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Item 
No. 

Application No. 
and Parish 

Statutory Target 
Date 

Proposal, Location, Applicant 

 
(2) 

 
20/00047/RESMAJ 

Shaw Cum 

Donnington  

Parish Council  

 
13 April 2020* 

 
Reserved matters application for 
phased development of 179 dwellings 
pursuant to outline planning application 
number 19/00442/OUTMAJ which 
relates to: 

Section 73: Variation of Condition 1 
(approved plans) of planning 
application reference 
14/02480/OUTMAJ allowed under 
appeal decision reference 
APP/W0340/W/16/3143214 dated 20 
March 2017 for a mixed use scheme on 
23.1 hectares of land, comprising up to 
401 dwellings on 11.35 hectares of 
land. A 400 sq.m. local centre (Use 
Classes A1/A2/D1/D2 no more than 
200 sq.m. of A1) on 0.29 hectares of 
land, a one form entry primary school 
site on 1.7 hectares of land, public 
open space, landscaping and 
associated highway works).  

Matters to be considered: Appearance, 
Landscaping, Layout and Scale, and 
discharge of Condition 4 (site wide 
housing mix) and 5 (strategic 
landscaping plan) of 
19/00442/OUTMAJ.  

Land Adjacent To Hilltop (eastern 
parcel), Oxford Road, Donnington, 
Newbury 

Taylor Wimpey UK 

*Extension of time agreed until 25 Sept 2020 
 

 
The application can be viewed on the Council’s website at the following link: 
http://planning.westberks.gov.uk/rpp/index.asp?caseref=20/00047/RESMAJ 
 
 
Recommendation Summary: 
 

Subject to the receipt of satisfactory amended plans and 
information within 3 months in respect of highways 
issues to delegate to the Head of Development and 
Planning to GRANT APPROVAL OF RESERVED 
MATTERS or, should such satisfactory plans and 
information not be received within that period, to 
REFUSE  the application. 
 

Ward Member(s): 
 

Councillor Lynne Doherty 
Councillor Steve Masters 
 

http://planning.westberks.gov.uk/rpp/index.asp?caseref=20/00047/RESMAJ
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Reason for Committee 
Determination: 
 

Referred by the Development Control Manager to allow 
Members the opportunity to assess the detailed proposals 
arising from the outline approval of this prominent and 
important housing development site 
 

Committee Site Visit: 
 

Owing to social distancing restrictions, the option of a 
committee site visit is not available.  Instead, a collection 
of photographs is available to view at the above link. 

 

Contact Officer Details 
 
Name: Jay  Singh 

Job Title: Consultant Planner 

Tel No: 01635 519111 

Email: Jay.singh1@westberks.gov.uk 
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1. Introduction 

1.1 Proposal summary - This application seeks reserved matters approval for phased 
development of 179 dwellings pursuant to outline planning application number 
19/00442/OUTMAJ which relates to: 

1.2 Section 73: Variation of Condition 1 (approved plans) of planning application 
reference 14/02480/OUTMAJ allowed under appeal decision reference 
APP/W0340/W/16/3143214 dated 20 March 2017 for a mixed use scheme on 23.1 
hectares of land, comprising up to 401 dwellings on 11.35 hectares of land. A 400 
sq.m. local centre (Use Classes A1/A2/D1/D2 no more than 200 sq.m. of A1) on 0.29 
hectares of land, a one form entry primary school site on 1.7 hectares of land, public 
open space, landscaping and associated highway works).  

1.3 The reserved matters for consideration are:  

 Layout;  

 Appearance; 

 Scale; and 

 Landscaping. 
 

1.4 In addition, the discharge of the following Planning Conditions of 19/00442/OUTMAJ 
is sought as part of this application: 

 

 No. 4 (site wide housing mix), and  

 5 (strategic landscaping plan). 
 

1.5 Site description - The application site covers approx. 9 hectares of a larger site of 23 
hectares of agricultural land immediately to the north of the existing urban edge of 
Newbury within the Parish of Shaw-cum-Donnington. The larger site is in two parcels 
on either side of the A339 which is a major road linking Newbury to the M4 and the 
A34. The application site forms the land parcel to the eastern side of A339 which is 
being progressed for residential redevelopment by Taylor Wimpey. To the west, 
beyond tree lined the western and south-western boundaries of the site, and the A339, 
there is the land parcel that is being progressed for redevelopment by David Wilson 
Homes which is subject to a separate reserved matters application 
18/03061/RESMAJ, further west is the village of Donnington. To the south is the 
access road owned by Vodafone which leads into the Vodafone headquarters, further 
south is the centre of Newbury. To the north and east is open farmland, with a Grade 
II Listed Building ‘Shaw Farm Barn’ located approximately 140m to the north-east of 
the application site. 

1.6 The site is accessed from the existing Vodafone road ‘the connection’ from its 
junction with the A339. An existing public right of way Shaw 4/4) travels through the 
A339 under pass and along the south-western boundary of the site. This PROW links 
the western and eastern parcels of land. To the south, the PROW links with footpaths 
encircle the Vodafone site and links with routes in central Newbury via Love Lane. 

1.7 In terms of topography, the site slopes from approx. 95m on the northern boundary, 
down to 80m to the southern boundary (levels change of 15m).   

1.8 Background – This application site forms the eastern parcel of the wider 23.1 hectare 
site which was subject to outline application reference 14/02480/OUTMAJ for mixed 
used development comprising the following components: 

 Up to 401 dwellings on 11.35ha of land  
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 A 400m2 local centre (Use Classes A1/A2/D1/D2, no more than 200m2 of A1) 
on 0.29ha of land,  

 One form entry primary school site on 1.71ha of land,  

 Associated public open space, landscaping and associated highway works.  
 

1.9 The application was in outline form with the only matter for determination relating to 
‘access’. All other matters relating to appearance, scale, layout and landscaping were 
to be reserved for consideration at a later stage.  

1.10 The application was refused planning permission on 26 November 2015 and 
subsequently allowed under appeal decision reference APP/W0340/W/16/3143214 on 
20 March 2017. The decision was subject to a completed s106 legal agreement to 
ensure the provision of new local centre, new school, affordable housing, highways 
matters and ecological mitigation, and 32 planning conditions which covered a range 
of matters. 

1.11 Condition 1 required the site to be redeveloped in accordance with the approved 
access plans and a number of key development parameters. The access plans 
showed:  

 Main access from A339 via the Vodafone roundabout forming a new length of 
spine road into the site;   

 Pedestrian/cycle link to Love Lane and Oxford Road/Whitefield Cottages via 
the A339 underpass, and links into existing PROW network that to the south 
of the site that encircle the Vodafone Headquarters.  

