of despatch of Agenda: Tuesday, 18 June 2019

FURTHER INFORMATION FOR MEMBERS OF THE PUBLIC

Note: The Council broadcasts some of its meetings on the internet, known as webcasting. If this
meeting is webcasted, please note that any speakers addressing this meeting could be filmed. If
you are speaking at a meeting and do not wish to be filmed, please notify the Chairman before
the meeting takes place. Please note however that you will be audio-recorded. Those taking
part in Public Speaking are reminded that speakers in each representation category are
grouped and each group will have a maximum of 5 minutes to present its case.

Plans relating to the Planning Applications to be considered at the meeting can be viewed in the
Calcot Centre between 5.30pm and 6.30pm on the day of the meeting.

No new information may be produced to Committee on the night (this does not prevent
applicants or objectors raising new points verbally). If objectors or applicants wish to introduce
new additional material they must provide such material to planning officers at least 5 clear
working days before the meeting (in line with the Local Authorities (Access to Meetings and
Documents) (Period of Notice) (England) Order 2002).

For further information about this Agenda, or to inspect any background documents referred to
in Part | reports, please contact the Planning Team on (01635) 519148
Email: planapps@westberks.gov.uk

Further information, Planning Applications and Minutes are also available on the Council’s
website at www.westberks.gov.uk
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Agenda - Eastern Area Planning Committee to be held on Wednesday, 26 June 2019
(continued)

Any queries relating to the Committee should be directed to Stephen Chard / Jessica Bailiss on
(01635) 519462/503124  Email: stephen.chard@westberks.gov.uk /
jessica.bailiss@westberks.gov.uk
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Agenda - Eastern Area Planning Committee to be held on Wednesday, 26 June 2019
(continued)

To: Councillors Peter Argyle, Jeremy Cottam, Alan Law (Chairman),
Royce Longton, Alan Macro, Geoff Mayes, Graham Pask, Joanne Stewart and
Andrew Williamson

Substitutes: Councillors Gareth Hurley, Owen Jeffery, Nassar Kessell, Tony Linden,
Ross Mackinnon and Keith Woodhams

Agenda

Part | Page No.
(1)  Application No. & Parish: 18/02975/FUL - The Swan at Streatley, High 5-12
Street, Streatley
Proposal: Application for planning permission for the formation

of overflow car parking area and associated
landscaping at The Swan at Streatley.

Location: The Swan at Streatley, High Street, Streatley,
Berkshire
Applicant: CCO Cygnet Ltd

Recommendation:  The Head of Development and Planning be
authorised to refuse planning permission.

(2) Application No. & Parish: 18/03400/FULD - Saffron House, Stanford 13-14
Dingley
Proposal: Demolition of existing barn and replace with new 4-

bed dwelling with 2 cart sheds, alterations to existing
access detail on land adjacent to Saffron House.
Location: Saffron House, Stanford Dingley, Berkshire.
Applicant: Day Tanner Limited
Recommendation:  The Head of Development and Planning be
authorise to approve planning permission.

Background Papers

(@)  The West Berkshire Core Strategy 2006-2026.

(b)  The West Berkshire District Local Plan (Saved Policies September 2007), the
Replacement Minerals Local Plan for Berkshire, the Waste Local Plan for Berkshire and
relevant Supplementary Planning Guidance and Documents.

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

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

(e) The Human Rights Act.

Sarah Clarke
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Agenda - Eastern Area Planning Committee to be held on Wednesday, 26 June 2019
(continued)

Head of Legal and Strategic Support

If you require this information in a different format or translation, please contact
Moira Fraser on telephone (01635) 519045.
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Agenda Item 4.(1)

EASTERN AREA PLANNING COMMITTEE

ON 26™ MARCH 2019
UPDATE REPORT
Lt;m () ﬁ‘gf’"cam" 18/02975/FUL PageNo. 29-68

Site: The Swan At Streatley High Street Streatley Reading Berkshire RG8 9HR

Planning Officer
Presenting: Matthew Shepherd

Member Presenting:

Parish Representative Mr Jeremy Spring and Mr Martin Jubb
speaking:

Objector(s) speaking: N/A

Supporter(s) speaking: John McGahan
Mr lan Judd (Treasurer of the Morrell Room Management Committee)

Applicant/Agent speaking: Mr John Gripton and Mr David Burson

Ward Member(s): Councillor Alan Law

Update Information

Site History

Further earlier site history related to the proposed car park site has been found to be relevant
to present to committee. This is as follows;

e 06/00975/FUL. Proposed swimming pool. Refused 04.07.2006. Appeal dismissed.

o The refusal reason for the application is as follows “The proposed development
is wholly inappropriate in its scale, form and visual impact and detracts from
important views from the surrounding area given its siting in a prominent and
sensitive location outside of a defined settlement boundary, within the AONB,
adjacent to a Conservation Area and some 100 metres from the River Thames”

o The appeal decision for this application can be found attached to this update.
Officers wish to direct you to para. 9 and 10 of this decision.

e 00/57341/FUL. New boathouse for goring gap boat club. Refused 19t July 2000
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o The refusal reason for the application is as follows “The proposed building by
virtue of its size, scale and siting will create unacceptable visual harm in this
sensitive area, which is part of the North Wessex Downs Area of Outstanding
Natural Beauty adjacent to the Streatley Conservation Area and also in the
floodplain setting of the River Thames.”

99/54344/FUL. Erection of staff housing- boat house- tennis courts and associated
landscape works. Refused 14.04.1999. Appeal withdrawn
o Application refused for two reasons, the following text is taken from refusal
reason 2 “The proposed buildings and tennis courts, by virtue of their scale and
siting will create unacceptable visual harm in this exceptionally attractive area,
which is part of the North Wessex Downs Area of Outstanding Natural Beauty,
part of the Goring Gap, and also in floodplain setting of the River Thames”.

99/54343/FUL. Erection of staff housing- boathouse- tennis courts and associated
landscape works. Refused 14.04.1999.

o Application refused for two reasons, the following text is taken from refusal
reason 2 “The proposed buildings and tennis courts, by virtue of their scale and
siting will create unacceptable visual harm in this exceptionally attractive area,
which is part of the North Wessex Downs Area of Outstanding Natural Beauty,
part of the Goring Gap, and also in floodplain setting of the River Thames”.

89/35667/ADD. Erection of staff housing for 35 staff2 squash courts 2 tennis courts and
associated landscaping work. Refused 12.10.1989.
o Refused on impact to the rural character of the NWD AONB, out of character
with the riparian nature of the river valley and beyond settlement boundary.

89/35550/ADD. Erection of staff housing for 35 staff 2 squash courts 2 tennis courts
and associated landscaping. Refuse 12.10.1989.
o Refused on impact to the rural character of the NWD AONB, out of character
with the riparian nature of the river valley and beyond settlement boundary.

Current Car Parking Facilities

Following the commiittee site visit, the following clarification is provided on the parking situation:

As a result of previous applications (16/02364/FUL and 17/01562/FUL) made on site
for the redevelopment works to the hotel there was 117 car parking spaces approved.
This is the baseline presented in the application.

The applicant has shown that with the ongoing changes to the existing car park seen
on site at the site visit including the new kerbed areas, re-orientation/loss of spaces
down the site of the hotel, and the loss of spaces to accommodate a turning circle at
the site the baseline would now be only 100 spaces.

The proposed car park would provide an estimated 89 spaces, which would result in a
total of 206 spaces with the previously approved car park layout.

Or 189 spaces with the amended layout as seen on site.

Update on capacities of the facilities

For ease of reference relevant extracts and comments from the applicant and agent regarding
capacities of the Swan Hotel and Coppa Club restaurant are summarised below.

