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1. Introduction

1.1 The planning application is a resubmission of application 21/03194/OUTMAJ, which was
appealed against non-determination with the Local Planning Authority recommending
refusal. The appellant withdrew the appeal before it was determined by the Planning
Inspectorate.

1.2 Proposal summary —The proposal relates to a hybrid planning application comprising
the following components:

e Outline planning permission - for up to 75 residential units (Use Class C3); high-
capacity Electric Vehicle (EV) charging area and residential care
accommodation, containing up to 70 beds (Use Class C2), together with open
space, play space, drainage, parking and associated access, infrastructure,
landscape, bund on the eastern boundary with the A339, ancillary and site
preparation works. (Access only is under consideration with all matters
reserved). Matters for consideration at Reserved Matters — Layout, Appearance,
Scale and Landscaping.

e Full planning application for a food store with a floor area of 1800 square metres
(Use Class E (a)) together with drainage, parking and associated access,
infrastructure, and landscaping.

Residential development

1.3 The residential developable area of this mixed-use scheme is approximately 1.6
hectares of the site. The proposal has been the subject of amended plans, and it is
outlined that the resultant amended density would be approximately 47 dwellings per
hectare (dph). The residential units are set out with a mix of dwelling sizes and tenures
and will incorporate a mixture of flats and houses. The submitted access layout plan
indicates that the proposed units are laid out in a grid pattern with a mixture of scale,
and size.

1.4 The layout, appearance, scale, and landscaping will be further assessed at Reserved
Matters.

1.5 The amended layout plan is illustrative and indicates that three blocks of flats will be
proposed and located to the south of the site. The southeastern block of flats forms a
gateway into the public open space with a footpath access at ground level through the
flats into the public open space. The southeastern block of flats will overlook the
proposed public open space and LEAP.

1.6 A submitted lllustrative Schedule of Accommodation indicates the following:

Flats
e 1 bed flats = 30 units (40%)
o 2 bed flats = 12 units (16%)

Houses
e 2 bed houses = 3 units (4%)
e 3 bed houses = 18 units (24%)
o 4 bed houses = 12 units (16%)

Proposed Food store
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1.12

1.13

1.14

1.15

1.16

The commercial element of the proposed mixed-use development comprises of the full
planning application component of this hybrid’ planning application. The proposal
comprises of the construction of a new Aldi discount food store (Class Ea), with a gross
internal floor area of 1,800 square metres, including a net sales floor area of 1,315
square metres.

The proposed store will be single storey. The external facing materials will consist of
mainly Kingspan KS1000MR Anthracite Grey Cladding RAL 7016 and Kingspan
KS1000MR Metallic Silver Cladding RAL 9006. A proposed brick plinth is set out as
Blockleys Brick Ltd Smooth Black with tarmac Y14 (Black) Coloured Mortar. The
proposed windows will be Polyester powder coated Aluminium (RAL; 7016), Fascias are
proposed as powder coated Aluminium (RAL; 7016).

The food store development will also provide 128 car parking spaces, including 8No
parent and child spaces, 5No blue badge holder spaces, 2No click and collect spaces
and 4No electric vehicle charging spaces with provision for further spaces in the future.
There will also be additional electric vehicle charging points to the north of the food store
development, and this is proposed within a high-capacity electric vehicle charging area
(this element is part of the outline application).

As indicated above, the proposed food store will be operated by Aldi Stores. The
proposed operating hours are:

e 08:00 to 22:00 hours on Mondays to Saturdays and on Bank Holidays,
10:00 to 18:00 hours on Sundays.

Care Home and Hospice

The proposed care accommodation (Use Class C2) comprises a proposed built care
home and hospice footprint on a site area of approximately 0.65 Hectares.

The proposed outline development will incorporate the construction of a 70-bed care
home with approximately 31 parking spaces. The care accommodation proposal also
includes the construction of a 20-bed hospice, with 7 parking spaces provided.

It is submitted that Feltham Properties will build out the residential element of the
scheme and the Aldi food store up to shell stage. It is added that Aldi will then take on
their part of the site for completion and fit out to their individual specification.

It is also submitted in the documents that the residential care accommodation
construction will be undertaken by other developers yet to be confirmed at the time of
the planning application.

The Site and Site Access

The site is located to the east of Newbury College and adjacent to the A339 road. The
vehicular accesses to the development site will utilise the existing access to Newbury
College, which forms a roundabout junction with Monks Lane and Newtown Road to the
north of the site. Newtown Road is also a single carriageway road with 30 miles per hour
speed limit and links south Newbury to central Newbury.

Immediately east of the Newbury College roundabout access junction, Monks Lane
forms a roundabout junction with the A339 Newtown Road and Pinchington Lane. The
A339 is subject to a 50 miles per hour speed limit and provides a link north through
Newbury to the major A34 and M4 routes.
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2.

2.1

To the south, the A339 provides a route to Basingstoke, with the A34 also accessed via
the B4640 to the Tot Hill junction. The A34 provides a strategic link towards the M4 and
M40 to the north and south towards the M3.

To the east, Pinchington Lane is a single carriageway road with 30 miles per hour speed
limit and provides access to Newbury Retail Park and Greenham.

The pedestrian access off the A339 will be moved to the south to provide an access
point into the proposed Public Open Space. The footpath access will link into the existing
pavement network and provide access to the bus stop along the A339. The current site
is now considered open with no boundary along the A339 on the eastern boundary along
the southeastern section of the site.

A new access is proposed on the southern boundary off Highwood Copse Road and
this will service the proposed care home and hospice development. Each proposed new
access will comprise of a new vehicular access via a priority-controlled junction with 2.4
x 43.0 metre visibility splays.

There is also a bus stop located on the Newbury College campus, approximately 100
metres west of the application site measured from the indicative location of the northern
residential access road. The bus stop is provided with seating, shelter, and timetable
information.

The site is located within Flood Zone 1.

A group Tree Preservation Order No: 201/21/1068 - W2 — TREE is designated to the
north, northeastern and eastern boundaries of the site.

The full amended supporting plans and technical reports can be found on the council’s
website using the above link.

Planning History

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

Application Proposal Decision/
Date

21/03194/OUTMAJ | Hybrid application for 1) Full planning | Appealed
permission for a food store with a floor area | against non-

of 1800 sd. m (Use Class E(a)) together with | determination —
drainage, parking and associated access,
infrastructure, and landscaping. 2) Outline | Appeal
planning permission (matters to be | withdrawn by
considered: access) for up to 85 residential | the appellant.
units (Use Class C3), high-capacity Electric
Vehicle (EV) charging area, residential care
home (Use Class C2) containing up to 70
beds, and a hospice (Use Class C2), together
with open space, play space, drainage,
parking and associated access,
infrastructure, landscape, ancillary and site
preparation works. Matters to be considered:
Access
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3.1

3.2

3.3

3.4

3.5

3.6

3.7

02/00731/RELAX Relaxation of Condition No.11. of Application | Approved / 30
No.155227 relating to working hours during | November
construction. 2000

99/55227/ADD The provision of an Educational College | Approved / 16
including a Nursery/Creche and Residential | April 2002
Conference Training Centre

95/46286/0UT New college Approved / 08
April 1998

Procedural Matters

The proposed development falls within the column 1 description at paragraph 10 (b)
(Urban development projects) of Schedule 2 of the Town and Country Planning
(Environmental Impact Assessment) (EIA) Regulations 2017. An EIA screening
exercise has been completed. The proposed development does not exceed the
threshold in column 2 of Schedule 2 (number of dwellings and the site area does not
exceed 5 hectares). It is therefore concluded that an EIA statement is not required in
terms of the EIA Regulations.

An EIA Screening Opinion was issued by the Local Planning Authority on 05" November
2021 under reference 21/02602/SCREEN.

A site notice was displayed on 15" November 2022 and the deadline for representations
expired on 06" December 2022. A notice was published in the Newbury Weekly on 17t
November 2022.

The development has been amended on numerous occasions. The main amendment
plans, and additional supporting information packages were received in June and
August 2023 in response to officer-level feedback. According to the Planning Practice
Guidance, where an application has been amended it is up to the Local Planning
Authority to decide whether further publicity and consultation is necessary, taking into
account a number of considerations including previous objections, and the significance
of the changes. These amendments have been to address specific technical concems
raised by consultees, the amendments have been made publicly available via the
Councils planning website. Given that these amendments have been in response to
technical issues and altered the originally proposed scheme, it has been necessary for
amended plans site notices to be displayed. An amended plans site
notice was displayed on 22 June 2023 and the deadline for representations expired on
18 July 2023. Further minor amendments were made after this date, however these
amendments did not warrant the display of additional site notices.

Community Infrastructure Levy (CIL) is alevy charged on most new development to pay
for new infrastructure required as a result of the new development. CIL will be charged
on residential (C3 and C4) and retail (A1 - A5) development.

The development is CIL liable and chargeable as residential and retail development.

More information is available at www.westberks.gov.uk/cil
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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.

Greenham Support.
Parish Council

Newbury Town No objection
Council

Basingstoke and | No objection
Deane Borough

Council

(Adjacent

District Council)

Burghclere Concerns raised.

Parish Council.

(Adjacent e theincrease in traffic on the B4640

Basingstoke and e development will likely occur alongside Sandleford’s and
Deane Parish the traffic implications of both for the B4640 need to be
Council) considered holistically.

e surveys should be carried out together with Hampshire
Highways to understand the increase and flows involved
and the implications for residents in Newtown and
Burghclere living along this road.

e many residents of this parish (and other neighbouring
parishes in Hampshire) use the A339 approach to Newbury
- we raise concerns about its capacity and the traffic
intersections at Monks Lane/Newtown Road (Newbury
College (NC) roundabout) and the A339/Pinchington Lane
(Tesco Roundabout).

e fundamentally disagree that there would be no ‘significant
impact’. Already there are long tailbacks South from the
Tesco Roundabout on the A339 on a regular basis due to
increased traffic and traffic works within Newbury itself.

e tailbacks occur at this point at peak hours.

e Requestthat these concerns are noted and that more work
on the implications for North Hampshire are actioned.

Newtown Parish | Concerns raised.

Council.

(Adjacent e the increase in traffic on the B4640

Basingstoke and e development will likely occur alongside Sandleford’s and
Deane Parish the traffic implications of both for the B4640 need to be
Council) considered holistically.

e surveys should be carried out together with Hampshire
Highways to understand the increase and flows involved
and the implications for residents in Newtown and
Burghclere living along this road.

e many residents of this parish (and other neighbouring
parishes in Hampshire) use the A339 approach to Newbury

West Berkshire Council Western Area Planning Committee 20 March 2024



- we raise concerns about its capacity and the traffic
intersections at Monks Lane/Newtown Road (Newbury
College (NC) roundabout) and the A339/Pinchington Lane
(Tesco Roundabout).

e fundamentally disagree that there would be no ‘significant
impact’. Already there are long tailbacks South from the
Tesco Roundabout on the A339 on a regular basis due to
increased traffic and traffic works within Newbury itself.

e tailbacks occur at this point at peak hours.

e Request that these concerns are noted and that more work
on the implications for North Hampshire are actioned.

WBC Highways No objection

WBC Waste No comments received
Management

WBC Local Lead | No objection, subject to condition
Flood Authority

WBC Education | No objection
Services

WBC Ecology No objection, subject to condition.

WBC Housing No objection

WBC Trees No objection subject to conditions
WBC No objection
Archaeology

WBC Minerals No objection
and Waste

WBC Transport | No comments received
Policy

WBC No comments received
Environmental
Health

WBC Economic | No objection
Development

WBC Adult No objection
Social Care

Berkshire West | No objection
NHS Integrated
Care Board

Environment No comments response received
Agency
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4.2

4.3

Berkshire Newt | No objection

Officer
Thames Water No objection subject to condition
Forestry Comments received

Commission

Woodlands No objection
Trust

Public representations

Representations have been received from 9 contributors (some with repeat
submissions):

e 8 objectors
e 1 supporter.

The full responses may be viewed with the application documents on the Council’s
website, using the link at the start of this report. Objection submissions have been
received on behalf of Tesco Stores and on behalf of Bloor Homes and the Sandleford
Farm Partnership. The supporting submission has been received on behalf of Newbury
College. In summary, the following issues/points have been raised:

Objection comments:

e Significant Increase in traffic on already overloaded and congested local roads,
Monks Lane, A339 and the Andover Road.

¢ Increase in traffic will make the area more hazardous for pedestrians, namely

school children.

Schools, care homes, Industrial and commercial premises will bring HGV lorries.

Wildlife will lose natural habitat displacing them into ever decreasing areas.

South of Newbury already has a number of established food stores.

Area already has a residential care home.

Area already has outline approval for up to 1000 residential units.

Overall proposal is too big for the limited parcel of land available.

Existing infrastructure will not support proposal.

Area has M&S Food, Lidl and a Tesco superstore all within 400m of each other.

Inadequacies in the retail sequential assessment

Failure to consider the Sandleford Strategic Site

Inadequate assessment of impact on the vitality and viability of existing centres.

Potential impact on committed and planned investment in the catchment area.

Model data shows a possibility that traffic queues up to and over 1km long could

form at this location, which would have an unacceptable impact on the traffic

management proposals of the Sandleford Park East site.