 
1.12 The development parameters plans (in relation to this application site known as the 

‘eastern land parcel’) refers to: 

 Land Use – which showed the broad areas of housing, open space and 
strategic access roads. 

 Density Parameters – which set out areas of lower (up to 30dph), medium 
(up to 35 dph) and higher density (up to 45dph) across the site. 

 Building Heights Parameters – this provided restrictions on development 
height across the site including areas of up to 2-storey (9m ridge), up to 2.5 
storeys (10m ridge) and up to 3 storeys (10.5m) 

 Movement & Access Parameters – this showed the main site access via 
new 4th arm of a roundabout from the existing Vodafone access known as 
the ‘connection’ which is private road. Retained public rights of ways (which 
included linking the western and eastern parcels of land through an 
underpass below the A339) 

 Landscaping Parameters – this showed broad areas of public open space, 
landscape corridors/buffers, existing trees and children’s play areas (LEAPs 
and LAPs). 

 Drainage Parameters – this showed approx. areas for surface water 
drainage attenuation across the site which comprises a single large SUDS 
basin towards the southern part of the site. 

 

1.13 Condition 2 required the development to be carried out in accordance with a phasing 
plan which shall show the phases in which development would be delivered as part of 
the first reserved matters submission. 

1.14 Condition 4 required details of the housing mix unit including tenure and type of units 
as part of the first reserved matters submission. 
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1.15 Condition 5 required the submission of a strategic landscaping plan as part of the first 
reserved matters submission. 

1.16 Other relevant conditions are discussed further below. 

Application reference 19/00442/OUTMAJ 

1.17 The above scheme (allowed under appeal decision APP/W0340/W/16/3143214) was 
subsequently amended under application 19/00442/OUTMAJ in order to respond to 
the constraints of the site affecting the western parcel of land (currently subject to 
separate reserved matters application 18/03061/RESMAJ) such as oil pipelines, site 
levels, drainage, highways design standards (including revised drop areas for school 
children), amongst other technical requirements, which involved minor changes to the 
development parameters plans approved under condition 1.  

1.18 The changes to the above parameters plans did not propose any changes to the 
‘eastern land parcel’ which is the subject of this reserved matters application 
(20/00047/RESMAJ). This means the development parameters for this application site 
are as originally agreed by the Planning Inspector in allowing the original planning 
appeal decision.  

1.19 Other changes were also required to the associated legal agreement to improve the 
deliverability of the school such as revised triggers for payment of school funds and 
site handover. It is noted that the council will now receive a financial contribution to 
deliver the school. This means the Council will be responsible for the procurement of 
the new school. 

1.20 Proposal details – Reserved matters approval is sought for 179 dwellings pursuant 
to outline planning application number 19/00442/OUTMAJ dated 25 June 2020 which 
allowed for up to 401 dwellings across the eastern and western parcels of the wider 
site. A separate reserved matters application for the balance of 222 dwellings is sought 
under application 18/03061/RESMAJ for the western parcel of land. 

1.21 The reserved matters for consideration relate to appearance, landscaping, layout and 
scale for 179 dwellings (including 71 affordable housing units) as described further 
below. Other elements of the outline planning permission relating to the details of the 
new local centre and new primary school are not for consideration as part of this 
reserved matters application. However it is recognised as part of the development 
phasing plan approved under application reference 18/03020/COND1 shows reserved 
matters application 18/03061/RESMAJ covering Phases 1 – 4 (up to 222 dwellings), 
the School and Local Centre are in Phases 5 and 6 respectively and this reserved 
matters application (20/0047/RESMAJ) relates the final phase (7) of housing 
development for 179 dwellings.  

1.22 The supporting plans to this reserved matters submission show the following: 

Layout 

1.23 The proposed layout shows 179 dwellings comprising a mixture of 1 to 5 bedroom 
properties of which 71 would be affordable units (including shared ownership and 
social rented) which are distributed throughout the site. The layout plan shows the 
proposed housing within perimeter blocks. Public open space is provided within a large 
area to the south of the site around a proposed SUDS pond, around the boundaries of 
the site, and within pockets through the development including LAP within the centre 
of the housing and LEAP to the north-eastern corner.  

1.24 Access was approved in detail at the outline stage therefore the proposed layout shows 
the main access from the Vodafone roundabout.  A street hierarchy is provided which 
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shows a main spine road from the roundabout off which a secondary street forms a 
loop around the site. Shared surface streets and private driveways branch off from the 
secondary street loop. Pedestrian/cycle links are shown around the site including 
through the public space around the boundaries of the site and through the A339 
underpass to the west which would provide access to Love Lane and Oxford 
Road/Whitefield Cottages via the western parcel of land (currently under reserved 
matters application 18/03061/RESMAJ). The footpaths would link into the existing 
PROW network that provides connections to the south of the site that encircle the 
Vodafone Headquarters and connects to Love Lane. 

1.25 In relation to the interface with the eastern end of the A339 underpass/subway, the site 
layout has been amended to ensure 3-storey apartments have habitable room 
windows that face the underpass. 

1.26 The layout provides a variety of house types, with varying setbacks from the road. Key 
views are terminated by focal or dual fronted buildings. A mixture of car parking 
arrangements are provided including on-street, on-plot to side/front and within shared 
parking courts. 

1.27 As set out further below, extensive areas of public open space/green infrastructure are 
provided around the site. 

Proposed Housing Mix 

1.28 As part of this submission, the discharge of Planning Conditions no 4 (site wide 
housing mix) of planning permission reference 19/00442/OUTMAJ is also sought. 
Table below shows the wider housing mix for both the western and eastern parcels of 
land (entire site - left hand table), the housing mix for this application site, the eastern 
parcel (right hand table) and the housing mix for the western parcel (middle table) 
which is subject to the separate reserved matters application 18/03061/RESMAJ. 

1.29  

Appearance  

1.30 The applicants design approach has been to create different character areas within 
the site including ‘Street Open Space’ which corresponds to the southern edge of the 
site, ‘Side Street’ which relates to western edge, ‘Street’ which relates to the broadly 
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central parts of the site, ‘Feature Space’ which refers to the inner core areas of the site 
and ‘Edge’ which forms of the northern and eastern edge. The different character areas 
contain variation in mixture house types, design and materials to respond to the 
different characteristics of different parts of the site such as topography, density and 
building heights.  

1.31 The supporting plans show a mixture house types, design and materials. The house 
designs include detached, semi-detached, terrace and apartments. The architectural 
details include features such gable fronts, dormers, bay windows, brick soldier courses 
above windows, exposed lintels and cills, recessed porches, recessed and gable 
fronted canopies, chimneys, Georgian style front door surrounds, variation in 
fenestration (including Juliet balconies) and doors. 