The figures quote in paragraph 8.2 of the agenda report were taken from the proposed figures
in the licensing application. The applicant has kindly provided the issued license figures as

follows:

ltem (1)
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e 200 Capacity in the event space
e 75in the hotel bar
e 300 in the Coppa club restaurant and bar

The applicant provided clarification on the number of covers that the restaurant has increased
by since 2016. They had 255 covers in 2016. The applicant notes that;

“‘we have manged to slightly increase this number via space planning to 300” adding “there has
been no dramatic intensification of the site”

Although this information was received on Friday 21t June 2019, the applicant’s agent on the
25" June 2019 provided further clarification stating that:

“We confirm the increase in parking demand arises from use of existing capacity, rather than
substantial physical expansion. In short the parking demand arises from a substantial increase
in the anticipated number of visitors, but not a vast physical extension of the Swan.”

Your officers have sought to clarify with the applicant the increase as in point 3.2. of the
submitted planning statement it states:

“3.2. ...The renovations include the creation of a ‘Coppa Club’ restaurant which is expected to
substantially increase the number of diners at the hotel throughout the day and evening with
restaurant covers increased by 320, and the bar by a further 30.”

However the applicant in the email submitted to the council states there has only been an
increase of 45 covers created via space planning ‘but there has been no dramatic
intensification of the site”.

The agent has attempted to provide some clarity in their email on the 25" June 2019 which
states:

“The capacity of The Swan cited in the submitted statement is considered a fair and accurate
projection. We acknowledge the submitted statement on parking demand (prepared by PBA)
includes visitor numbers in excess of licence numbers. We are pleased to clarify that the
licence for The Swan relates only to internal spaces, and not external areas (lawns, terraces,
etc.). The parking statement takes account of anticipated guests across all areas (internal and
external spaces) which results in a capacity beyond licence figures.”

This would be directly contrary to the email received by planning officers on the 21st June
explaining there would be no increase by 300 additional covers or great increase in
intensification of use of the site.

Planning Statement November 2018

e In para 3.2. “substantially increase in the numbers of diners at the hotel through the
day and evening with restaurant covers increased by 320, and the bar by a further
307

e Inpara. 5.10 “The current redevelopment offers four additional guestrooms, additional
restaurant space for a further 310 covers, additional bar capacity for a further 30
covers function space for a further 50 guests, and capacity to increase gym
membership (capped at 500 members).”

The Swan at Streatley: Car Park Extension- Additional Justification created by PBA:
e 48 guestrooms, 465sgm restaurant (including terrace) — 395 covers, 322sqm bar —
125 seats, 375sqm functions area — 120/200 seats, 240 sqm gym — 425 members
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e Table 1: Summary of redevelopment works:

lahle 1 Summany of Hedevalanmant Works

Pre-Redewelopmont Post-Redewelopment Het Change (Fre to Post-
Hedeveloprment)
i § Capacity | Parkineg Mo i I Capacity  Parking Fas | Capa:ily Parking
LTET Spacsn Sirun SpucHE Hran SpuicEu
(Fuesinnoms 4z di +
| Restaurant | iE@am | ES 117 | 46sagm | s MT | +273aqm | 4300
B AT 2sgm a5 33 Iwgm 126 Hl=gm +30
;ﬂ:ﬁimﬂ' Adzgm 150 Aibagm i +4izgm +i0
| Gym 40sqm | 200 Msgm | 350 +150
SrafT (1vtal) B0 100 +50

Transport statement “The Swan at Streatley- Overspill Car park” produced by Glanville:
e Hotel — 46 rooms, Restaurant — 395 covers (including terrace), Function room — 120
guests (sit down); 150 guests (maximum), Gym — 350 members.]

Letter from David Burson JPPC:
¢ Who comments that “The Swan is nearing completion of a bold programme of
renovations which include expansion of the restaurant, bar areas, and other facilities
including a gym with a membership in excess of 500 people. The works not only

increase the capacity...”

Email from John Gripton (Applicant)
e 200 in events space
e 75in the hotel bar
e 300 in Coppa restaurant and bar (not 450)

Conclusion

In summary, it is noted that earlier planning decisions include similar objections to the
encroachment upon open countryside at this site in the AONB. Notwithstanding a number of
variations in the hotels capacity and parking data presented to the Council, it is considered
that the proposal would still result in overriding harm to the protected landscape of the AONB
and to the setting of the Conservation Area. Both of these factors weigh heavily against
granting planning permission. The recommendation to refuse the applications remains

unchanged.