Support comments:

e Newbury College is the current owner of the land on which the development is
proposed and intends to complete the planned sale to NCII Ltd once planning
consent is confirmed.

o Newbury College concluded that the area of land is surplus to need.
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e Since Newbury College moved to its present location in 2002, they have
developed and expanded provision to meet the needs of the community and
local economy.

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.

e Policies ADPP1, ADDP2, CS1, CS4, CS5, CS6, CS9, CS11, CS13, CS14,
CS15, CS16, CS17, CS18, CS19 of the West Berkshire Core Strategy 2006-
2026 (WBCS).

o Policies GS1, C1, P1 of the Housing Site Allocations Development Plan
Document 2006-2026 (HSA DPD).

e Policies OVS.5, OVS.6,RL.1, RL.2 and RL.3 of the West Berkshire District Local
Plan 1991-2006 (Saved Policies 2007).

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

e National Planning Policy Framework (NPPF)

e Planning Practice Guidance (PPG)

¢ Quality Design SPG (2006)

e Sustainable Drainage SPD (2018)

¢ Planning Obligations SPD (2015)

e Conservation of Habitats and Species Regulations 2017

e West Berkshire CIL Charging Schedule

e Manual for Streets

e West Berkshire Cycle and Motorcycle Advice and Standards for New
Development 2014

e Newbury Town Design Statement.

6. Appraisal

6.1 The main issues for consideration in this application are:

Principle of development

Affordable housing

Design, function, character and appearance of the area.
Public open space

Impact on neighbouring amenity and quality
Residential Amenity of future occupiers

Highways matters

Flood risk and Sustainable Drainage

Social, Water Supply and Wastewater Infrastructure
Employment and the Economy

Sustainable construction
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6.2

6.3

6.4

6.5

6.6

6.7

6.8

6.9

Biodiversity

Trees and Landscaping

Other Matters

Planning Balance and Conclusion

Principle of development

Planning law requires that applications for planning permission be determined in
accordance with the development plan unless material considerations indicate
otherwise.

Residential Development

The statutory development plan provides an up-to-date framework for determining
applications for housing development in West Berkshire and so attracts substantial
weight in the decision-making process. The housing supply policies which are relevant
to this application are: Policies ADPP1, ADDP2 and CS1 of the West Berkshire Core
Strategy 2006-2026, and Policies GS1 and C1 of the Housing Site Allocations DPD
2006-2026 (HSA DPD).

Policies ADPP1 and ADPP2 comprise the spatial strategy for the district. New homes
will be in accordance with the settlement hierarchy (ADPP1) and area delivery plan
policies (ADPP2).

According to Core Strategy Policy ADPP1, the scale and density of development will be
related to the site’s current or proposed accessibility, character, and surroundings.
Significant intensification of residential (and other uses) will be avoided within areas
which lack sufficient supporting infrastructure, facilities, or services or where
opportunities to access them by public transport, cycling and walking are limited.

Policy ADPP2 indicates Newbury will accommodate new housing development
contributing to its role and function as the largest urban area in West Berkshire. The
policy goes on to say, other development will come forward through the implementation
of existing commitments together with infill development and the allocation of smaller
extensions to the urban area in the Site Allocations and Delivery DPD.

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

According to Policy HSA DPD Policy C1, there is a presumption in favour of
development and redevelopment of land within the settlement boundary of Newbury
amongst other settlements. The proposed residential element is considered acceptable.

Care Home and Hospice

The settlement boundary includes the majority of the application site but excludes part
of the southern part of the site which includes the proposed care home and hospice
area. The care home and hospice elements of the proposal are therefore located outside
but adjacent to the settlement boundary.
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6.10

6.11

6.12

6.13

6.14

6.15

6.16

6.17

6.18

Policy ADPP1 outlines that development will be within or adjacent to the settlements
included in the settlement hierarchy and that only appropriate limited development in the
countryside will be allowed, focused on addressing identified needs and maintaining a
strong rural economy.

Officers have consulted the Council's Adult Social Care Service (ASCS). The ASCS
have stated that the area of greatest need is for affordable care home beds for people
with dementia, especially those with challenging behaviour. ASCS and Berkshire West
NHS Integrated Care Board were initially concerned that whilst there was a need for
special care accommodation due to an ageing population, the real issue for care
facilities in the district was difficulties in recruitment and the retention of staff.

A care home assessment statement has been submitted. The report states that the
proposed operators in Halebourne and The Caring Homes Group are engaged in
dementia care, and it is their intention that the new care home will be a care home with
dementia unit, with beds allocated to special needs and beds dedicated to other more
chronic conditions. The applicant’s healthcare consultant stated that their demographic
profiling indicates that there are approximately 17,411 residents aged 65 years and over
living in the 7.5 km catchment, with a high density of residents aged over 75 years old
living within the immediate 2.5km area around Newbury and towards the southeast of
the site in areas such as Headley and Crookham. It is submitted that of the 12 existing
homes within the catchment, only 7 are considered to be future fit by having 80% en-
Suite provision to cater for modern provision. There are five converted homes and a
number of older style purpose built homes. The new facility will add more modern care
home provision.

The applicant submitted that they anticipate a growth of residents aged 65 years and
over by 22.8% over the next 10 years, with a current demand for 584 beds, forecast to
grow to 672 beds by 2027 and 805 beds by 2032.

The West Berkshire Strategic Housing Market Assessment (2016) indicates a net need
for 3,462 bedspaces for older persons in registered care provision across the study area
over the 2013-2036 period, this is equivalent to provision of approximately 151 per
annum.

Following the submission of an additional statement by Halebourne and The Caring
Homes Group, the Council’'s ASCS were satisfied with the proposed staffing approach.
The Council's ASCS raise no objection following the submission of additional
information by the applicant as outlined above. Officers consider that the future demand
for care facilities and an ageing population indicates that the district has to plan for more
modern purpose-built care facilities. The proposed development will add to this
provision.

For these reasons, the care home and hospice elements of this hybrid application is
considered acceptable in principle subject to the detailed material considerations set out
below and considerations reserved as part of the reserved matters.

Food Store
The NPPF seeks to ensure the continuing vitality of town centres, and a sequential test
is required for any planning application for main town centre uses in locations located

outside town centres.

The NPPF “sets out the Government’s planning policies for England and how these
should be applied. It provides a framework within which locally prepared plans can
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6.19

6.20

6.21

6.22

6.23

6.24

provide for sufficient housing and other development in a sustainable manner.”
(paragraph 1).

The NPPF indicates that ‘main town centre’ uses, as defined in the glossary, should be
located in town centres, supporting the role that town centres play at the heart of local
communities, taking a positive approach to growth, management and adaptation. The
NPPF recognises that residential development can play an important role in ensuring
the vitality of centres.

Paragraph 91 states that “Local Planning Authorities should apply a sequential test to
planning applications for main town centre uses which are neither in an existing centre
nor in accordance with an up-to-date plan. Main town centre uses should be located in
town centres, then in edge of centre locations; and only if suitable sites are not available
(or expected to become available within a reasonable period) should out of centre sites
be considered.”

Paragraph 94 of the NPPF outlines that for retail and leisure development outside of
town centre, not in accordance with an up-to-date plan, to require animpact assessment
if the development is over a proportionate, locally setthreshold (or 2,500 square metres
if there is no set threshold).

The supporting text to policy CS11 at para 5.69 outlines that town centre uses should
first be directed towards the town centre in the first instance, then edge of centres (within
300 metres) and then out of centre. The proposed food store site is located on the urban
edge of Newbury and is not allocated within the development plan for the proposed food
store use. The applicant has submitted a Retail Assessmentwhich provides a sequential
assessment of potential retail sites within the Newbury to Thatcham area. In addition,
Officers requested that the sequential test also takes into consideration any potential
impacts on the Sandleford Local Centre. Following this officer feedback, an amended
Retail Assessmentwas submitted which concluded that no suitable brownfield site is
available to accommodate the food store and site area as proposed in the planning
application. Officers are satisfied that the sequential test is met in this proposal such
that no retail reason for refusal is justified on this basis.

The likely significant impact will be on the nearby Tesco Superstore and Lidl within the
Newbury Retail Park. The NPPF states that local planning authorities may only request
an impact assessmentif an application is in excess of 2500 square metres, unless a
threshold is specified within the Development Plan. The Council has no such local
threshold, as such the NPPF threshold applies indicating that an impact assessment is
not required. Notwithstanding, the applicant has submitted an impact assessmentwhich
has concluded that there is a need for Aldi to have appropriate nearby customer car
parking which is a crucial part of the discount food stores model and it is key to their
commercial success. The applicant’s retail assessment adopted 620 square metres
(gross) and 109 car parking spaces as the threshold that sequentially tested potential
sites must be capable of accommodating the food store. This represents a circa 10%
reduction in terms of floorspace and a circa 15% reduction in car parking provision
proposed in the application.

An objection has been received from Tesco. The Tesco objection outlines that the
submitted sequential assessment fails to consider the former Debenhams store and the
redevelopment of the Kennet Centre. In the case of Debenhams, it is noted that this
building is the subject of a recent planning permission by the operator of Parkway for
repurposing the building for use by Primark. A current application, still under
consideration, proposes redevelopment of the Kennet Centre for residential and
commercial uses, and these are the uses currently being promoted by the landowner
for the site. The Tesco objection also argues that the applicant could have considered
sites identified in the Town Centre Masterplan, smaller scale store formats and sites
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within the Newbury Retail Park. However, these arguments are not supported by
officers, and the sequential testing methodology use is considered sound and
satisfactoryfor a retail proposal of this scale, while also clearly focused on the availability
of sufficient and compatible land for the works proposed.

6.25 Retail impactis also an important material consideration to ensure there are no adverse
impacts on existing town centre retail uses from the introduction of a new store. This
assessment also includes consideration of future vitality and ability to attract future
investment to the town centres. In this specific instance the immediate catchment of the
proposed store will be largely from south Newbury and the committed new residential
developments within the immediate area, including Sandleford East and West,
Pinchington Lane and Land north of Nursery at Newbury College.

6.26 Tesco’s objection submission outlines that the redevelopment of the Kennet Centre
identifies the decline of the centre being partly due to increase in out of centre retail
floorspace. In this regard it is noted that Tesco itself runs two out of centre superstores
at the Newbury Retail Park and in north Newbury along London Road. Officers have
applied a comparison between the proposed Aldi development as submitted and the
available sites within the town centre.

6.27 The applicant has conducted their sequential test based on parameters of floorspace
and car parking thresholds. Several specific sites have been identified and reviewed as
part of the sequential assessment, which are outlined below:

Former Debenhams, Parkway Shopping Centre, Newbury
The Kennet Centre, Market Street, Newbury

Vacant Builders Merchants, Pound Street, Newbury

Unit 9A, Newbury Retail Park, Newbury

Unit 5, Newbury Retail Park, Newbury

Unit 1A, Newbury Retail Park, Newbury

Vacant Car Dealership, Pinchington Lane, Newbury

6.28 The applicant’s retail assessmentconcludes thatthe majority of the sites are not suitable
to accommodate the broad type and size of development proposed. Officers agree with
this conclusion. In addition, the assessed sites above have significant constraints
relating to land ownership, access, and surrounding uses that render the proposal on
these sites undeliverable and unacceptable including the site layouts and configurations
that would make it difficult to accommodate the proposed food store development.

6.29 At the request of Officers, the applicant has also assessed Sandleford Local Centre as
a potential retail site. The applicant acknowledges that the Core Strategy envisages the
Local Centre to deliver day-to-day shopping requirements, with the creation of a
sustainable community. Officers agree with the applicant that the Sandleford Local
Centre proposes a different low-level retail use and that the level of retalil floorspace is
intended to serve the local population of Sandleford Park rather than becoming a
destination in its own right. This is more along the examples of a Tesco Express,
Sainsbury Local or a Newsagent. Officers therefore consider that the discount store
would offer a different grocery service to the Sandleford Local Centre. Given the site
area required for the Aldi store, officers also accept that the store as proposed could not
practically be located anywhere within the town centre. There are numerous discount
stores located in Newbury, there is an Aldi store to the north of Newbury along London
Road and a Lidl store within the adjacent Newbury Retail Park and on London Road.

6.30 The applicant has considered London Road Industrial Estate, for which the only unit that
is vacant is the former Lidl premises, which is situated adjacent to the Topps Tiles unit.
The unit is approximately 1,014 square metres and shares the limited car parking with
Topps Tiles and Pets at Home. This does highlight the parking and space requirements
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for the proposed food store. The applicant also acknowledged that should the area to
the west or east of Faraday Road be redeveloped, this could possibly provide sufficient
land for the proposed discount food store development, this would require all the existing
tenants to find alternative premises and vacate. Although the applicant has reviewed
sites in the Thatcham area, Officers agree with the applicant that locating the proposed
Aldi store to the east of Thatcham would not serve the envisaged catchment as currently
proposed.

Officers consider that the addition of an Aldi discount food store will improve the store's
investment in the district, provide an additional discount store service to the south of
Newbury catchment, increase its market share in the area, creating employment and
improve competition to the benefit of residents. These are retail benefits of substantial
weight.

Accordingly, given the identified benefits, the amended retail assessment justifies the
proposed food store with the benefits outweighing any negative impacts in the planning
balance. As such the principle of the food store is acceptable.

Affordable Housing

Policy CS6 of the WBCS is concerned with the provision of affordable housing. In order
to address the need for affordable housing in West Berkshire a proportion of affordable
homes will be sought from residential development.