1.32 The proposed external materials include facing brick with combinations of buff, multi-
red, orange-red, red multi, white render, tile hanging (red) and weatherboarding (3 
different shades of grey). The roof tiles include slate grey (Russell Grampian) and peat 
brown (Russell Grampian). Other external materials include cast stone cills and 
quoins. The boundary treatments include a mixture hedges and shrub planting, brick 
walls in different brick types, timber close boarded fencing and metal railings.  

Scale  

1.33 The supporting plans show the proposed housing would be largely 2-storey (up to 
9m ridge) with some limited 2.5 (up to 10m) and 3 storey units (up to 10.5m ridge). 
There are a variety of house sizes (1 to 5 bedroom) proposed within the site ranging 
from 64m2 to 172.6m2. 

Landscaping   

1.34 As part of this submission, the discharge of Planning Condition no 5 (strategic 
landscaping plan) of planning permission reference 19/00442/OUTMAJ is sought. In 
this regard, a supporting landscape framework plan is provided which shows existing 
trees, hedgerows and woodland to be retained, new structural planting, native 
hedgerows & hedgerow trees and landscape buffer tree mix to site boundaries and the 
edges of the development parcels. 

1.35 The following key elements are incorporated into the strategic landscape buffer 
planting and retained vegetation 

- Tree and woodland buffer planting along the A339; 
- Woodland buffer alongside the northern boundary, east of the A339; 
- Buffer planting and individual open space trees to the eastern edge of the 

developed area including varieties of grass; 
- Buffer planting and individual open space trees to the southern edge of the 

developed area including wetland meadow grass. 
 

1.36 The Landscape Framework plans also provide species mixes for the Landscape Buffer 
Tree Mix, Native Hedgerows and Hedgerow Trees, as well as trees to open spaces 
and internal streets.  

1.37 Detailed soft and hard landscaping plans are provided which show the open space 
being arranged around a large SUDS area to the south of the site and towards the 
outer edges of the site, with area of open space (LAP) being provided within the 
housing area. Existing trees and hedgerows to the western and south-western 
boundary being retained and incorporated within the open space. Substantial new tree 
planting is located across the scheme especially along the site boundaries and within 
areas of the public space including the LEAPs and LAP. 
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1.38 The soft landscaping includes proposed trees, hedgerows (native, ornamental), 
woodland planting, shrubs (ornamental), landscape buffers mix (including native 
shrubs and individual trees), varieties of grass. The plans show street trees planting 
throughout the scheme (street trees would be located within tree pits with root barriers 
to protect other underground infrastructure), green verges and soft landscaping around 
car parking areas.  

1.39 The hard landscaping materials correspond to the different element of the scheme 
including main street, secondary loop road, road junctions, private driveways, 
pedestrian footpaths (inner, outer and private) and parking courts. A variety of  
materials are proposed including tarmac, key block setts (brindle, bracken and natural 
colour), stone, tarmac and buff paving slabs to footpaths and buff tactile paving. 

2. Planning History 

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

Application Proposal Decision / Date 

20/01944/COND5 Application for approval of 
details reserved by conditions 
(20) arboricultural method 
statement and (31) noise of 
approved 14/02480/OUTMAJ - 
Outline application for mixed 
use scheme on 23.1ha of land, 
comprising up to 401 dwellings 
on 11.35ha of land. A 400m2 
local centre (Use Classes 
A1/A2/D1/D2 - no more than 
200m2 of A1) on 0.29ha of land, 
one form entry primary school 
site on 1.71ha of land, public 
open space, landscaping and 
associated highway works. 
Matters to be considered: 
Access. 

Pending consideration at 
the time of writing this 
report 

20/01097/COND4 Application for approval of 
details reserved by Condition 10 
'construction method statement', 
21 'construction environmental 
management plan', 22 'lighting 
design strategy for biodiversity' 
and 23 'landscape and 
ecological management plan' of 
appeal reference 
APP/W0340/W/16/3143214 
(14/02480/OUTMAJ). 

Pending consideration at 
the time of writing this 
report 

20/00703/RESMAJ Approval of reserved matters 
application for phase 
development of 179 dwellings 
following approval of outline 
application 14/02480/OUTMAJ 
(APP/W0340/W/16/3143214). 

Pending consideration at 
the time of writing this 
report 
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Matters to be considered: 
Appearance, Landscaping, 
Layout and Scale. 

This relates to the same 
application site, the subject 
of this application.  

It is understood this 
duplicate application was 
submitted by the applicant 
to comply with time limits 
for the submission of 
reserved matters 
applications under the 
outline planning 
permission. 

This application will be 
withdrawn on the 
successful conclusion of 
this reserved matters 
application 
20/00047/RESMAJ. 

20/00655/RESMAJ Approval of reserved matters 
application for phased 
development of 222 dwellings 
pursuant to planning application 
19/00442/OUTMAJ which 
relates to Section 73: Variation 
of Condition 1 (Approved Plans) 
of planning application 
14/02480/OUTMAJ allowed 
under appeal reference 
APP/W0340/W/16/3143214 for 
a mixed use scheme on 23.1 ha 
of land, comprising up to 401 
dwellings on 11.35 ha of land. 

A 400 sq.m. local centre (Use 
Classes A1/A2/D1/D2  no more 
than 200 sq.m. of A1) on 0.29 
ha of land, a one form entry 
primary school site on 1.7 ha of 
land, public open space, 
landscaping and associated 
highway works. Matters to be 
considered: Appearance, 
Landscaping, Layout and Scale. 

Pending consideration at 
the time of writing this 
report. 

This relates to application 
site known as the ‘western’ 
parcel of land and same 
applicant (David Wilson 
Homes) that is the subject 
of a separate reserved 
matters application 
committee report 
(18/03061/RESMAJ). 

It is understood this 
duplicate application was 
submitted by the applicant 
to comply with time limits 
for the submission of 
reserved matters 
applications under the 
outline planning 
permission. 

This application will be 
withdrawn on the 
successful conclusion of 
reserved matters 
application 

18/03061/RESMAJ 

20/00162/COND3 Application for approval of 
details reserved by Condition 18 
- Archaeological Scheme of 
investigation of appeal 

Approved on 10 February 
2020 
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reference 
APP/W0340/W/16/3143214 
(14/02480/OUTMAJ). 