Appendices 1 Appeal decision of 06/00975/FUL (over)
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Appeal DeCiSi on The Planning Inspectorate

4/11 Eagle Wing
Temple Quay House
2 The Sguare
. o Temple Quay
Site visit made on 3 May 2007 Bristol BS1 5PN
® 0117 372 8372 )
by Christopher Gethin MA MTCP MRTPI e-mail: enquiries@planning-

inspectorate.gsi.gov.uk

an Inspector appointed by the Secretary of State for Oale: 1§ May 2007
Communities and Local Government

Appeal Ref: APP/W0340/A/06/2030427

The Swan Hotel, High Street, Streatley, Reading, Berkshire RG8 9HR

+« The appeal is made under Section 78 of the Town and Country Planning Act
1990 against a refusal to grant planning permission.

+« The appeal is brought by Key Properties Ltd against the decision of West
Berkshire District Council,

« The application {ref. 06/00975/FUL) dated 12 April 2006 was refused by
notice dated 5 July 2006.

» The development proposed is a swimming pool.

Decision

1 I dismiss the appeal.

Reasons

2 The Swan Hotel is situated beside the River Thames. The original 17"
century building has been extended over the years, and the hotel now
has 45 bedrooms, a restaurant, and conference facilities. The most
recent extension, carried out in 1988, comprises a substantial two-
storey block at the north end of the complex. A large car park adjoining
this was constructed at the same time.

3 The proposal is for a building containing a swimming pool, attached to
the modern block and situated in the car park. It would be about 18m
long and would project about 15.4m out from the existing building. The
height of the roof ridge would be about 5.1m.

4 The entire village is washed over by the North Wessex Downs Area of
Outstanding Natural Beauty (AONB). The Streatley Conservation Area
includes part of the hotel (not the modern block) and the village church
which is located a short distance to the west, as well as Church Croft
Cottages to the north west.

5 At my site visit I saw that the proposed building would not be fully
visible from any nearby public viewpoints apart from the footpath which
leads from St Mary’s Church past the hotel car park and along a green
lane to the north, giving access to the banks of the Thames some
distance to the north east. Viewpoints from this path are few, namely
the gateway at the northwest corner of the car park (a tall evergreen
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APPEAL DECISION APP/WO0340/A/06/2030427

hedge separates the footpath from the car park up to this point) and a
few gaps in the line of trees along the green lane. The hotel buildings
and gardens, lying to the east of the modern block and the car park,
would hide the proposed building from all other public viewpoints,
including the river — only its west end might be glimpsed through a
break in the tree cover from Goring Lock, about 140m to the east.

6 From the public footpath, the modern block and the car park appear
unattractive. The building features a large expanse of bland roof,
particularly in the western part of the north elevation. It is bulky and
overbearing. The car park intrudes into the open countryside and
presents an unappealing foreground to the village church. In my
opinion, the proposed building would soften the overbearing north
fagade of the modern block, particularly in hiding part of the roof. The
form and design of the building are pleasing in themselves. It would
enhance the foreground view of St Mary’s Church, and would accordingly
enhance the Conservation Area which adjoins the site. I consider,
therefore, that the proposed development would be acceptable by
reference to policies EN4 of the 2005 Berkshire Structure Plan and OVS2
of the 2002 West Berkshire Local Plan

7 Although the village is washed over by an AONB, I consider that the
effect of the proposed building on the natural beauty of the landscape
would be negligible in the context of its siting against an existing taller
building and within a large car park which appears highly intrusive within
the landscape. I consider, therefore, that the proposed development
would be acceptable by reference to policies EN1 of the Structure Plan
and ENV2 of the Local Plan.