The Council's SPD states the affordable housing should consist of 70% social rent and
30% intermediate housing options such as shared ownership, however it is also now
National Policy for First Homes to contribute 25% of all Affordable Housing with Local
Authorities able to retain their original policy compliant level of social rent. West
Berkshire Council now require 70% Social rent, 25% First Homes and 5% Shared
Ownership.

The Council will seek 40% affordable housing on this site, which will equate to 31 total
affordable housing dwellings and the tenure mix expected would be:

e 21 Social Rent,
o 8 First Homes (rounded off)
e 2 Shared Ownership (rounded off).

The Housing Development Officer indicated that such a mix would accord with the
requirements of the Core Strategy Policy CS6.

To create sustainable, inclusive and mixed communities affordable housing on new
developments should be fully integrated into, and indistinguishable from, the general
market housing, the Council expects affordable housing to be pepper-potted throughout
the development. The supporting illustrative plans demonstrate that affordable housing
can be efficiently pepper potted across the development site to ensure it is integrated
properly with the development. The development is approximately split 50/50 between
houses and flats and it will be expected that the affordable housing is split in the same
ratio as the market homes between the houses and flats to ensure the affordable homes
are fully integrated. Officers recommend that the final tenure mix can be confirmed at
Reserve Matters when the layout is finalised and the tenure mix at Reserved Matters
can be secured by a legal agreement.
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6.38 The Council recommend that all affordable housing dwellings should be developed to
Building Regulations M4 (2), broadly equivalent to the old Lifetime Homes Standards,
and conform to the latest Design and Quality Standards published by Homes England,
to ensure that they are readily accessible and adaptable for those with additional needs.
Based on the local Housing needs update, the Housing Officer has also requested that
a proportion of the homes to be developed to M4 (3), either houses or ground floor flats
in this instance.

6.39 The Council will assess all affordable housing development proposals against the
Nationally Described Space Standards (updated March 2015). To ensure dwellings are
suitable for future occupants, this has been secured by a recommended condition and
all bedrooms should provide a minimum of 2 bed spaces as follows:

e 2-bedroom unit = should provide a minimum of 4 bed spaces
e 3-bedroom unit = should provide a minimum of 6 bed spaces
e 4-bedroom unit = should provide a minimum of 8 bed spaces

6.40 For these reasons, a policy-compliant level of affordable housing provision is proposed
in accordance with the requirements of policy CS6 and the Planning Obligations SPD
subject to conditions and the completion of a section106 legal agreement.

Design, function, character and appearance of the area.

Functional Design

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

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

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

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

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

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

Housing Type and Mix
6.43 Core Strategy Policy CS4 states that residential development will be expected to
contribute to the delivery of an appropriate mix of dwelling types and sizes to meet the

housing needs of all sectors of the community, including those with specialist
requirements. The mix on an individual site should have regard to:

e The character of the surrounding area.
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e The accessibility of the location and availability of existing and proposed local
services, facilities and infrastructure.

e The evidence of housing need and demand from Housing Market
Assessments and other relevant evidence sources.

6.44 Development proposals will be expected to demonstrate how these matters have been
addressed within the proposed dwelling mix.

6.45 The site is located within a location forming part of the southern gateway into Newbury
along the A339, as such the proposal has been considered in terms of its potential
impact and harm on the character and visual attractiveness of the area. This
assessmenthas been based on the existing built form and the level of harm, if any, from
the proposed development.

6.46 In respect of the outline element, whilst the detailed design considerations are for
determination at the later stage, the resultant amended density would be approximately
47 dwellings per hectare (dph) with the indicative layout ensuring the need to make
efficient use of land but at the same time respecting the settlement edge location and
the surrounding pattern of development.

6.47 The proposed dwellings, food store, care home and hospice have been designed such
that their layout, sizeand scale does not appear out of context in relation to the adjacent
properties to the north, east and west or within the settlement. The height of the
dwellings is in keeping with the height of the Newbury College to the westand Premier
Inn Hotel to the east. The illustrative layout is submitted to show how the layout could
be achieved at Reserved Matters. The illustrative proposed gaps between buildings and
plot sizes are considered to be in keeping with the local area, access through the site is
created and allows sufficient vehicular and pedestrian connectivity value within and
through the site.

6.48 It is considered that the public and private spaces of the development can be clearly
distinguished with private gardens well enclosed to the rear of the properties and
terraces designed into the proposed buildings.

6.49 The proposed hospice is set at a building height of up to 10 metres above ground and
the care home is up to 12 metres above ground. This proposes maximum general
heights of the units of around 131.5m AOD with occasional spot heights of up to 133.9m
AOD. This is similar to and in many cases lower than existing surrounding development.
In comparison, the existing College buildings are up to 131.22m AOD. The permitted
college building is up to 133.9m AOD. The Two Watermills pub is up to 132.65m AOD.
The existing Tesco Extra store to the east is higher with spot heights up to 139.3m AOD
and with general heights of between 132.2m and 133.1m AOD. The Jago Court
residential development to the north is up to approximately 134.1m AOD and The Steele
Court development is up to approximately 133.4m AOD.

6.50 Whilstthe scale of the development is a Reserved Matter, the height of the buildings for
the residential elements is outlined on the proposed Parameter Plan to be approved at
this outline stage. As such Members are advised to consider the proposed height of
buildings at up to 9.5 metres above ground level, with some heights of up to 12 metres
above existing ground level. The application is submitted with supporting cross sections
which outlines the proposed building heights in the context of the existing built form,
including the height of the college buildings. The flats are generally up to 10 metres
above existing ground with again occasional spot heights of up to 12 metres. The
proposed care home will be up to 12 metres in height as a southern corner plot landmark
building. Officers are satisfied that an appropriately designed building can be achieved
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at this maximum height when scale and appearance are considered at Reserved
Matters.

6.51 Whilstthe proposal is for up to 75 dwellings, the site has scope to accommodate good
internal access and permeability. The applicant would be required to incorporate
pedestrian/cycle route(s), which proceeds through the site and is designed to connect
to existing local networks north, south, west and east. The supporting plans show a
development that appears slightly denser than the adjacent housing development,
having regard to the supporting plans and substantial open space being provided as
part of the scheme, it is considered that the proposal would harmonise with the
surroundings when considered as a whole. All public spaces are overlooked by the
dwellings and so there is a good level of natural surveillance onto the proposed public
open spaces and footpaths. The proposed layout has largely been informed by the
shape and narrow width of the site.

6.52 A submitted lllustrative Schedule of Accommodation indicates that the following:

Flats
e 1 bed flats = 30 units (40%)
e 2 bed flats = 12 units (16%)

Houses
e 2 bed houses = 3 units (4%)
e 3 bed houses = 18 units (24%)
e 4 bed houses = 12 units (16%)

6.53 The proposed mix would be in broad accordance with the evidence of housing need as
contained within the 2016 Berkshire Strategic Housing Market Assessment (SHMA).
This indicates a need for all types of dwelling sizes. The affordable housing mix would
be confirmed at Reserved Matters in consultation with the Housing Development Officer.

6.54 In terms of appearance, the surrounding built form has a variety of architectural design
and form, of varying quality. In this context, a modern high quality residential
development would harmonise with the surroundings subject to detailed consideration
at the Reserved Matters stage. The location is relatively accessible and to benefit from
the availability of existing local services, facilities and infrastructure within a short travel
distance. The orientation of the proposed residential units is intended to provide an
opportunity to provide photovoltaic panels to the roofs. The dwellings will incorporate
green rooftop amenity areas to supplement the rear garden amenity spaces.

6.55 In respect of landscaping, the supporting masterplan demonstrates ample areas would
be provided in terms of open space, landscape buffers, green infrastructure and soft
planting to ensure the proposal is acceptable in respect of these issues at the Reserved
Matters stage. Structural planting would also be provided along the buffer to the A339,
to maintain the rural character of the western approach into Newbury, new planting
would also be provided to create/enhance screening to adjoining properties.
Landscaping will be finalised as a Reserved Matter.

6.56 The fine detailed designed for the residential, care home and hospice developments can
be considered at Reserve Matters stage. Emergency vehicle access (fire and
ambulance) swept paths for the residential and care home sites have been submitted.
The illustrative plans outline that disabled access canbe achieved to include wheelchair
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access paths as annotated on the plans leading to the proposed care home and hospice
entrances.

In respect of the full application element of the scheme (food store), the layout shows a
single vehicular access point. Retractable bollards have been incorporated at the food
store entrance and will provide a crime and anti-social behaviour mitigation for the
proposed store car park. The proposed external design and form shows a modern
design approach with modern architectural elements. The external materials would be
required to be in keeping with the modern architectural elements of the adjacent
Newbury College. This will be considered during the Reserve Matters under appearance
but can be secured by a condition.

Crime Prevention

Thames Valley Police Design team recommended that a secure barrier is installed at
the entrance to the food store carpark that can be closed outside of the store’s hours of
operation. Retractable bollards have been added to the food store access by the
applicant. Additional soft landscaping has been added to the car park to limit anti-social
behaviour due to the large open car parking area. It was also recommended that CCTV
overlooking the car parking area is installed along with other measures in accordance
with secure by design measures. This would address the matters raised by Thames
Valley Police.

Taking into the account the above approach, coupled with the form of the surrounding
built form, would ensure the proposal would integrate with the surroundings. Officers
consider that the development sufficiently respects the character and appearance of the
specific site and the area and would comply with Policy CS14 and the NPPF.

Public Open Space and Green Infrastructure

According to Core Strategy Policy CS18, new developments will make provision for high
guality and multifunctional open spaces of an appropriate size and will also provide links
to the existing green infrastructure network.

Policy RL.1 of the West Berkshire District Local Plan provides a policy requirement for
public open space. According to Part 1 of the Quality Design SPD, designers and
developers should create a positive relationship between local open spaces and new
development.

Policy RL1 of the West Berkshire District Local Plan states that the Council will require,
in new residential development of ten or more dwellings, the provision of between 3 and
4.3 hectares of public open space per thousand population in such form, scale and
distribution as may be considered appropriate depending on local circumstances,
together with associated facilities and equipment. The new population on the site will
be approximately 195 persons. The requirement is between 0.56 to 0.84 hectares of
public open space for this number of dwellings.

Policy RL2 states that the provision of public open space may be satisfied in several
ways, including by allocating space on the development site itself, by making space
permanently available through formal agreement on other land in the applicant’s control
which is readily accessible from the development site and appropriate for public open
space/recreational use, or in certain circumstances by making payment to meeting
necessary open space or other recreational requirements within a reasonable distance
of the development site.
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The proposal seeks to incorporate a large area of public open space along the
southeastern part of the site. This area provides multi-functional public open space, with
a local equipped area for play (LEAP), adjacent to the southeastern boundaries. A total
of 0.3 hectares of public open space is proposed, which is slightly less than the policy
requirement. Officers consider that the open space is of an appropriate size and would
accommodate sufficient space for use by all members of the community. The LEAP and
public open space will be secured under a Section 106 legal agreement.

The proposal would ensure the provision of satisfactory open space for the development
as well as improved access to green infrastructure and new landscape buffers, with the
finer details being resolved at the reserved matters stage and via planning conditions.
It would be necessaryto secure the provision, transfer and management arrangements
by way of planning obligations at the outline application stage.

Residential Amenity of future occupiers

According to paragraph 135 of the NPPF, planning decisions should ensure that
developments create places with a high standard of amenity for existing and future
occupiers.

According to Core Strategy Policy CS14, new development must make a positive
contribution to the quality of life in WestBerkshire. As such, the impacts on neighbouring
living conditions in terms of any loss of light, loss of privacy, loss of outlook, any
overbearing impacts, or any significant noise and disturbance, are material
considerations. The Council’'s adopted Quality Design SPD and House Extensions SPG
provide guidance on such matters that may be applicable to all development proposals.

The development proposals within the site shall be informed by noise and air quality
surveys which will advise on appropriate mitigation measures given the proximity of the
site to the A339.

The illustrative layout plans demonstrated that future occupiers would have good access
to appropriate levels of internal and external amenity space. The layout plans also
demonstrate the proposed dwellings would maintain adequate separation distances
from existing housing ensuring no material impact on neighbouring residential amenity
by way of loss of light, outlook or privacy, or resultin any significant overbearing impact.

It is noted there would be increasein traffic movements along the sectionof Monks Lane
where the proposed vehicular access would be situated. However, the overall increase
in the level of traffic movements, taking into account any cumulative impacts, would not
be so significant such that it would materially harm neighbouring residential amenity in
terms of noise and disturbance.

The Council’'s Environmental Health Team have not provided comments, however on
the previous application 21/03194/OUTMAJ the Environmental Health requested that
further details would be required regarding the plant equipment to be installed at the
proposed food store, and how noise from the equipment will be minimised. In addition,
further details regarding noise mitigation works from the A339 and street lighting in the
residential area will also need to be submitted. The Environmental Health officer also
requested details on how odour and dust from the adjacent Householder Recycling
Centre will be managed. This can be secured by condition.
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6.72 For these reasons, the proposal could potentially have an acceptable level of mitigated
impact on neighbouring residential amenity and would result in the creation of
satisfactory living environment for future occupiers.