18/03061/RESMAJ Reserved matters application 
for phased development of 222 
dwellings pursuant to outline 
planning application number 
19/00442/OUTMAJ which 
relates to Section 73: Variation 
of Condition 1 (approved plans) 
of planning application 
reference 14/02480/OUTMAJ 
allowed under appeal decision 
reference 
APP/W0340/W/16/3143214 
dated 20 March 2017 for a 
mixed use scheme on 23.1 
hectares of land, comprising up 
to 401 dwellings on 11.35 
hectares of land. A 400 sq.m. 
local centre (Use Classes 
A1/A2/D1/D2 no more than 200 
sq.m. of A1) on 0.29 hectares of 
land, a one form entry primary 
school site on 1.7 hectares of 
land, public open space, 
landscaping and associated 
highway works). Matters to be 
considered: Appearance, 
Landscaping, Layout and Scale, 
and discharge of Condition 4 
(site wide housing mix) and 5 
(strategic landscaping plan) of 
19/00442/OUTMAJ. 

Pending consideration at 
the time of writing this 
report 

The site is known as the 
‘western’ parcel of land 
with the applicant being 
‘David Wilson Homes’. 

This application is for 
consideration as separate 
item on this same planning 
committee agenda  

19/00442/OUTMAJ Section 73: Variation of 
Condition 1 (approved plans) of 
planning application reference 
14/02480/OUTMAJ allowed 
under appeal decision reference 
APP/W0340/W/16/3143214 
dated 20 March 2017 Outline 
application for mixed use 
scheme on 23.1ha of land, 
comprising up to 401 dwellings 
on 11.35ha of land. A 400m2 
local centre (Use Classes 
A1/A2/D1/D2 - no more than 
200m2 of A1) on 0.29ha of land, 
one form entry primary school 
site on 1.71ha of land, public 
open space, landscaping and 
associated highway works. 
Matters to be considered: 
Access. 

Approved on 25 June 2020 
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14/02480/OUTMAJ Outline application for mixed 
use scheme on 23.1ha of land, 
comprising up to 401 dwellings 
on 11.35ha of land. A 400m2 
local centre (Use Classes 
A1/A2/D1/D2, no more than 
200m2 of A1) on 0.29ha of land, 
one form entry primary school 
site on 1.71ha of land, public 
open space, landscaping and 
associated highway works. 
Matters to be considered: 
Access. 

Refused planning 
permission on 26 
November 2015 and 
subsequently allowed on 
appeal reference 
APP/W0340/W/16/3143214 
on 20 March 2017. 
 

19/00178/COND2 Application for approval of 
details reserved by Condition 18 
Archaeological Scheme of 
investigation of appeal 
reference 
APPW0340W163143214 
(14/02480/OUTMAJ). 
Approved on 30 January 2019. 

Approved on 30 January 
2019. 
 

18/03402/NONMAT Proposed non-material 
amendment to planning 
permission reference 
14/02480/OUTMAJ relating to 
an outline application for mixed 
use scheme on 23.1ha of land, 
comprising up to 401 dwellings 
on 11.35ha of land. A 400m2 
local centre (Use Classes 
A1/A2/D1/D2 - no more than 
200m2 of A1) on 0.29ha of land, 
one form entry primary school 
site on 1.71ha of land, public 
open space, landscaping and 
associated highway works with 
matters to be considered 
(Access), allowed on appeal on 
the 20 March 2017 under 
appeal decision reference 
APP/W0340/W/16/3143214 to 
amend the proposed eastern 
access plan listed under 
conditions 1 and 13. 

Approved on 31 January 
2019 

18/03020/COND1 Application for approval of 
details reserved by Condition 
(2)  Phasing Plan of allowed on 
appeal planning permission/ 
14/02480/OUTMAJ 
 

Approved on 08 February 
2019 

19/00849/ADV 
 

Proposed 2800mm x 1900mm 
advertising sign board. 

Approved on 15 May 2019. 
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3. Procedural Matters 

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

3.2 The application has been publicised in accordance with the legal requirements of the 
Town and Country Planning (Development Management Procedure) Order 2015, and 
the Council’s Statement of Community Involvement.  This has involved the display of 
site notices (most recently on 12 August 2020) and press notices within the Newbury 
Weekly News (on 23 January 2020).  

3.3 The proposed development would create new residential floor space that would be 
liable to CIL payments in accordance with the Councils CIL Charging Schedule. 

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. 

Shaw Cum 
Donnington 
Parish Council  

Comments (summarised by officers) 

 The PC do not object to the general details of the 
proposal which seem to accord with 14/02480 except as 
detailed below – it is determined to ensure suitable 
provisions are made for the local community as envisaged 
in the outline proposal. 

 Contrary to the outline planning permission, the proposal 
does not include details of the local centre and there is 
local concern it will not come forward – the applications 
should not progress until details of the local centre are 
provided in consultation with the PC and it should 
thereafter be delivered within phase 1 of the development.  

 Adverse impact on highway safety on the local highways 
infrastructure (including Love Lane and Oxford Road, 
amongst others) from increased traffic generation and on-
street parking demand from the proposed use taking into 
account cumulative impacts with existing schools and 
proposed construction traffic. These issues being 
compounded by existing flooding on roads, Thames 
Water infrastructure works, highway’s related 
access/improvements/construction works and lack of 
mitigation such as alternative temporary site access into 
the site that would minimise impact on the Love Lane.  

 Insufficient drop off and car parking areas to serve the 
new school within the site. The PC suggest that only a 
temporary access road should be provided for the bus 
access and that the detailed works for the school drop off 
area are addressed when the school details come 
forward. Access could be provided by a sump breaker to 
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reduce costs for this temporary arrangement. As the bus 
will not be provided until the 100th dwelling has been 
completed it may well be that by that time the school 
design will have come forward. 

 Insufficient information on the length of construction works 
and potential disruption. The PC acknowledge the 
development must proceed. However, plans for the 
development areas affecting Love Lane are at significant 
cost to residents, school children and all those who must 
use this road. 

 The PC request that due to the impact on the parish as a 
whole during the construction phase that the developer 
consult them with regard to the contractor’s schedule of 
movements.  

 The appeal decision considered the complete site 
therefore a new application should come forward that 
provides details of all of the interrelated elements of the 
site, i.e. school (including its delivery to ensure it serves 
the community), local centre (including details of the 
developer), east and west parcels of housing similar to 
the approach taken to the Sandleford housing allocation. 
 

 The PC seeks to ensure that funding is secured (as per 
the outline permission) to implement the bus service 
within the agreed timeframe, and that the bus route and 
timetable will be agreed between West Berkshire Council 
and the Parish Council, for the benefit of both existing and 
new residents on both sides of the A339. 