8 However, the proposed building would lie outside the settlement
boundary for the village of Streatley. The 1988 extension (the modern
block) was built right up to this boundary, and the car park lies in the
open countryside. I acknowledge the arguments of the appellant that
the proposed building would be sited on land which detracts
unpleasantly from the open countryside and appears - to all intents and
purposes - part of the built-up area of Streatley. But the proper forum
for seeking a revision of the boundary is the plan-making process, and
in this connexion I note that the Streatley Parish Plan was adopted by
the District Council in July 2006 and is a material consideration in this
process,

9 Policies DP6 of the Structure Plan and ENV18 of the Local Plan deal with
development outside defined settlement boundaries. Policy DP6
explains that land outside settlements will be safeguarded, the
countryside meriting protection for its own sake. Both policies specify
limited categories of development which will be permitted in the open
countryside. The proposal falls within none of these categories. If it
were to be permitted, as an exception, because of the visual benefits
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APPEAL DECISION APP/W0340/A/06/2030427

which I have identified, it might set a precedent for another extension to
the north elevation of the modern block, and I consider it likely that
pressure would arise for an extension of the car park into the field to the
north following the loss of parking spaces. A gradual attrition of the
settlement boundary would thus occur, of precisely the sort that the
relevant policies (and the Parish Plan) are concerned to prevent. The
proposed development would be contrary to them, and would be likely
to result in harm to the countryside itself as well as to the setting of
Streatley.

10 I have considered all the representations before me, including other

potential benefits arising from the proposed development, but none
outweighs the harm which I have identified and which makes the
proposal contrary to the relevant policies of the development plan. I
therefore conclude, on balance, that the appeal should fail.

Christopher Gethin
INSPECTOR
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Agenda Item 4.(2)

EASTERN AREA PLANNING COMMITTEE

ON 26™ JUNE 2019
UPDATE REPORT
:im @ ﬁgf’“cat““ 18/03400/FULD Page No.  69-92

Site: Saffron House, Cock Lane, Stanford Dingley

Planning Officer Bob Dray
Presenting:
Member Presenting: N/A

Parish Representative N/A
speaking:

Objector(s) speaking: N/A

Supporter(s) speaking: N/A

Applicant/Agent speaking: Mr Shaun Tanner and Mr Daniel Kellett

Ward Member(s): Councillor Graham Pask

Update information

Additional consultation responses

One additional third party letter of representation has been received since the publishing of
the Committee Report.

A consultee response has been provided from the Councils Archaeological Officer, in

response to this consultee response an addition planning condition has been recommended
requiring an on-site building recording in accordance with a written scheme of investigation.

Third Party Representations:

Please be aware that the barn in question has a strong possibility of being the last remaining
vestige of the historic tannery which operated in Stanford Dingley since
Tudor times.
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There is evidence in the Berkshire Records office that a barn was recorded (in this position
same footprint etc.) on the Bradfield Parish Tithe map of C. 1840. The plot number is 533.
The O/S map of 1877 contains further evidence as does the village archive and the census
of 1851.

Please make the conservation officer aware of these facts and do not let any harm come to
this historic part of our village.

Archaeological Consultee Response

There is no further information on the Historic Environment Record about this barn, or
Saffron House. | note that the barn or shelter shed does appear on the First Edition
Ordnance Survey mapping of 1878 - | don't have access to a copy of the parish tithe map but
it's quite likely the building could be of early 19th century date or older. The suggested link to
a tannery is feasible as there was a tan yard opposite on the west side of Cock Lane - | don't
know however if the buildings were in the same ownership and the barn could also have
been used for sheltering animals or storing equipment.

Mention is made in the objection of a village archive - we would be interested in finding out
more this collection and adding any links to it, if any resident wishes to contact me. | am
aware that Stanford Dingley has a Parish Design Statement which specifically mentions
Saffron House and its setting as well as the 'adjacent weather-boarded barns and other
buildings (which) belonged to the original smallholding on this site' - also 'the original elm
cladding still remains on one of the barns'. | wonder whether any of the original fabric of the
barn can be salvaged for re-use.

Conclusion

The existing building is an unlisted building within the conservation area. However, it is
clearly also of historical interest of itself and as such is regarded as a “non-designated
heritage asset” as defined by the National Planning Policy Framework (NPPF). As such, the
effect on its significance should be taken into account, and a balanced judgement will be
required having regard to the scale of any harm or loss and the significance of the heritage
asset.

In this instance the benefits of providing a new dwelling in this location, and in accordance
with the Development Plan, are considered to outweigh the demolition of this building.
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