Highways Matters

6.73 According to Core Strategy Policy CS13, development that generates a transport impact
will be required to (amongst others): reduce the need to travel; improve and promote
opportunities for healthy and safe travel; and demonstrate good access to key services
and facilities. The Local Highway Authority (LHA) Officer's comments are outlined in full
below:

6.74 Most of the development would be accessed via Monks Lane, with access for the care
home and hospice provided onto Highwood Copse Road to the south. There is concem
regarding the adding of additional traffic onto Monks Lane. One of the purposes of the
recently provided A339 / Highwood Copse Road junction was to spread traffic from
Sandleford Park and for any future expansion and development at Newbury College
including now with this proposal. Highway Officers would have preferred that more of
the development to have been accessed from the south, or even potentially for a through
route and to spread any traffic increases with a choice of direction to arrive and leave
the site. However ultimately this depended on the final traffic modelling results.

6.75 The development will make use of the Newbury College access road which is a private
road and understandably the college didn’t want their road to be used as a through route.
The Council has emerging highway design standards that require all roads serving more
than five dwellings to be designed, constructed and adopted as public highway via a
Section 38 Agreement. Unfortunately, with the Newbury College access road being
private it will not be possible for the council to enter into a Section 38 agreement to have
the roads within the residential development adopted as public highway at this time.
However, the applicant has stated this may be all reviewed at some later date. In the
meantime, highway officers with the application of conditions and other measures will
ensure that the roads are built to adoptable standards. This would be essential to enable
access by the council's waste service and contractors.

6.76 Car and cycle parking provision would seem acceptable across the proposed
development. Electric Vehicle Charging points will be required.

6.77 As is commonwith most Transport Assessments (TA) regarding retail proposals; linked,
pass-by, transferred and new trips are considered for the proposed food store. Most the
traffic visiting a new store will already be on the network, only a limited proportion will
be new. The TA has assumed that 30% of trips will be new to the network. This is line
with recent approvals for other such retail stores. Overall, highway officer projects the
following additional traffic:

AM Peak (08:00 — 09:00) PM Peak (17:00 — 18:00)

Arriving | Departing | Total Arriving | Departing | Total
Food retail store 35 23 58 66 66 132
Residential 12 40 52 29 14 43
Care home 5 4 9 4 6 10
Hospice 10 5 15 5 11 17
EV charging station 16 16 32 16 16 32
Totals 78 88 166 120 113 234
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Projected traffic generation

6.78 This planning application has not been easy to assess, possible to due to only one
access serving most of the site, and mainly due to its close proximity to the strategic
housing site of Sandleford Park that was approved with a significant package of
highways mitigation in 2021. This includes the replacement of the A339 / Pinchington
Lane / Monks Lane / Newtown Road / Newbury College access (the site main access)
with traffic signal junctions.

6.79 When assessing Sandleford Park, highway officers had several challenges regarding
the A339. There were limited options left available on the A339 for the Local Highway
authority in accommodating Sandleford Park traffic and ensuring mitigation. To varying
levels, all junctions along the A339 experience traffic congestion during peak travel
periods and at times during the day. In some instances, due to land restraints there are
limitations to what improvements can now be undertaken to increase capacity, and in
the case of the A339 / A343 St Johns Road / Greenham Road Roundabout, there are
limitations due to its location within an Air Quality Management Area (AQMA).

6.80 To mitigate the impact from Sandleford Park, the LHA had to consider in some areas
smarter ways of mitigation. This mitigation included works around the A339 / B4640
Swan Roundabout to encourage more traffic from the south to travel towards the A34
instead of through Newbury. It also includes using the traffic signals at the A339 /
Highwood Copse junction and the future A339 / Pinchington Lane junction to control the
rate of traffic travelling northwards into the town centre to prevent excessive traffic
gueues from forming in the town centre including the A339 / A343 St Johns Road /
Greenham Road Roundabout. But as was found with assessing the Sandleford Park
planning application there is a careful balance needing to be found in lengths of traffic
gueues at junctions to the south of Newbury and junctions within the town centre.

6.81 To achieve the above, the Council’s Newbury VISSIM traffic model was used to assess
Sandleford Park. As this development is so close to Sandleford Park, highway officers
considered it essential that this development used the same VISSIM traffic modelling
runs that were used for Sandleford Park, but with this development traffic added on. This
is to establish whether the mitigation agreed with Sandleford Park would still work with
this proposal.

6.82 After a number of iterations, the applicant’s highway consultants provided the following
results.
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A339 / Highwood Copse southbound 10 16 1 0 10 8 1 1
A339 / Highwood Copse northbound M7 | M2 | 175 | 177 | 441 320 | 779 34
A339 / Highwood Copse eastbound 3 40 15 15 1 20 8 7
A339 / Pinchington Ln Roundabout southbound 16 40 53 42 13 338 | 210 100
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A339 / Pinchington Ln Roundabout westbound 32 58 451 112 36 126 71 95
A339 / Pinchington Ln Roundabout northbound 334 | 306 [ 335 | 343 | 346 338 | 346 KLY
Monks Ln / Newtown Rd southbound 12| 106 | 177 58 10 62 | 160 67
Monks Ln / Newtown Rd northbound 11 115 67 25 5 56 | 166 63
Monks Ln/ Newtown Rd eastbound 3 70 36 27 3 56 22 31
A339 / A343 St John's Roundabout southbound 12 40 51 8| 293 135 | 115 42
A339 / A343 St John's Roundabout westbound 870 36 | 161 35 47 60 | 177 49
A339 / A343 St John's Roundabout northbound 37| 459 | 591 | 512 26 271 | 379 553
A339 / A343 St John's Roundabout easthound 276 | 275 | 203 | 290 38 184 | 230 247

6.83
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6.85

6.86

6.87

6.88

6.89

Projected average traffic queues.

Highway officers are satisfied that on balance the traffic modelling results are not too
different from the traffic modelling results that were accepted for Sandleford Park, and
therefore consider that the development will not have severe impact on the highway
network. Furthermore, Highway Officers will work with the Sandleford developers to
further refine and improve the design and operation of the future A339 / Pinchington
lane / Monks Lane / Newtown Road traffic signal junctions.

Members do need to be aware that the Sandleford Park mitigation does take place at
different stages as the Sandleford Park development proceeds. For instance,
improvements to the A339 / B 4640 roundabout and the A339 / A343 St Johns
roundabout take place quite earlier on. The A339 / Pinchington Lane improvements take
place towards the end of the Sandleford Park development. Members do need to be
aware that for a few years until the works at the A339 / Pinchington Lane junction are
completed conditions on the A339 will temporarily worsen until these junction works are
completed. This development will add to this issue, but highway officers still consider it
wasteful and superfluous to insist that this development provides some form of
improvement that would then be replaced only a few years later by the Sandleford
mitigation.

In conclusion, after much deliberation, highway officers on balance raise no objections
to this proposal, subject to conditions.

For the above reasons, taking into account any cumulative impacts, the proposal would
not have an adverse impact on highway safety and the free flow of traffic within the local
highways infrastructure, and would provide satisfactory cycle and car provision to meet
the needs of future occupiers in accordance with the provisions of Policy CS13, and the
National Planning Policy Framework.

Flood risk and Sustainable Drainage

Core Strategy Policy CS16 also requires that all developments incorporate sustainable
drainage techniques. The Planning Practice Guidance supports this position for major
developments.

The site is located in Flood Zone 1 (lowest risk of flooding) according to Environment
Agency Flood Mapping.

An addendum on drainage matters was submitted which addressed comments raised
in the Lead Local Flood Authority (LLFA) consultee comments.

West Berkshire Council Western Area Planning Committee 20 March 2024



6.90

6.91

6.92

6.93

6.94

6.95

6.96

6.97

6.98

The drainage addendum concludes that there is sufficient capacity within the existing
attenuation basin serving the College campus, south of the application site, to
accommodate runoff from the development. It also provides further details on SUDs
proposals, design exceedance, water quality and future adoption and maintenance.

The LFFA have carefully considered the proposal and raised no objections subject to a
planning condition securing finer details of the drainage strategy. The LLFA outlined that
the Flood Risk Assessment and drainage strategy format are acceptable. The LFFA
recommends approval subject to condition.

For these reasons, the proposal would not have an adverse impact on flooding within
the site or locality in accordance with the provisions of Core Strategy Policy CS16 and
the National Planning Policy Framework.

Social, Water Supply and Wastewater Infrastructure

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

Consultation requests have been sent to Thames Water, Education and Royal Berkshire
Fire and Rescue Service (RBFRS) in respect of infrastructure requirements.

Given the number of houses proposed, any increases in local school capacity would be
incremental and so mitigation may be funded through CIL. Only extensions to schools
made necessary by a specific development will fall within the scope of Section 106 legal
agreement.

Adequate water and wastewater infrastructure is needed to support sustainable
development. Thames Water are the statutory undertaker for water supply and
wastewater in the area and have therefore been consulted on this application and
confirm that they have no objections in terms of water network infrastructure capacity
and sewerage capacity subject to condition.

The Berkshire West NHS Integrated Care Board (ICB) were consulted and noted the
potential population increase. The ICB have indicated that they will be informing the GP
practices closest to the proposed development including Eastfield House Surgery to
consider new GP developments within the area. The ICB have also indicated that they
continue to liaise with the Council regarding Section 106 and CIL contributions for health
services to help meet the increased demand associated with the aggregate impact of
housing developments in West Berkshire.

Employment and the Economy

The Council's economic development team have been consulted and acknowledge that
a new supermarket will offer the creation of new local employment, as it is estimated
that the new Aldi will offer around forty employment opportunities. The Council’s
economic development team stated that these employment opportunities will have a
significant boost to the local employment market, especially in Greenham, which has
traditionally suffered with local employment opportunities and deprivation. The Council’s
economic development team state that any project that would bring economic prosperity
to the Greenham area would be seen as beneficial and the introduction of a new
discount supermarket in Greenham would provide the residents with an affordable
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source of groceries. The Council’'s economic development team also stated that a new
supermarket may bring some additional competition into the local labour market.

6.99 As a negative, it is acknowledged that there may be a reduction in trade from the edge
of town centre supermarket and may have a negative impact on the vitality of the
Newbury Town centre and this is outlined in the submitted market analysis. However as
outlined in this report, officers are satisfied that the sequential test has been applied and
there is no equivalent site available within the Newbury Town Centre to accommodate
the food store.

6.100 The Council’'s economic development team acknowledge that the proposed residential
care home containing 70 beds, will help provide a wide range of employment
opportunities for the surrounding area primarily in the care sector. An Employment Skills
Plan has been requested through a recommended condition to ensure the development
maximises local skills development and employment.

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

Sustainable construction

6.102 According to Core Strategy Policy CS15, major development shall achieve minimum
reductions in total CO2 emissions (regulated and unregulated energy use) from
renewable energy or low/zero carbon energy generation on site or in the locality of the
development as long as a direct physical connection is used, unless it can be
demonstrated that such provision is not technically or economically viable.

6.103 The percentage reductions in CO2 emissions should be based on the estimated CO2
emissions of the development after the installation of energy efficiency measures related
to either the Code for Sustainable Homes, BREEAM or equivalent method has been
applied.’

6.104 A sustainability and BREEAM pre-assessment report has been submitted which
confirms that BREEAM excellent can be achieved for the food store.

6.105 The addition of a high-capacity electric vehicle charging station is a welcomed element
to the planned development, as it will help to meet Council policy CS15. Its inclusion
also helps to improve the supply of charging points in West Berkshire.

6.106 The objective for the residential development is to achieve net zero. The additional
requirements to meet these design standards will be secured by planning condition.

6.107 The applicant’s sustainability statement outlines that the designs will seek to maximise
passive solar gains for heat and daylight through appropriately angled glazing and site
layout as far as physically possible. The use of solar PV technology will be maximised
for all units to attain a zero carbon homes rating in accordance with West Berkshire
Council planning policy CS15.

6.108 Electric car charging points will also be supplied for each dwelling and linked to the
provision of solar PV. The proposed Aldi store will use heat pump technology and the
planned integration of solar PV panels on the roof.

6.1091t is considered that subject to additional details to fully achieve zero carbon secured by
a condition, the proposed development is capable of achieving the principles of Core
Strategy Policy CS15.
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Biodiversity

6.110According to Core Strategy Policy CS17, biodiversity assets across West Berkshire wil
be conserved and enhanced.

6.111 According to the NPPF, planning decision should contribute to and enhance the natural
and local environment by (amongst others) minimising impacts on and providing net
gains for biodiversity, including by establishing coherent ecological networks that are
more resilient to current and future pressures. Similarly, Policy CS17 states that in order
to conserve and enhance the environmental capacity of the district, all new development
should maximise opportunities to achieve net gains in biodiversity.

6.112 The application is supported ecological reports that have been carefully considered by
the Councils Ecology team who raise no objection subject to conditions.

Irreplaceable Habitats

6.113The Council's Ecologist has stated that information submitted with the application
indicates that three veteran trees have been felled to facilitate the proposed
development. Veteran trees are included in the definition of ‘Irreplaceable Habitats’ in
the NPPF and it is stated that these are habitats which would be technically very difficult
(or take a very significant time) to restore, recreate or replace once destroyed, taking
into account their age, uniqueness, species diversity or rarity. They include ancient
woodland, ancient and veteran trees, blanket bog, limestone pavement, sand dunes,
salt marsh and lowland fen.