 

 The PC request consultation in the preparation of the 
construction management statement (details required via 
planning condition) to minimise the impact on the 
highway, public safety and local amenity 
 

 The PC request sufficient infrastructure e.g. water and 
potable water is provided to serve the development and 
that all service providers liaise with the Parish Council and 
residents before connection works commence 

 

 The PC invite the developers to consider alternative 
locations for the local centre including focusing funding 
around the existing village hall with associated expanded 
infrastructure which attract new facilities e.g. pharmacy, 
retail and café which do not exist now. 
 

 To address the climate emergency, the proposal should 
meet higher environmental standards using technologies 
such as solar panels and heat pumps 
 

 The PC have concerns over how the proposal would 
integrate socially with the existing village rather becoming 
two satellite residential areas to Newbury  
 

 The PC request sufficient screening arrangements to 
prevent noise and visual intrusion from the A339. 
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 A police approved CCTV scheme, secured via planning 
condition should be implemented at the A339 underpass. 
 

 The scheme includes insufficient allotment provision 
(providing 5 only), up to 11 should be provided including 
potential provision within this application site or within the 
western parcel of land (DWH) 

 

 Insufficient infrastructure to support the rapid population 
increase as a result of the proposed development with the 
existing village hall at capacity, and the local centre not yet 
coming forward yet or including community facilities. 

 

 Inadequate linkages between the western and eastern 
parcels of land especially via car. 
 

 Proposal would increase flood risk and confirmation 
required that the proposed balancing pond would be safe 
and appropriate pumping arrangements are provided 
 
Other comments 
 

 Financial help should be provided to convert the old 
school into an additional community hub. 

 Provision should be made for controllable parking near 
Love Lane on the development land. 

 Opening of car access to the Oxford Road at the north-
west corner of the site. 

 Provision of a proper car tunnel under the A339 joining 
the eastern and western estates to reduce the acute 
isolation of the eastern area. 

 

Speen Parish 
Council 

No comments 

Cold Ash Parish 
Council 

Cold Ash Parish Council support comments made by Donnington 
Parish Council, and West Berkshire Council should support the 
Parish with their request that the local centre within the 
development is built. 

Newbury Town 
Council  

No comment 

Highways 
England 

No objection 

WBC Highways: Objection - request that the main access (which also serves 
Vodafone) known as ‘the connection’ and internal site is adopted 
by the Council via s278/38 adoption agreement, with this 
requirement ensured by planning condition and amended plans 
to demonstrate: 

- improve surveillance of the eastern end of the underpass, 

- revised traffic calming measures within the site requested, 
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- internal access road designs to meet adoptable standards 

- Sight lines at the junctions and bends within the site 
shown for vehicle speeds of 20 mph  

- Minor changes to parking provision for the flats 

- Details of electric car charging points 

Amended plans/information requested - further updates to be 
provided 

WBC Waste 
Management  

Further information required on extent of private drives and 
extent of roads for adoption to ensure access for waste 
collection, clarification of travel distances for bin collections for 
flats 99-106 – amended plans received (further updates to be 
provided). 

WBC 
Environmental 
Health 

No objection - This is a reserved matters application for 
consideration of appearance, landscaping, layout and scale. All 
environmental health matters of concern were raised at the 
outline stage and are covered by conditions which will require 
approval and discharge prior to development commencing. 
 

WBC Drainage 
(SUDS) 

Request further drainage information but note this would be 
subject to a separate discharge of conditions application under 
outline condition no.27 

Environment 
Agency  

No comments 

WBC Education No objection 

WBC PROW  No objection  

Ramblers 
Association 

No comments 

WBC Ecology No comments 

WBC Affordable 
Housing Officer  

No objection following the receipt of amended plans providing 
revised affordable housing distribution across the site 

Natural England  No comments 

WBC Planning 
Policy Team 

No comments 

WBC Landscape Requested additional tree planting – amended plans received, 
further comments awaited (updates to be provided). 

WBC Parks and 
Leisure 

No comments 

CLH Pipeline 
System 

No comments received  
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WBC 
Conservation  

No objection 

Thames Water No objection  

Police Design 
Advisor 

Request amendments to blank house elevations to include 
additional windows to provide surveillance of public realm, 
relocation of visitor space and planning conditions to ensure 
secured by design measures are implemented to reduce the risk 
of crime and anti-social behaviour – amended plans received 
(further updates to be provided) 
 

RB Fire and 
Rescue 

No objection 

NHS CCG Support new healthcare funding secured through s106 and CIL 
funding to mitigate impact on local healthcare facilities including 
GP Surgeries.  
 

BBOWT Wildlife 
Trust  

No comments received 

WBC 
Archaeology 

No objection 

WB SPOKES No objection – need to ensure eastern and western land parcels 
linked by cycle route through the A339 under pass and need to 
ensure satisfactory cycle storage provided 

Access Officer No comments received 

 

Public representations 

4.2 A total of 6 representations have been received, all of which object to the proposal 

4.3 The full responses may be viewed with the application documents on the Council’s 
website using the link at the start of this report. In summary, the representations 
received raise the following points: 

 Lack of local infrastructure to support the development with the existing village 
hall fully booked and no local shop – the latest plans remove the local centre 
until a later phase of development and it should be brought forward. 

 Insufficient provision made for allotments and where provided should be of a 
suitable standard and in an appropriate location on level ground in accordance 
with the PC comments. 

 The proposal should be higher environmental standards e.g. energy saving 
improvements, improved insulation/solar energy, etc to address the climate 
emergency. 

 Taking into account climate change, the proposal would have an adverse 
impact on flood risk, within insufficient mitigation being provided, compounding 
existing flooding issues within the site (including the A339 underpass) and 
surrounds. 

 The proposed parking and drop off area for the new school would create 
substantial congestion given how close it is to the existing school facilities.   



 

 

West Berkshire Council Western Area Planning Committee 23 September 2020 

 Support the PC comments that a temporary road should be built to facilitate bus 
access.  

 The A339 underpass between the 2 halves of the site is inadequate to service a 
development of this size.  

 Proposal does not accord with outline planning permission as it does not include 
local centre 

 Lack of noise mitigation for houses facing the A339 

5. Planning Policy 

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

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

 Policies C1, C3, P1 of the Housing Site Allocations Development Plan Document 
2006-2026 (HSA DPD). 

 Policies OVS.5, OVS.6, TRANS.1, 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: 

 Quality Design SPD  

 Shaw cum Donnington Parish Plan 2009 

 Community Infrastructure Levy Charging Schedule, Adopted March 2014 – 
Effective from 1st April 2015.  