6.114 The NPPF states that development resulting in the loss or deterioration of irreplaceable
habitats (such as ancient woodland and ancient or veteran trees) should be refused,
unless there are wholly exceptional reasons and a suitable compensation strategy
exists.

6.115The policy clarifies that exceptional reasons include infrastructure projects, where the
public benefit would clearly outweigh the loss or deterioration of habitat. Officers
consider that as the trees were not protected and were removed prior to the
development application being submitted, this is a matter of enforcement by the forestry
commission.

Biodiversity Net Gain

6.116 The Council’'s Ecologist has stated that a line of hedgerow on the eastern boundary of
the site which would be within the current redline boundary appears to have been
cleared between 2019 — 2021, prior to the submission of the current, and previous
planning applications. The linear habitat cleared amounts to around 265 meters.
Planning practice guidance explains that where unauthorised vegetation clearance has
taken place since 30" January 2020, the biodiversity pre-development value of the
onsite habitat should be calculated as the biodiversity value of the habitat on the date
immediately before the carrying out of these degradation activities. However, without
any further evidence as to the date of this vegetation clearance, and in the absence of
any evidence to the contrary, it is accepted that it may have taken place before 30t
January 2020.

6.117 The applicant has indicated in their draft unilateral undertaking that they are willing to
provide the required Biodiversity Net Gain offsite as it has been agreed by both the
applicant’s Ecologistand the Council’s Ecologist that the proposal cannot achieve onsite
Biodiversity Net Gain.
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6.118 The Council’s Ecologist has recommended conditions and also advised that additional
information will be required of sufficient offsite mitigation to compensate for the loss
onsite including the resubmission of a corrected BNG calculation and including
appropriate offsite mitigation for the loss of veteran trees.

6.119The Council’s Ecologist has reviewed the applicant’s draft unilateral undertaking and
considers that adequate off-site compensation will now be achieved for the development
as with the onsite mitigation. The Council’s Ecologist advises that the mitigation for both
biodiversity and loss of veteran trees would be best delivered in the form of an escrow
account or legal agreement.

6.120 The Berkshire Newts Officer has no objection, indicating that the ponds in the area had
negative eDNA results for great crested newts this year. As a result, it is highly unlikely
that great crested newts are presentin the area, and it is therefore unlikely that they will
be impacted by the proposed works.

6.121 Subject to planning conditions and a legal mechanism (section 106 legal agreement or
Unilateral Undertaking) to mitigate the impact of the development, and to secure
appropriate enhancements, it is considered that, overall, the proposed development is
capable of complying with Policy CS17 in terms of conserving and enhancing local
biodiversity.

Trees and Landscaping

6.122 Policy CS19 of the Core Strategy concerns the historic environment and landscape
character. It seeks to ensure that the diversity and local distinctiveness of the landscape
character of the district is conserved and enhanced. Particular regard is given to the
conservation and, where appropriate enhancement of landscape assets.

6.123 The NPPF states that planning permission should be refused for development resulting
in the loss of aged or veteran trees, unless the need for, and benefits of, the
development in that location clearly outweigh the loss.

6.124 Policy CS18 outlines that the district's green infrastructure will be protected and
enhanced, that developments resulting in the loss of green infrastructure or harm to its
use or enjoyment by the public will not be permitted. Policy CS18 of the West Berkshire
Core Strategy requires the retention of valued green infrastructure which contribute to
the character of the landscape and the area.

6.125 As indicated in this report the site has lost 3No Veteran trees that were felled prior to
the application being submitted.

6.126 The Forestry Commissionwere consulted, and they have stated that ancient woodlands
are irreplaceable. The Forestry Commission referred to further technical information set
out in Natural England and Forestry Commission Guidance - Ancient woodland, ancient
trees and veteran trees: advice for making planning decisions.

6.127 The Woodland Trust has no objection. However, the Trust has stated that it accepts
that the loss of the Veteran Trees should not be considered as part of the planning
balance and ultimately final decision-making for these applications. As such, the
Woodland Trust withdrew their previous objection to application 21/03194/OUTMAJ.

6.128 The loss of the veteran trees in this area is a matter that should be dealt with as an
enforcement issue by the relevant statutory authorities (Forestry Commission) and any
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proposals to compensate for their loss should not form part of the planning
considerations for this application. Officers however, welcome the biodiversity
enhancements that the application will make.

6.129The Council’'s Tree Officer has assessed the proposal and raises no objection. The
submitted planting proposal demonstrates satisfactory areas for new tree planting within
and outside the site which would off-set the loss of any trees and result in a net gain in
tree planting as part of the landscape strategy. The proposed scheme will also achieve
significant increase in hedgerow habitat.

6.130For these reasons, it is considered that retained trees would be adequately safeguarded
from any potential adverse effects and additional planting would be in accordance with
the provisions of policy CS18 and the National Planning Policy Framework.

Other Matters

Education

6.131 The Education team have outlined that the impact of the development will be met from
CIL.

Minerals and Waste

6.132 The minerals and waste team have requested a condition ensure the minerals and
waste safeguarding principle is adequately addressed.

Archaeology

6.133The Archaeologist has no objection and has stated that the potential of the site to
preserve significant archaeological remains low and no further work is requested.

7. Planning Balance and Conclusion

7.1 The application must be determined in accordance with the Development Plan, unless
material considerations indicate otherwise.

Food store

Consideration has been given to the local retail need for the store in the South Newbury
retail catchment. Having regard to overall sustainability issues and the need to reduce
CO2 production where possible, if the application were approved it would reduce car
travel to other discount stores to the north of Newbury. In economic terms the proposed
development will provide benefits, providing shoppers with the better local choices, plus
the provision of additional employment.

Residential and care home development

7.2 Planning applications mustresult in sustainable development with consideration being
given to the economic, social and environmental sustainability aspects of the
proposal. Officers consider that the proposal will make a contribution to the wider
economic objectives of sustainable development and will support provision of new
housing and care home facilities. There are benefits arising from the development of the
site, including additional affordable housing and modern care facilities. Regarding the
environmental objectives of fundamentally contributing to protecting and enhancing our
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natural, built and historic environment, the impact on the character and appearance of
the surrounding area has been fully assessed using expert advice as outlined in this
report. Officers consider that the final amended plans sufficiently preserve and enhance
the existing natural environment on the site, subject to the completion of offsite
biodiversity net gain. Officers consider that the proposal makes a significant contribution
to the wider social objectives of sustainable development through the provision of
affordable housing, public open space and a LEAP. Officers therefore consider that the
proposed development is supported by the presumption in favour of sustainable
development.

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

8. FullRecommendation

8.1 PROVIDED THAT a Section 106 Agreement or Unilateral Undertaking has been
completed by 20 June 2024 (or such longer period that may be authorised by the
Development Manager, in consultation with the Chairman or Vice Chairman of the
Western Area Planning Committee), to delegate to the Development Manger to GRANT
PLANNING PERMISSION subject to the planning conditions listed below.

8.2 OR,if a Section 106 Agreement or Unilateral Undertaking is not completed, to REFUSE
PLANNING PERMISSION for the reasons listed below.

Heads of Terms for Section 106 Agreement or Unilateral Undertaking
1. Affordable housing
Obligations to secure 40% affordable housing:
e Provision of affordable housing consisting of First Homes to contribute
25% of all Affordable Housing with Local Authorities able to retain their
original policy compliant level of social rent.
e Provision of West Berkshire Council requirement of 70% Social rent, 25%
First Homes and 5% Shared Ownership.
e The Council will seek 31 affordable housing dwellings, with the following
tenure mix:
a) 21 Social Rent,
b) 8 First Homes (rounded off)
c) 2 Shared Ownership (rounded off).
¢ Final housing tenure mix to be confirmed at Reserve Matters
2. Public Open Space, Offsite Biodiversity Net Gain Enhancements,
Landscape Buffers/Green Infrastructure and SUDS/Drainage
Obligations to secure:
e The provision of public open space (including LEAP), landscape
buffers/green infrastructure and SUDS/drainage measures in accordance
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with details agreed at reserved matters stage and pursuant to all
conditions.

e The provision of landscaping enhancement onsite and offsite.

e The provision of sufficiently evidenced offsite Biodiversity Net Gain Plan
and Strategy or the provision of a Biodiversity Net Gain escrow account.

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

e The landscaping enhancements secured to include offsite (outside the
site area) Tree Planting Schedule and plan as outlined in the Tree
Planting Proposal by SJ Stephens Associates.

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

3 Council’s Costs

e To pay the Council for the reasonable legal costs incurred in the
review, negotiation, preparation and execution of the section 106 legal
agreement or Unilateral Undertaking through an administration fee.

PLANNING CONDITIONS

1 Total Number of Units
The number of dwellings hereby permitted shall not exceed 75 in total.

Reason: For the avoidance of doubt and to ensure the satisfactory development
of the site.

2 Approved plans (Outline Planning)

The development hereby permitted shall be carried out in accordance with the
following parameter plans.

e Site location plan - P1-05 REVISION C
e Parameters plan — P1-05 REVISION G

Reason: For the avoidance of doubt and in the interest of proper planning.
Outline planning permission is granted solely on the basis of the parameters
within these approved details. The parameters shown on this drawing are
necessary to ensure the development achieves an acceptable standard of
design, which complies with the National Planning Policy Framework, Policies
ADPP1, ADPP2, CS13, CS14, CS17, CS18 and CS19 of the West Berkshire
Core Strategy 2006-2026 and West Berkshire Quality Design SPD.

3 Approved plans and documents (whole planning site)
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The development hereby permitted shall be informed and carried out in
accordance with the following approved plans and documents.

Received on 07/11/2022.

Arboricultural Impact Assessment

BREEAM Pre-Assessment: Care Home

Desk Based Assessment

Desktop Market Analysis

Dust and Odour Assessment

Flood Risk Assessment and Drainage Statement 1/2
Food Store Waste Management Plan

Flood Risk Assessment and Drainage Statement
Foul Drainage and Utilities Assessment

LLFA Comments and Consultant Responses 1/2
LLFA Comments and Consultant Responses 2/2
Mineral Safeguarding Assessment

Noise Assessment Report

Technical Note: Response to Highway Officer Comments
Retail Assessment

Landmark Site Check Assess

Statement of Community Involvement
Sustainability Statement

Transport Assessment 1/2

Transport Assessment 2/2

Food Store Proposed Elevations

Proposed Food Store Floor Plans

Landmark Land Contamination Layout Plans
Proposed Care Home and Hospice Access Plan
Proposed Food Store Access Plan

Proposed Northern Residential Access Plan
Proposed Southern Residential Access Plan
Proposed EV Charging Station Access Plan
Swept Path Analysis: 16.5m Articulated Vehicle Servicing Food store
Proposed Food Store Roof Plan

Food Store Proposed Sections

Retractable Bollard Layout

Received on 27/03/2023.

e Care Home supporting document
e Care home supporting statement 2

Received on 04/04/2023.

e Amended Retail Assessment Addendum with Appendix
e Halebourne Care Staffing Statement

Received on 09/05/2023.

e Transport Note - Modelling
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e Surface Water Drainage Addendum Issue 1
e Surface Water Drainage Addendum Issue 2

Received on 20/06/2023.

Amended Design and Access Statement
Amended Planning Statement

Amended lllustrative Schedule of Accommodation
Amended BREEAM Pre-Assessment - ALDI
Amended Preliminary Ecology Report

Amended Parameters Plan (with heights)

Received on 21/07/2023.

e Amended Sustainability Statement

Received on 08/08/2023.

Amended Surface Water Drainage Addendum 1 of 6
Amended Surface Water Drainage Addendum 2 of 6
Amended Surface Water Drainage Addendum 3 of 6
Amended Surface Water Drainage Addendum 4 of 6
Amended Surface Water Drainage Addendum 5 of 6
Amended Surface Water Drainage Addendum 6 of 6

Received on 09/08/2023.

e Amended proposed site plan
e Amended proposed illustrative site layout
e Amended proposed soft landscaping

Received on 28/09/2023.

¢ Traffic modelling
e Traffic Modelling V model

Received on 02/10/2023.

Traffic Modelling 1
Traffic modelling 2
Traffic Modelling 3
Traffic Modelling 4
Traffic Modelling 6
Traffic Modelling 7
Traffic Modelling 5

Received on 03/10/2023.
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e Amended tree planting proposal
e Amended tree planting plan

Received on 19/10/2023.

¢ Modelling route map

Received on 23/11/2023.

¢ Traffic Modelling AM Scenarios
e PM Peak Queues graphs
e AM Peak queues graphs

Received on 03/12/2023.

e Traffic Modelling PM Scenarios

Received on 20/12/2023.

o Traffic Modelling graphs
¢ Traffic Modelling graphs

Received on 13/02/2024.

e Applicant Response to Highways Letter

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

4. Approval of reserved matters (Outline Planning)

Details of the Appearance, Landscaping, Layout and Scale (hereinafter called
"the reserved matters") for each phase of development shall be submitted to and
approved in writing by the Local Planning Authority before any development in
that phase takes place. The development shall thereafter be carried out in
accordance with the approved details.

Reason: Tocomply with Section 92 of the Town and Country Planning Act 1990
(as amended by Section 51 of the Planning and Compulsory Purchase Act
2004).
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5. Time Limit for Approval of Reserved Matters (Outline Planning)

Application for approval of all the reserved matters shall be made to the local
planning authority before the expiration of three years from the date of this
permission.