 The National Planning Policy Framework (NPPF) 

 The Planning Practice Guidance (PPG) 

6. Appraisal 

Principle of development 

6.1 The development of this site (eastern parcel) as part of a larger development 
comprising up to 401 dwellings, with other elements described above, and associated 
public open space, landscaping and associated highway works was allowed under 
appeal decision APP/W0340/W/16/3143214 on 20 March 2017 (as varied under 
planning permission reference 19/00442/OUTMAJ on 25 June 2020).  

6.2 For these reasons, the proposed development is considered acceptable in principle 
subject to the detailed material considerations set out below.  

6.3 For the avoidance of doubt, this application relates to the approval of details relevant 
to layout, scale, appearance and landscaping for a phased development of 179 
dwellings, and conditions 4 and 5 of the outline permission relating to housing mix and 
strategic landscaping strategy. 

 
6.4 Other elements of the wider development such the local centre, school as well as 

other technical matters addressed by planning conditions on the outline planning 
permission including details relating to sustainable drainage strategy, underpass 
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CCTV details, construction management plan and noise mitigation measures, are not 
for consideration as part of this reserved matters application.  

6.5 The main issues for consideration in this reserved matters application are: 

 Character and appearance (including layout, scale, appearance and 
landscaping); 

 Open space; 

 Impact on setting of AONB; 

 Wider landscape and visual impact; 

 Housing mix; 

 Residential amenity; 

 Highways matters;   

 Public Rights of Way;  

 Other matters. 
 

Character and appearance (including layout, appearance, scale and 
landscaping ‘the reserved matters’)  

6.6 Core Strategy Policy CS14 states that new development must demonstrate high 
quality and sustainable design. Good design relates not only to the appearance of a 
development, but the way in which it functions.  Paragraph 127 of the NPPF, states 
that planning decisions should ensure that developments (amongst others): 

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

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

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

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

 
6.7 The Council has adopted a Supplementary Planning Document series entitled Quality 

Design (SPDQD) which provides detailed design guidance on residential development. 
Part 1 in particular provides design guidance, including key urban design principles. 
The NPPF, The SPG Quality Design and The Shaw Cum Donnington Parish Plan 
(2009) also support the above aims. 

Layout 

6.8 The proposed layout shows 179 dwellings comprising a mixture of 1 to 5 bedroom 
properties of which 71 would be affordable units (including shared ownership and 
social rented) which are distributed throughout the site. The layout plan shows the 
proposed housing within perimeter blocks. Public open space is provided within a large 
area to the south of the site around a proposed SUDS pond, around the boundaries of 
the site, and within pockets through the development including LAP within the centre 
of the housing and LEAP to the north-eastern corner.  

6.9 Access was approved at the outline stage therefore the proposed layout shows the 
main access from the Vodafone roundabout.  A street hierarchy is provided which 
shows a main spine road from the roundabout off which a secondary street forms a 
loop around the site. Shared surface streets and private driveways branch off from the 
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secondary street loop. Pedestrian/cycle links are shown around the site including 
through the public space around the boundaries of the site and through the A339 
underpass to the west which would provide access to Love Lane and Oxford 
Road/Whitefield Cottages via the western parcel of land (currently under reserved 
matters application 18/03061/RESMAJ). The footpaths will link into the existing PROW 
network to the south of the site that encircle the Vodafone Headquarters and connects 
to Love Lane. 

6.10 In relation to the interface with the eastern end of the A339 underpass/subway, the site 
layout has been amended to show a 3-storey apartment block with ground, 1st and 2nd 
floor habitable room windows facing and providing surveillance of the subway. This 
would ensure a good level of surveillance would be provided. The police advisor has 
raised no objections to this arrangement.  

6.11 The police advisor did request additional windows are installed on any blank elevations 
in other parts of the site to increase surveillance of the public realm. In this regard 
additional information have been received to address this requirement. Further 
‘secured by design’ measures are also recommended that can be secured through the 
imposition of planning conditions to contribute to the creation of a safe and sustainable 
environment.  

6.12 The layout provides a variety of house types, with varying setbacks from the road. Key 
views are terminated by focal or dual fronted buildings. A mixture of car parking 
arrangements are provided including on-street, on-plot to side/front and within shared 
parking courts.  

6.13 The proposed layout would accord with development parameters approved at the 
outline stage which show the broad areas for housing, strategic access and movement, 
density, open space and drainage infrastructure. 

6.14 The general layout approach with perimeter blocks providing active frontages, and 
some small courtyards would add to the wider pattern of development found within the 
locality and is responsive to the overall spatial constraints of the site which include 
undulating topography and existing drainage routes, amongst others.  

6.15 Following the receipt of satisfactory amended plans, the detailed layout also shows 
affordable housing pepper potted throughout the site to ensure it would integrate with 
the scheme as a whole. 

6.16 Whilst the overall layout approach is considered acceptable in principle, as set out 
further below, the councils Highways Service have requested amendments to address 
their technical design standards. Officers consider these are technical matters that can 
be addressed under delegated powers.  

6.17 For these reasons, the proposed layout is considered acceptable subject to 
satisfactory amended plans coming forward which can be resolved by officers under 
delegated powers.  

Appearance 

6.18 Whilst it is recognised that the immediate context of the site is commercial with existing 
residential development further afield, there is significant variation in the existing built 
form within the wider locality including larger detached and semi-detached gabled 
fronted dwellings with hipped roofs constructed in red facing brick with brown roof tiles 
within Donnington Village. The older properties around shop lane being terraces. On 
Love Lane, the buildings are predominantly 2-storey and also include a mix of 
detached and semi-detached dwellings. The houses are primarily red brick, with some 
use of render, pebble dash and hung tiles. The roofs are pitched and constructed from 
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brown or terracotta tiles. Some of the dwellings are gable fronted, with hipped and half-
hipped roofs also found. The dwellings are generally set back from the road behind, 
hedges, walls and fences. 

6.19 In respect of Shaw, it is arranged around a central main through street running from 
east to west – Kiln Road/Turnpike Road. From this primary road a variety of residential 
streets branch off. These differ in character reflecting their build period. The dwellings 
are generally set back from the roads by front gardens. The majority of buildings are 
two storey detached or semi-detached properties. The houses are a mix of red, yellow 
and brown brick, with some use of render and hung tiles. Roofs are pitched and 
constructed from slate, brown or terracotta tiles. Features such as porches are 
common on the newer dwellings. Car parking in Shaw is generally found on plot within 
the driveways and front gardens of the properties. Higher density areas with terraced 
properties have on-street parking.  

6.20 The applicant’s design approach has been to create different character areas within 
the site. The different character areas contain variation in mixture house types, design 
and materials to respond to the different characteristics of different parts of the site 
such as topography, density and building heights. This approach would allow 
differentiate parts of the scheme from each other to aid legibility and provide interest 
at level through subtle variations. 