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

6. Time Limit for Commencement (Outline Planning)

The development hereby permitted shall take place not later than two years from
the date of approval of the last of the reserved matters to be approved.

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

7. Phasing Plan (Outline Planning)

A phasing Plan shall be submitted to and approved in writing by the local
planning authority on or before submission of the first reserved matters
application which shall show the phases in which development is to be carried
out, including details on the broad number of dwellings (including affordable
units) to be provided at each phase(s). The development shall thereatfter only be
carried out in accordance with the approved Phasing Plan.

A pre-commencement conditionis necessary because the phasing plan will need
to be adhered to throughout the entire construction phase.

Reason: To ensure the comprehensive masterplan led development of the site
and in the interests of timely infrastructure delivery. This condition is applied in
accordance with the National Planning Policy Framework, Policies ADPP1,
ADPP2, CS13, CS14, CS17, CS18 and CS19 of the West Berkshire Core
Strategy 2006-2026 and the Quality Design SPD.

8. Time Limit (Full Planning - Food store)

The development hereby permitted shall begin not later than three years from
the date of this decision.

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

9 Road construction

No development shall take place until details of road construction have been
submitted to and approved in writing by the Local Planning Authority. The
development shall not be brought into use until associated road construction has
been constructed in accordance with the approved drawings. The road
construction shall comply to the Local Highway Authority standards and shall
thereafter be maintained by appropriate legal agreements when required.
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Reason: In the interest of road safety and flow of traffic and to ensure waste
collection. This condition is applied in accordance with the National Planning
Policy Framework, Policy CS13 of the West Berkshire Core Strategy (2006-
2026) and Policy TRANS1 of the West Berkshire District Local Plan 1991-2006
(Saved Policies 2007).

10 Access construction prior to occupation / use

The development shall not be brought into use until the associated accesses
have been provided and have been constructedin accordance with the approved
drawing(s).

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

11 Tenure Plan (outline planning)

Prior to the above foundation level works commencing, a schedule of the overall
housing units (housing mix) and a Tenure Plan shall have first been submitted
to and approved in writing by the Local Planning Authority. The Tenure Plan shall
show the tenure of the eventual dwelling on each plot social/affordable rent, first
homes and shared ownership. Thereafter the development shall not be carried
out except in accordance with the approved details.

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

12 Nationally described space standards (Outline Planning)

No above ground development shall take place until details of how the internal
bed spaces and storage areas of the affordable housing dwellings only hereby
permitted meet the national space standards as prescribed in the technical
housing standards — nationally described space standard — (Department for
Local Communities and Government March 2015) (as amended). Thereafter the
proposed affordable housing dwellings shall be completed in accordance with
the approved details.

Reason: to ensure the proposed affordable housing dwellings meet national
space standards and are well designed for occupation. This condition is applied
in accordance with the National Planning Policy Framework, Technical housing
standards — nationally described space standards, Policy CS14 of the West
Berkshire Core Strategy (2006-2026), and Quality Design SPD.

13. Ground levels and finished floor levels.

No development hereby approved shall take place until details of existing and
proposed ground levels and finished floor levels of the development (phased as
appropriate), have been submitted to and approved in writing by the Local
Planning Authority. Thereafter the development shall be carried out in
accordance with the approved details.
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Reason: To ensure a satisfactory relationship between the proposed
development and the adjacent land. This condition is applied in accordance with
the National Planning Policy Framework, Policies CS14 and CS19 of the West
Berkshire Core Strategy (2006-2026), and the Quality Design SPD (June 2006).

14. Construction method statement (Highway)

No development shall take place until a Construction Method Statement and plan
has been submitted to and approved in writing by the Local Planning Authority.
The development shall be carried out in accordance with the approved details.
The statement shall provide for:

(2) The parking of vehicles of site operatives and visitors

(b) Loading and unloading of plant and materials

(c) Storage of plant and materials used in constructing the development

(d) The erection and maintenance of security hoarding including decorative
displays and facilities for public viewing

(e) Wheel washing facilities

() Measures to control the emission of dust and dirt during construction

(g) A scheme for recycling/disposing of waste resulting from demolition and
construction works

(h) A site set-up plan during the works

Reason: To safeguard the amenity of adjoining land uses and occupiers and in
the interests of highway safety. This condition is applied in accordance with the
National Planning Policy Framework, Policies CS5 and CS13 of the West
Berkshire Core Strategy (2006-2026), Policy TRANS 1 of the West Berkshire
District Local Plan 1991-2006 (Saved Policies 2007).

15 Hours of Construction Works

No construction works shall take place outside the following.
hours:

0730 hours to 1800 hours Mondays to Fridays.
0830 hours to 1300 hours Saturdays; and

No work shall be carried out at any time on Sundays or Bank Holidays

Reason: To safeguard the amenity of adjoining land uses and occupiers. This
condition is applied in accordance with the National Planning Policy Framework,
Policy CS13 of the West Berkshire Core Strategy (2006-2026), and Policies
OVS.5, OVS.6 and TRANS.1 of the West Berkshire District Local Plan 1991-
2006 (Saved Policies 2007).

16. Layout and Design Standards

Notwithstanding the information provided within the application documentation,
the detailed layout of the site shall comply with the Local Planning Authority's
standards in respectof road and footpath design and vehicle parking and turning
provision and the applicant shall enter into a S278/S38 Agreement for the
adoption of the sites road and footpaths where required by the Highways
Authority.

Reason: In the interest of road safety and flow of traffic and to ensure waste
collection. This condition is applied in accordance with the National Planning
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Policy Framework, Policy CS13 of the West Berkshire Core Strategy (2006-
2026) and Policy TRANS1 of the West Berkshire District Local Plan 1991-2006
(Saved Palicies 2007).

17. Electric Charging Points

No development shall take place until details of electric vehicle charging points
have been submitted to and approved in writing by the Local Planning Authority.
The development shall not be brought into use until associated electric vehicle
charging points have been provided in accordance with the approved drawings.
The charging point shall thereafter be retained and kept available for the
potential use of an electric car.

Reason: To promote the use of electric vehicles. This condition is applied in
accordance with the National Planning Policy Framework, Policies CS13 and
CS14 of the West Berkshire Core Strategy (2006-2026), Policy P1 of the
Housing Site Allocation DPD and Policy TRANS1 of the West Berkshire District
Local Plan 1991-2006 (Saved Policies 2007).

18. Travel Plan (residential)

Irrespective of the details submitted with the application, prior to above
foundation level development taking place on the dwellings hereby permitted, a
detailed Travel Plan shall have been submitted to and approved in writing by the
Local Planning Authority. The approved Travel Plan shall be implemented from
the point at which any dwelling hereby permitted is first occupied. From the date
of implementation, the approved travel plan shall be reviewed and updated within
the first 6 months. After that, the Travel Plan shall be annually reviewed and
updated, and all reasonably practicable steps taken to achieve the agreed
targets and measures within the timescales set out in the plan and any
subsequent revisions.

Reason: To ensure the development reduces reliance on private motor vehicles
and provides an appropriate level of vehicle parking. This condition is applied in
accordance with the National Planning Policy Framework, Policy CS13 of the
West Berkshire Core Strategy (2006-2026) and Policy TRANS1 of the West
Berkshire District Local Plan 1991-2006 (Saved Policies 2007).

19 Travel Plan (Food store)

Irrespective of the details submitted with the application, prior to above
foundation level development taking place on the food store hereby permitted, a
detailed Travel Plan shall have been submitted to and approved in writing by the
Local Planning Authority. The approved Travel Plan shall be implemented and
be annually reviewed and updated and all reasonably practicable steps taken to
achieve the agreed targets and measures within the timescales set out in the
plan and any subsequent revisions.

Reason: To ensure the development reduces reliance on private motor vehicles
and provides an appropriate level of vehicle parking. This condition is applied in
accordance with the National Planning Policy Framework, Policy CS13 of the
West Berkshire Core Strategy (2006-2026) and Policy TRANS1 of the West
Berkshire District Local Plan 1991-2006 (Saved Policies 2007).

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

e Show where any spoil to remain on the site will be deposited.

e Show the resultant ground levels for spoil deposited on the site (compared
to existing ground levels).

¢ Include measures to remove all spoil from the site (that is not to be
deposited).

¢ Include timescales for the depositing/removal of spoail.

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

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

21. Sustainable Drainage

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

These details shall:

a. Incorporate the implementation of Sustainable Drainage methods
(SuDS) in accordance with the Non-Statutory Technical Standards for
SuDS (March 2015), the SuDS Manual C753 (2015) and the WBC SuDS
Supplementary Planning Document December 2018 with particular
emphasis on Green SuDS and water re-use. The SuDS strategy should
also conform to the proposals in the Surface Water Drainage Strategy
Addendum Report submitted August 2023.

b. Include flood water exceedance routes (low flow, overflow and
exceedance routes), both on and off site.

c. Include full information of catchments and flows discharging into and
across the site and how these flows will be managed and routed through
the development and, where the flows exit the site, both pre-development
and post-development information must be provided.

d. Demonstrate that proposed finished floor levels are set in accordance
with  Environment Agency Standing Advice on flooding (
https://www.gov.uk/guidance/flood-risk-assessment-standingadvice )
and BS8533;

e. Include a detailed drainage strategy for surface water run-off within the
site in accordance with the proposals included within Surface Water
Drainage Strategy Addendum Report submitted August 2023.

f. Include attenuation measures to retain rainfall run-off within the site and
allow discharge from the site at no greater than 1 in 1 year Greenfield
run-off rates.

g. Include and be informed by the ground investigation survey which
establishes the soil characteristics, infiltration rate and groundwater
levels. Soakage testing shall be undertaken in accordance with BRE365
methodology.
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h. Include run-off calculations based on current rainfall data models,
discharge rates (based on 1 in 1-year greenfield run-off rates), and
infiltration and storage capacity calculations for the proposed SuDS
measures based on a 1 in 100-year storm +40% for climate change.

i. Include with any design calculations an allowance for an additional 10%
increase of paved areas (Urban Creep) over the lifetime of the
development.

j.  Include construction drawings, cross-sections and specifications of all
proposed SuDS measures within the site.

k. Include pre-treatment methods to prevent any pollution or silt entering
SuDS features or causing any contamination to the soil, groundwater, or
existing pond.

. Ensure permeable paved areas are designed and constructed in
accordance with manufacturers guidelines if using a proprietary porous
paved block system; otherwise ensure any permeable areas are
constructed on a permeable sub-base material, such as MoT/DoT Type
3.

m. Show that attenuation storage measures have a 300mm freeboard above
maximum design water level. Surface conveyance features must have a
150mm freeboard above maximum design water level.

n. Include written confirmation from Thames Water of their acceptance of
the discharge from the site into the surface water sewer and confirmation
that the downstream sewer network has the capacity to take this flow
(this applies to additional flow from the pond).

0. Include a management and maintenance plan showing how the SuDS
measures will be maintained and managed after completion for the
lifetime of the development. This plan shall incorporate arrangements for
adoption by the Council, Water and Sewage Undertaker, Maintenance or
Management Company (private company or Trust) or individual property
owners, or any other arrangements, including maintenance
responsibilities resting with individual property owners, to secure the
operation of the sustainable drainage scheme throughout its lifetime.
These details shall be provided as part of a handover pack for
subsequent purchasers and owners of the property/premises.

p. Include details of how surface water will be managed and contained
within the site during construction works to prevent silt migration and
pollution of watercourses, highway drainage and land either on or
adjacent to the site.

The above sustainable drainage measures shall be implemented in accordance
with the approved details before the use hereby permitted is commenced in
accordance with a timetable to be submitted and agreed in writing with the Local
Planning Authority as part of the details submitted for this condition. The
sustainable drainage measures shallbe maintained and managed in accordance
with the approved details thereafter.

Reason: To ensure that surface water will be managed in a sustainable manner;
to prevent the increased risk of flooding; to improve and protect water quality,
habitat and amenity and ensure future maintenance of the surface water
drainage system can be and is carried out in an appropriate and efficient manner.
This condition is applied in accordance with the National Planning Policy
Framework, Policy CS16 of the West Berkshire Core Strategy (2006-2026), Part
4 of Supplementary Planning Document Quality Design (June 2006) and SuDS
Supplementary Planning Document (Dec 2018). A pre-condition is hecessary
because insufficient detailed information accompanies the application;
sustainable drainage measures may require work to be undertaken throughout
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the construction phase and so it is necessary to approve these details before
any development takes place.

22. Refuse Storage

Prior to above foundation level development taking place on the dwellings
hereby permitted, details of storage for refuse and recycling materials for the
dwellings shall have been submitted to and approved in writing by the Local
Planning Authority. The approved dwellings shall not be occupied until the refuse
and recycling facilities have been provided in accordance with the approved
details and shall thereafter be retained for this purpose.

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

23. Protection from external noise, air quality (traffic, dust and odour)

Prior to above foundation level development taking place on the dwellings
hereby permitted, details of a scheme of works to protect the future occupiers of
the approved dwellings and care facilities from externally generated noise, air
quality (traffic, dust and odour) from the A339 and the Household recycling centre
shall have been submitted to and approved in writing by the Local Planning
Authority. Thereafter, each individual dwelling and care facility shall not be
occupied until the approved mitigation scheme relevant to that individual dwelling
and care facility has been fully implemented in accordance with the approved
details.

Reason: In order to protect the amenities of future occupiers of the development.
This condition is applied in accordance with The National Planning Policy
Framework, Policy OVS6 of the West Berkshire District Local Plan 1991 to 2006,
Policy CS14 of the West Berkshire Core Strategy (2006-2026) and
Supplementary Planning Document Quality Design (June 2006).

24. Travel information packs.

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

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

25. Broadband

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

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

26. Emergency Water Supplies
No dwelling hereby permitted shall be first occupied until either:

a) Private fire hydrant(s), or other suitable emergency water supplies, have
been provided in accordance with details that have first been submitted
to and approved in writing by the Local Planning Authority (in consultation
with Royal Berkshire Fire and Rescue Service);

b) or Royal Berkshire Fire and Rescue Service confirm that such provision
is not required (for example, because the main water supply for the
development is sufficient) and confirmation of the same has been given
in writing by the Local Planning Authority pursuant to this condition.

Reason: At present there are no available public mains in this area to provide
suitable water supply in order to effectively fight a fire. Suitable private fire
hydrant(s), or other suitable emergency water supplies, are therefore required to
meeting Royal Berkshire Fire and Rescue Service requirements, in the interests
of public safety. This condition is applied in accordance with the requirements
of the National Planning Policy Framework, Policies CS5 and CS14 of the West
Berkshire Local Plan Core Strategy (2006-2026).

27. Boundary Treatment

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

Reason: To ensure the satisfactory appearance of the development. This
condition is applied in accordance with the NPPF and Policy CS14 of the West
Berkshire Local Plan Core Strategy (2006-2026)

28. Tree Protection — Construction Precautions

No development or other operations hereby permitted shall commence on site
until measures providing for the protection of the root zones of trees to be
retained from the proposed access, hard surfacing, drainage and services have
been submitted and approved in writing by the Local Planning Authority. The
development shall thereafter be carried out in accordance with the approved
details.

Reason: To ensure the enhancement of the development by the retention of
existing trees and natural features during the construction phase. The tree
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protection must be provided before development takes place to ensure that the
trees are protected throughout the construction phase. A pre-condition is
required because the tree protection measures may vary depending on the final
layout. This condition is applied in accordance with the National Planning Policy
Framework, Policies CS14, CS18 and CS19 of the WestBerkshire Core Strategy
(2006-2026) and the West Berkshire Quality Design SPD.

29. Landscape and Habitat Management Plan

No development hereby permitted shall take place until a Landscape and Habitat
Management Plan for the biodiversity enhancement plan for a minimum period
of 10 years has been submitted to and approved in writing by the Local Planning
Authority. The plan shall ensure that appropriate mitigation measures and
management regimes are in place for the site and associated green
infrastructure. The plan shall include long term design objectives, management
responsibilities and maintenance schedules. The plan shall include any areas of
existing landscaping including hedgerows and also include any areas of
proposed landscaping other than areas of private domestic gardens. No dwelling
hereby permitted shall be first occupied until the approved plan has been
implemented and thereafter adhered to for the lifetime of the plan.

Reason: To ensure that appropriate mitigation measures and management
regimes are in place for the site and associated green infrastructure post-
development including the long-term management of existing and proposed
landscaping in accordance with the recommendations of the submitted
ecological report. A pre-condition is required because insufficient information
accompanies the application. This condition is applied in accordance with the
National Planning Policy Framework (2019) and Policies CS14, CS17,CS18 and
CS19 of the West Berkshire Core Strategy 2006-2026

30. Public Open Space

Prior to above foundation level works commencing, details of on-site Public
Open Space including LEAP equipment details, footpath details have been
submitted to and approved by the Local Planning Authority.

The approved Public Open Space and LEAP equipment shall be provided for
first use prior to the occupation of the 25th dwelling and shall be retained
permanently thereafter.

Reason: In order to provide adequate on site public open space This condition
is applied in accordance with the National Planning Policy Framework, Core
Strategy Policy CS18 and Policies RL.1, RL.2 and RL.3 of the West Berkshire
District Local Plan 1991-2006 (Saved Policies 2007).

31. Cycle Storage

No development shall take place until details of the cycle parking and storage
space have been submitted to and approved in writing by the Local Planning
Authority. The development shall not be brought into use until the associated
cycle parking and storage space has been provided in accordance with the
approved details and retained for this purpose at all times.

Reason: To ensure that there is adequate and safe cycle storage space within
the site. This condition is applied in accordance with the National Planning
Policy Framework, Policy CS13 of the West Berkshire Core Strategy (2006-
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2026) and Policy TRANS1 of the West Berkshire District Local Plan 1991-2006
(Saved Palicies 2007).

32.

Unforeseen Contamination

If, during development, contamination not previously identified is found to be
present at the site then no further development (unless otherwise agreed in
writing with the local planning authority) shall be carried out until the developer
has submitted a remediation strategy to the local planning authority detailing how
this unsuspected contamination shall be dealt with and obtained written approval
from the local planning authority. The remediation strategy shall be implemented
as approved.

Reason: To ensure that any unexpected contamination encountered during the
developments is suitable assessed and dealt with, such that it does not pose an
unacceptable risk to ground or surface water. This condition is imposed in
accordance with the National Planning Policy Framework, Policy CS14 of the
West Berkshire Local Plan Core Strategy (2006-2026) 2012 and Policy OVS5 of
the West Berkshire District Local Plan (1991-2006) Saved Policies 2007

33.

Vehicle parking provided to standards.

No development shall take place until details of the vehicle parking and turning
space areas have been submitted to and approved in writing by the Local
Planning Authority. Such details shall show how the parking spaces are to be
surfaced and marked out. The development shall not be brought into use until
the associated vehicle parking and turning spaces/areas have been provided in
accordance with the approved details. The parking and turning space shall
thereafter be kept available for parking (of private motor cars and light goods
vehicles) at all times.

Reason: To ensure the development is provided with adequate parking facilities
in order to reduce the likelihood of roadside parking which would adversely affect
road safety and the flow of traffic. This condition is applied in accordance with
the National Planning Policy Framework, Policy CS13 of the WestBerkshire Core
Strategy (2006-2026) and Policy TRANS1 of the West Berkshire District Local
Plan 1991-2006 (Saved Policies 2007).

34.

Permitted Development Rights Removed (Outline Planning)

Notwithstanding the provisions of Article 3 of the Town and Country Planning
(General Permitted Development) (England) Order 2015 (or any order revoking,
re-enacting or modifying that Order with or without modification), no extensions,
alterations, buildings or other development which would otherwise be permitted
by Schedule 2, Part 1, Classes A, B, C and E of that Order shall be carried out
without planning permission being granted by the Local Planning Authority on an
application made for that purpose.

Reason: To prevent the overdevelopment of the site and individual plots in the
interests of respecting the character and appearance of the surrounding
area. This condition is applied in accordance with the National Planning Policy
Framework, Policies CS14 and CS19 of the WestBerkshire Core Strategy (2006-
2026) and Quality Design SPD (June 2006).

35.

External Materials
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Prior to above foundation level works commencing, details of external facing
materials shall have been submitted to and approved in writing by the Local
Planning Authority. The development shall thereafter be carried out in
accordance with approved details.

Reason: To ensure the satisfactory appearance of the development and in order
to protect the character and amenity of the area. This condition is applied in
accordance with the National Planning Policy Framework, Policies ADPP2, CS14
and CS19 of the West Berkshire Core Strategy (2006-2026) and Quality Design
SPD (June 2006).

36.

Hard and soft Landscaping

No development hereby permitted shall take place (including site clearance and
any other preparatory works) until full details of both hard and soft landscaping
works have been submitted to and approved in writing by the Local Planning
Authority. The details shall include the treatment of hard surfacing and materials
to be used, a schedule of plants (noting species, plant sizes and proposed
numbers/densities), an implementation programme, and details of written
specifications including cultivation and other operations involving tree, shrub and
grass establishment. The scheme shall ensure:

a) completion of the approved landscaping within the first planting season
following the completion of the development; and

b) Any trees, shrubs or plants that die or become seriously damaged within
five years of the completion of the development shall be replaced in the
following year by plants of the same size and species.

Thereafter the approved scheme shall be implemented in full.

Reason: To ensure the implementation of a satisfactory scheme for landscaping.
This condition is applied in accordance with the objectives of the National
Planning Policy Framework and Policies CS14, CS18 and CS19 of the West
Berkshire Core Strategy July 2006-2026.

37

Zero Carbon Strategy

No phase of the development hereby granted outline planning permission shall
take place until a strategy on the measures to be provided and calculations
demonstrating that the residential development shall achieve zero carbon in line
with policy CS15 of the West Berkshire Core Strategy 2006-2026 has been
submitted to and approved in writing by the Local Planning Authority. No dwelling
shall be occupied until the measures have been provided in accordance with the
approved strategy.

A pre-commencement condition is necessary because insufficient detailed
information accompanies the application, so it is necessary to approve these
details before any development takes place.

Reason: To ensure the development provides a carbon reduction. This condition
is applied in accordance with the National Planning Policy Framework, and policy
CS15 of the West Berkshire District Core Strategy 2006-2026.

38

Biodiversity strategies, plans and schemes.

All ecological measures and/or works shall be carried out in accordance with the
details contained in:
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e Arboricultural impact assessment (December 2021, SJ Stephens
Associates).

e Tree Planting Proposal (September 2023, SJ Stephens Associates).

e Tree Planting Plan (September 2023, SJ Stephens Associates).

e Preliminary Ecological Appraisal (June 2023, PRO VISION).

As already submitted with the planning application and agreed in principle with
the Local Planning Authority prior to determination.

Reason: To avoid any adverse impacts to biodiversity during construction. This
condition is applied in accordance with the National Planning Policy Framework
and Policy CS 17 of the West Berkshire core strategy 2006-2026.

39

Construction Environmental Management Plan (CEMP)

No development shall take place (including demolition, ground works, vegetation
clearance) until a Construction Environmental Management Plan (CEMP) has
been submitted to and approved in writing by the Local Planning Authority. The
CEMP shall include the following:

(a) Risk assessment of potentially damaging construction activities.

(b) Identification of “biodiversity protection zones”.

(c) Practical measures (both physical measures and sensitive working
practices) to avoid or reduce impacts during construction (may be
provided as a set of method statements).

(d) The location and timing of sensitive works to avoid harm to biodiversity
features.

(e) The times during construction when specialist ecologists need to be
present on site to oversee works.

() Responsible persons and lines of communication.

(g) The role and responsibilities on site of an ecological clerk of works
(ECoW) or similarly competent person.

(h) Use of protective fences, exclusion barriers and warning signs.

() All mitigation requirements from Preliminary Ecological Appraisal (June
2023, PRO VISION).

() All recommendations from Arboricultural impact assessment (December
2021, SJ Stephens Associates).

The approved CEMP shall be adhered to and implemented throughout the
construction period strictly in accordance with the approved details, unless
otherwise agreed in writing by the local planning authority.

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

40

Landscape and Ecological Management Plan (LEMP)

No development shall take place until a Landscape and Ecological Management
Plan (LEMP) (also referred to as a Habitat or Biodiversity Management Plan) has
been submitted to and be approved in writing by the Local Planning Authority.
The content of the LEMP shall include the following:

(a) Description and evaluation of features to be managed.
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(b) Ecological trends and constraints on site that might influence
management.

(c) Aims and objectives of management.

(d) Appropriate management options for achieving aims and objectives.

(e) Prescriptions for management actions.

() Preparation of awork schedule (including an annual work plan capable of
being rolled forward over a five-year period).

(g) Details of the body or organization responsible for implementation of the
plan.

(h) Ongoing monitoring and remedial measures.

() Al mitigation and biodiversity enhancement requirements from
Preliminary Ecological Appraisal (June 2023, PRO VISION).

() All recommendations from Arboricultural impact assessment (December
2021, SJ Stephens Associates).

The LEMP shall also include details of the legal and funding mechanism(s) by
which the long-term implementation of the plan will be secured by the developer
with the management body(ies) responsible for its delivery.

The plan shall also set out (where the results from monitoring show that
conservation aims and objectives of the LEMP are not being met) how
contingencies and/or remedial action will be identified, agreed and implemented
so that the development still delivers the fully functioning biodiversity objectives
of the originally approved scheme. The approved plan will be implemented in
accordance with the approved detalils.

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

41

Protection of breeding birds during construction

No removal of hedgerows, trees or shrubs shall take place between 1st March
and 31st August inclusive, unless a competent ecologist has undertaken a
careful, detailed check of vegetation for active birds’ nests immediately before the
vegetation is cleared and provided written confirmation that no birds will be
harmed and/or that there are appropriate measures in place to protect nesting
bird interest on site. Any such written confirmation should be submitted to the
local planning authority.

Reason: To ensure that breeding birds are protected from harm during
construction. All British birds, their nests and eggs (with certain limited
exceptions) are protected by Section 1 of the Wildlife and Countryside Act 1981,
as amended. This condition is applied in accordance with the National Planning
Policy Framework, and Policy CS17 of the West Berkshire Core Strategy 2006-
2026.