6.21 The supporting plans show a mixture house types, design and materials. The house 
designs include detached, semi-detached, terraces and apartments. The architectural 
details include features such as gable fronts, dormers, bay windows, brick soldier 
courses above windows, exposed lintels and cills, recessed porches, recessed and 
gable fronted canopies, chimneys, Georgian style front door surrounds, variation in 
fenestration (including Juliet balconies) and doors. 

6.22 The proposed external materials include facing brick with combinations of buff, multi-
red, orange-red, red multi, white render, tile hanging (red) and weatherboarding (3 
different shades of grey). The roof tiles include slate grey (Russell Grampian) and peat 
brown (Russell Grampian). Other external materials include cast stone cills and 
quoins. The boundary treatments include a mixture hedges and shrub planting, brick 
walls in different brick types, timber close boarded fencing and metal railings. 

6.23 The above approach would create a scheme with its own identity and character that 
would result in a good quality appearance for this modern residential development.  

Scale and density 

6.24 As set out above, the site slopes from north to south with a levels change of approx. 
15m. To respond to the constraints of the site, development parameters were 
approved at the outline application stage (as varied) which restrict building heights 
across prominent parts of the site to 9m (for 2-storey), to 10m (for 2.5 storey) and up 
to 10.5m (for 3-storey). In addition, density parameters were set for the site including 
areas of lower density (up to 30 dph), medium density (up to 35 dph) and higher density 
(up to 45 dph).  

6.25 The supporting plans show the proposed housing, whilst of varying design and size, 
would be predominantly 2-storey with some limited 2.5 storey in appropriate locations 
and 3 storey units at key locations. This approach is in general accordance with the 
building heights parameters for the site and would ensure development heights are 
lower where there is increased landscape sensitivity.  

6.26 The density across the site ranges from 43 dph to 29 dph with the highest densities 
being located on lowest part of the site, the density then transitions through to medium 
density, and then low density development at the outer edges of the site along the 
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northern and eastern boundary. This approach would be in general accordance with 
the density parameters for the site which allows from up to 45dph to 30 dph.  

6.27 It is also recognised there is a significant variation in the existing built form within the 
wider locality in terms of building heights and sizes, and density. The proposal would 
be compatible with this mix found within the wider area.  

6.28 For these reasons, the proposal, in terms of scale and density is considered 
acceptable.  

Landscaping 

6.29 The outline permission (as varied) approved the redevelopment of the site subject to 
development parameters including land use and landscaping/open space. The 
approved parameters plans showed the broad areas of landscaping, existing 
trees/hedgerows, open space (including play areas). A further outline planning 
condition (no.5) was imposed which required the submission of a landscape 
framework/strategic landscaping plan. 

6.30 This reserved matters submission, which includes a strategic landscape plan to 
discharge no.5, would accord with development parameters approved at the outline 
stage. The proposal would include tree and woodland buffer planting along the A339, 
and retain existing tree screening to the western and south-western boundary of the 
site to reflect existing roadside tree belts and screen views of the development, it would 
allow for the provision of a varied width landscape buffer alongside the northern 
boundary, it would include a landscape buffer to the north-eastern and eastern 
boundary of the site to provide a soft edge to the development and limit visual impacts.  

6.31 The proposal would facilitate substantial new tree planting within the site resulting in a 
net gain overall. The detailed landscaping strategy allows for new tree, shrub, 
hedgerow and ground cover planting to replenish and enhance the existing. The 
landscaping also integrates with the provision of accessible green infrastructure and 
public open space with the site, allows new ecological habitat and creates a connected, 
multi-functional network or green spaces and corridors around the site.  

6.32 The hard landscaping plans shows a mix of hard landscaping details which would be 
appropriate for this modern residential development and would ensure the creation 
of a good quality landscaped environment.   

6.33 Existing trees around and beyond the western and south-western boundaries of the 
site would be retained and appropriate tree protection measures would be secured 
through conditions imposed on the outline planning permission (as varied). 

6.34 For these reasons, the detailed landscaping scheme would harmonise with 
surroundings. In addition, the landscaping details provided are considered sufficient to 
discharge the requirements of outline planning condition no. 5 (strategic landscaping). 

Conclusion on scale, appearance, layout and landscaping 

6.35 In summary, it is considered that the proposal would accord with the design principles 
and development parameters set out at the outline application stage. It is therefore 
considered, in terms of layout, scale, appearance and landscaping, the proposal would 
have an acceptable impact on the character and appearance of the area. 

Open Space 

6.36 According to the NPPF (paragraph 96), access to high quality open spaces and 
opportunities for sport and recreation can make an important contribution to the health 



 

 

West Berkshire Council Western Area Planning Committee 23 September 2020 

and wellbeing of communities.  Planning policies should be based on robust and up to 
date assessments of the needs for open space, sports and recreation facilities and 
opportunities for new provision. The assessments should identify specific needs and 
quantitative or qualitative deficits or surpluses of open space, sports and recreational 
facilities in the local area. 

6.37 Core Strategy Policies CS5, CS14 and CS18 all seek to ensure good quality open 
space within development.  Saved Local Plan Policies RL.1, RL.2 and RL.3, together 
with the Planning Obligations SPD, provide a clear framework for delivering open 
space within major developments that is consistent with the NPPF. 

6.38 The outline planning permission was subject to parameters plan which showed broad 
areas of public open space/green infrastructure and children’s play areas (LEAPs and 
LAPs). This proposal is supported by an open space delivery plan which shows 
substantial open space within the scheme and plays areas consistent with the open 
space parameters approved at the outline stage. 

6.39 The supporting plans show details for the LEAP (Locally Equipped Area for Play) within 
the north-eastern corner of the site which include 7 different items including climbing 
frames, slides and swings. Appropriate hard surfacing materials such a bonded rubber 
mulch (brown colour) are shown to ensure the safe operation of the equipment. Whilst 
the comments of the council’s leisure team are awaited, the general design approach 
and type of equipment proposed is considered acceptable in principle. 

6.40 It is noted concerns have been raised that the allotment provision is insufficient and 
not accessible. In this regard, it is recognised that the allotment provision, in terms of 
broad size and location closer to the existing village facilities, was approved at the 
outline stage which showed approx. 660m2 located within the western parcel of land 
(subject to reserved matters application 18/03061/RESMAJ). The application site, the 
subject of this reserved matters application, did not include any allotment provision as 
part of the approved outline parameters plans. 