42

Lighting design strategy for light sensitive biodiversity

Prior to occupation, a “lighting design strategy for biodiversity” for all development
and landscaping shall be submitted to and approved in writing by the local
planning authority. The strategy shall:

a) identify those areas/features on site that are particularly sensitive for bats
and that are likely to cause disturbance in or around their breeding sites
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and resting places or along important routes used to access key areas of
their territory, for example, for foraging; and

b) show how and where external lighting will be installed (through the
provision of appropriate lighting contour plans and technical
specifications) so that it can be clearly demonstrated that areas to be lit
will not disturb or prevent the above species using their territory or having
access to their breeding sites and resting places.

All external lighting shall be installed in accordance with the specifications and
locations set out in the strategy, and these shall be maintained thereafter in
accordance with the strategy. Under no circumstances should any other external
lighting be installed without prior consent from the local planning authority.

Reason: Bats are sensitive to light pollution. The introduction of artificial light
might mean such species are disturbed and/or discouraged from using their
breeding and resting places, established flyways or foraging areas. Such
disturbance can constitute an offence under relevant wildlife legislation. This
condition is applied in accordance with the National Planning Policy Framework,
and Policy CS17 of the West Berkshire Core Strategy 2006-2026.
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Biodiversity Enhancements

Prior to the completion of the development hereby approved, details of how the
development will enhance biodiversity will be submittedto and approved in writing
by the Local Planning Authority. The approved details will be implemented and
thereafter retained.

Reason: To secure detailed ecological mitigation and enhancement measures.
This condition is applied in accordance with the National Planning Policy
Framework, and Policy CS17 of the West Berkshire Core Strategy 2006-2026.
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Ecological Surveys

If the development hereby approved is suspended for more than 18 months from
the date of this permission, the approved ecological reports shall be reviewed
and, where necessary, amended and updated. The review shall be informed by
further ecological surveys commissioned to

0] establish if there have been any changes in the presence and
abundance of protected species and

(ii) identify any likely new ecological impacts that might arise from any
changes.

Where the survey results indicate that changes have occurred that will result in
ecological impacts not previously addressed in the approved scheme, the original
approved ecological measures will be revised and new or amended measures,
and a timetable for their implementation, will be submitted to and approved in
writing by the Local Planning Authority prior to works recommencing. Works will
then be carried out in accordance with the proposed new approved ecological
measures and timetable.

Reason: To ensure relevant impacts on biodiversity are taken into account and
incorporated into the development. This condition is applied in accordance with
the National Planning Policy Framework, and Policy CS17 of the West Berkshire
Core Strategy 2006-2026.
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Permitted uses within Class E (Food store)
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The development shall be used as a food store under Use Class E(a) only and
for no other purpose, including any other purpose in Class E of the Schedule to
the Town and Country Planning (Use Classes) Order 1987 (as amended) (or in
any provision equivalent to that Class in any statutory instrument revoking and
re-enacting that Order with or without modification).

The net internal sales area of the food store hereby approved shall not exceed
1,315sgm, and no additional internal floor space shall be created (for example by
the installation of mezzanine floors), nor internal subdivision or extension, without
the prior permission of the Local Planning Authority, following the formal
submission of a planning application.

This restriction shall apply notwithstanding any provisions in the Town and
Country Planning (General Permitted Development) (England) Order 2015 (as
amended) (or in any provision equivalent to that Class in any statutory instrument
revoking and re-enacting that Order with or without modification).

Reason. The special justification for the Local Planning Authority in approving the
application must persist, in the light of the exceptional local benefits for a discount food
store in the locality. Any other use may not be acceptable on the site in accord with
the advice in the NPPF. This condition is applied in accordance with the National
Planning Policy Framework, and Policy ADPP1, CS14 of the WestBerkshire Core
Strategy 2006-2026.
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Hours of Store Use and Deliveries (Food store)
The retail unit hereby permitted shall trade only between the hours of:

08:00hrs and 22:00hrs Monday - Saturday and
10:00hrs and 17:00hrs on Sundays.

Deliveries to the store to be made only between 06:00hrs and 23:00hrs Monday
- Saturday, and 08:00hrs and 21:00hrs on Sundays.

Reason: In order the maintain the character of the site and surrounding area and
in the interest of amenity. This condition is applied in accordance with the National
Planning Policy Framework, Policy CS14 of the West Berkshire Core Strategy
(2006-2026), and Policies OVS.5 and OVS.6 of the West Berkshire Local Plan
1991-2006 (Saved Policies 2007
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Plant, machinery and equipment (Food store)

The food store hereby permitted shall not be first used until details of all plant,
machinery, and equipment to be installed or operated in connection with the
carrying out of this permission have been submitted to and approved in writing
by the Local Planning Authority.

Reason: To protect the occupants of nearby residential properties from noise.
This condition is applied in accordance with the National Planning Policy
Framework, Policy CS14 of the West Berkshire Core Strategy (2006-2026),
and Policies OVS.5 and OVS.6 of the West Berkshire Local Plan 1991-2006
(Saved Policies 2007).
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BREEAM Excellent (Food store)
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The retail unit shall achieve and Excellent rating under BREEAM (or any such
equivalent national measure of sustainable building which replaces that
scheme). No later than 3 months after the building is operational, a final
Certificate must be issued certifying that BREEAM (or any such equivalent
national measure of sustainable building which replaces that scheme) rating of
Excellent has been achieved for the development, and a copy provided to the
Local Planning Authority.

Reason: To ensure the development contributes to  sustainable
construction. This condition is applied in accordance with the National Planning
Policy Framework, Policy CS15 of the WestBerkshire Core Strategy (2006-2026)
and Supplementary Planning Document Quality Design (June 2006).
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Crime prevention measures (Food store)

The food store hereby permitted shall not be first used until details of all crime
prevention measures have been submitted and approved by the Local
Planning Authority. The crime prevention details shall include.

a) Details of specifications and management of the proposed food store
entrance bollards.
b) Details and specifications of CCTV to be installed on the premises.

The food store crime prevention measures shall be in accordance with the
principles and objectives of Secured by Design.

Reason: To ensure the development contributes to the prevention of crime
prevention and anti-social behaviour. This condition is applied in accordance
with the National Planning Policy Framework, Policy CS5 and CS14 of the West
Berkshire Core Strategy (2006-2026) and Supplementary Planning Document
Quiality Design (June 2006).
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Mineral Extraction

No development shall take place including site clearance, until a layout scheme
for maximising the potential for incidental extraction where practicable has been
submitted to and approved in writing by the Local Planning Authority.

In addition, no development within a development phase shall commence until
the following has been submitted to and approved in writing by the Local Planning
Authority and thereafter all works for each phase shall be carried out in
accordance with the methods agreed throughout the construction period:

a) a method for ensuring that minerals that can be viably recovered during
the development are recovered and put to beneficial use.

b) a method to record the quantity of recovered mineral (for re-use on site or
off-site) and the reporting of this quantity to the Local Planning Authority.

Reason: To ensure the minimum amount of mineral sterilisation occurs. A pre-
commencement condition is necessary, as once the development is built there
will be no opportunity to design the scheme so as to maximise the potential for
mineral extraction. This condition is applied in accordance with the National
Planning Policy Framework and, the Replacement Minerals Local Plan for
Berkshire Policies 2 and 2A, and Minerals and Waste Local Plan Policy 9.
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Thames water network upgrades (Foul Water)
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The development shall not be occupied until details of network upgrades have
been submitted to and approved in writing by the Loal Planning Authority in
consultation with Thames Water. The network upgrades details shall provide
confirmation that either:

1) All foul water network upgrades required to accommodate the additional
flows from the development have been completed.

2) A development and infrastructure phasing plan has been agreed with the
Local Authority in consultation with Thames Water to allow development
to be occupied.

Where a development and infrastructure phasing plan are agreed, no occupation
shall take place other than in accordance with the agreed development and
infrastructure phasing plan.

Reason: To ensure Network reinforcement works to accommodate the proposed
development. Any reinforcement works identified will be necessary in order to
avoid sewage flooding and/or potential pollution incidents. This condition is
applied in accordance with the National Planning Policy Framework, Policy CS5
and CS14 of the West Berkshire Core Strategy (2006-2026) and Supplementary
Planning Document Quality Design (June 2006).
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Thames water network upgrades (Water Network)

The development shall not be occupied until details of network upgrades have
been submitted to and approved in writing by the Loal Planning Authority in
consultation with Thames Water. The network upgrades details shall provide
confirmation that either:

1) All water network upgrades required to accommodate the additional
demand to serve the development have been completed.

2) A development and infrastructure phasing plan has been agreed with
Thames Water to allow additional development to be occupied.

Where a development and infrastructure phasing plan are agreed no occupation
of those additional dwellings shall take place other than in accordance with the
agreed development and infrastructure phasing plan.

Reason - The development may lead to low / no water pressures and network
reinforcement works are anticipated to be necessary to ensure that sufficient.
capacity is made available to accommodate additional demand anticipated from
the new development. Any necessary reinforcement works will be necessary in
order to avoid low / no water pressure issues. This condition is applied in
accordance with the National Planning Policy Framework, Policy CS5 and CS14
of the West Berkshire Core Strategy (2006-2026) and Supplementary Planning
Document Quality Design (June 2006).
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Skills and Employment Plan

No development shall take place until an Employment and Skills Plan (ESP), in
relation to the construction phase of the development, has been submitted to and
approved in writing by the Local Planning Authority. The ESP will set out the
measures that the developer will take to enhance the training and employment
opportunities that are offered to the local workforce in West Berkshire in the
construction process. The measures set out in the ESP should be appropriate
and proportional to the scale and value of the development. The ESP should set
out, through a method statement, how the following priorities will be addressed:
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(a) Promotion of employment opportunities generated on site to the West
Berkshire workforce (but not excluding those outside of West Berkshire),
with a focus on those who are not currently employed.

(b) Creation of new apprenticeship starts specific to the development site.
This should include how the developer will work directly with local
employment and training agencies.

(c) Ildentification of training and work placement opportunities on site with
discussion on how these may be promoted to local people, working
directly with local employment and training agencies.

The Employment and Skills Plan should also:

(d) Identify a lead contact who is responsible for managing the plan.

(e) Set out a timetable for the implementation of the ESP which, for the
avoidance of doubt, shall include a start date no later than the date of
commencement of development.

(H Set out the process for how implementation of the ESP will be monitored
and reported back to West Berkshire Council.

Thereafter approved ESP shall be implemented in full concurrent with the
development of the site.

Reason: To promote local job opportunities in the district in accordance with the
National Planning Policy Framework. A pre-commencement condition is
necessary because the ESP will need to be in place before any construction
activities take place.

Refusal Reason in the event the Section 106 is not completed.

Refusal reason

If the legal agreement or Unilateral Undertaking is not completed by the 20" June
2024, to DELEGATE to the Development Control Manager to REFUSE
PLANNING PERMISSION, or to extend the period for completion if it is

considered expedient to do so.

S106 Planning Obligation Refusal Reasons

The development fails to provide an appropriate scheme of works or off-site
mitigation measures to accommodate the impact of the development on local
infrastructure or provide an appropriate mitigation measure such as a planning
obligation.

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

(a) Affordable housing, without which the proposal would be contrary to the
NPPF, Policy CS6 of the West Berkshire Core Strategy (2006-2026),
and the Planning Obligations SPD.
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(b) Offsite Biodiversity Net Gain, without which the proposal would be
contrary to the NPPF, Policy CS17 of the WestBerkshire Core Strategy
(2006-2026), and the Planning Obligations SPD.

Public Open Space, Offsite Biodiversity Net Gain Enhancements, Landscape
Buffers/Green Infrastructure and SUDS/Drainage Management Plan, without
which the proposal would be contrary to the NPPF, Policy CS16, CS18 and CS19
of the West Berkshire Core Strategy (2006-2026), Policies RL.1, RL.2 and RL.3
of the West Berkshire District Local Plan 1991-2006 (Saved Policies 2007) and
the Planning Obligations SPD.

Informatives

1. | Approval - Objections/Support received.

This decision has been made in a positive way to foster the delivery of sustainable
development having regard to Development Plan policies and available guidance to
secure high quality appropriate development. In this application whilst there has been
a need to balance conflicting considerations, the local planning authority has secured
and accepted what is considered to be a development which improves the economic,
social and environmental conditions of the area.

2. Access construction

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

3. Damage to footways, cycleways and verges.

The attention of the applicant is drawn to the Berkshire Act, 1986, Part I, Clause 9,
which enables the Highway Authority to recover the costs of repairing damage to the
footway, cycleway or grass verge, arising during building operations.

4, Damage to the carriageway.

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

Any incidental works affecting the adjoining highway shall be approved by, and a
licence obtained from, the Principal Engineer (Streetworks), West Berkshire District
Council, Transport & Countryside, Council Offices, Market Street, Newbury, RG14
5LD, telephone number 01635 — 503233, before any development is commenced.

6 Removal of signs

The Highway Authority has the power, under Section 69 of the Road Traffic Regulation
Act, 1984 and amended by the New Roads and Street Works Act, 1991, to enter land
and remove any device giving guidance or direction to persons on the highway if, at
any time, it should be considered detrimental to road safety.

7 Official Postal Address

Please complete and online street naming and numbering application form at
https://www.westberks.gov.uk/snn to obtain an official postal address(s) once
development has started on site. Applying for an official address promptly at the
beginning of development will be beneficial for obtaining services. Street naming and
numbering is a statutory function of the local authority.
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