6.41 Overall, the proposal makes satisfactory provision of open space to meet the needs of 
the development.  

Impact on the setting of AONB 

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

6.43 The proposal would be located outside of the AONB but within its setting (approx. 
1.5km from its southern boundary), as such consideration should be given to the direct 
and indirect effects upon this designated landscape. Taking into account the significant 
areas of intervening feature such as the A339 and woodland planting which screen 
views towards the site from within the AONB there are no materially adverse impacts 
upon the AONB. 

6.44 For these reasons, the proposal would conserve the scenic beauty and distinctive 
character of the AONB. 
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Wider Landscape and Visual impact 
 

6.45 One of the core planning principles of the NPPF is that planning should take account 
of the different roles and character of different areas, promoting the vitality of our main 
urban areas ... recognising the intrinsic character and beauty of the countryside and 
supporting thriving communities within it.  The NPPF advises that the planning system 
should contribute to and enhance the natural and local environment by protecting and 
enhancing valued landscapes. 

6.46 Core Strategy Policy CS19 states in order to ensure that the diversity and local 
distinctiveness of the landscape character of the District is conserved and enhanced, 
the natural, cultural and functional components of its character will be considered as a 
whole.  In adopting this holistic approach, particular regard will be given to, amongst 
other matters. 

(a) The sensitivity of the area to change. 
(b) Ensuring that new development is appropriate in terms of location, scale and 

design in the context of the existing settlement form, pattern and character. 
 
6.47 According to Policy CS19, proposals for development should be informed by and 

respond to: 
 

(a) The distinctive character areas and key characteristics identified in relevant 
landscape character assessments including Historic Landscape Characterisation 
for West Berkshire and Historic Environment Character Zoning for West Berkshire; 

(b) Features identified in various settlement character studies including Quality Design 
SPD, and community planning documents which have been adopted by the 
Council such as Parish Plans and Village Design Statements. 

 
6.48 This reserved matters submission, which accords with development parameters 

agreed at the outline stage, and taking into account new tree and woodland planting 
proposed and retention of existing vegetation retained, is not considered to introduce 
any materially new landscape and visual impacts from that previously considered as 
part of the outline planning permission. As such the proposal is considered 
acceptable in terms of wider landscape and visual impact. 

Housing Mix 

6.49 Core Strategy Policy CS6 provides the Council’s framework for the delivery of 
affordable housing.  The Council’s affordable housing policies are crucial in seeking to 
assist the Council in meeting the requirements of the NPPF which seeks to ensure 
local planning authorities provide for their objectively assessed housing needs. 

6.50 The outline scheme secured 40% affordable housing in accordance with the 
requirements of Core Strategy Policy CS6. The table below shows how this affordable 
housing would be provided in the context of the overall housing mix including the open 
market houses. The table shows the proposal would provide a good mix of house sizes 
which would be responsive to the districts housing needs. 

6.51 The proposed housing mix is therefore considered acceptable and sufficient to 
discharge the requirements of condition 4 of the outline permission (as varied).  
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Proposed Housing Mix Table: 

 

Residential Amenity 

6.52 Securing a good standard of amenity for all existing and future occupants of land and 
buildings is one of the core planning principles of the NPPF.  According to Core 
Strategy Policy CS14 new development must make a positive contribution to the 
quality of life in West Berkshire.  Adverse impacts to neighbouring amenity could 
potentially arise from (but not necessarily limited to) any overlooking or overshadowing 
of neighbouring land by the development, and any new noise or disturbance (during 
construction or from approved uses).  Guidance on maintaining high standards of 
amenity for adjoining property is contained in Quality Design SPD (Part 2) 

Neighbouring residential amenity 

6.53 Taking into account separation distances and intervening features such as trees 
between the proposed housing and existing housing around the site, the proposal 
would not materially harm neighbouring residential amenity by way of loss of light, 
outlook or privacy, nor would it result in any significant overbearing impact or loss of 
outlook.  

6.54 In terms of construction impacts, the outline permission (as varied) imposed planning 
conditions to secure the implementation of a construction management plan. Whilst 
this would subject to a separate discharge of conditions application, information has 
been provided to show hours of operation would be limited 0800 to 1800 Monday to 
Friday and noise monitoring would be undertaken to minimise noise and disturbance 
to the occupiers of neighbouring residential properties. It is also noted that a 
Contractors Working Group would be set up to consult and liaise with local residents 
and the parish council to address any issues that may arise during the course of the 
development. 

Residential amenity of future occupiers  
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6.55 The supporting plans demonstrate ample levels of internal and external amenity space 
would be provided in the interests of ensuring a satisfactory living environment for 
future occupiers.  

6.56 It is noted that due to the levels changes there is an increased risk of overlooking 
between properties. The removal of PD rights for roof extensions, use of obscure 
glazing, off-setting of rear to rear facing two-storey elevations and appropriate 
boundary treatment would help reduce this impact.  

6.57 The A339 is located beyond the western boundary of the site which is a significant 
noise source. In this regard, the outline permission imposed planning conditions to 
secure relevant noise mitigation so-as to ensure a satisfactory noise environment for 
future occupiers. These could include measures such as acoustic window glazing, 
acoustic fencing and mechanical ventilation. These measures would be considered as 
part of a separate discharge of conditions application.   

6.58 The Vodafone complex of office buildings are located to the south of the site but as 
they set well away from dwellings, they would not harm the amenity of the future 
occupiers of the proposed dwellings in terms of noise and disturbance. 

6.59 For these reasons, the proposal would have preserve neighbouring residential amenity 
and would result in the creation of a good quality living environment for future 
occupiers. 

Highways Matters 

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

6.61 It is noted concerns that have been raised over the potential highways impact taking 
in to account cumulative impacts. In this regard, planning permission was allowed 
under appeal decision APP/W0340/W/16/3143214 (as varied under planning 
permission reference 19/00442/OUTMAJ) therefore the traffic impacts of the proposal 
on the local highway network, and the location terms of its accessibility by sustainable 
modes of transport, have already been judged to be acceptable. In addition, the 
granting of outline planning permission (as varied), which was subject to development 
parameters for movement and access across the site, approved the access 
arrangements for the development which include main access to the A339, access to 
Love Lane, new pedestrian/cycle links to western parcel of land through the A339 
underpass. As such, in terms of overall highways impact, the proposal is considered 
to be acceptable. 

6.62 The detailed internal layout includes a street hierarchy which includes a main spine 
road, secondary streets providing a loop, shared driveways, bus routes and 
pedestrian/shared cycle routes throughout the site. Drawings have been provided to 
demonstrate satisfactory internal access for refuse and emergency vehicles. The 
proposed layout would be in accordance with movement and access parameters plans 
approved at the outline stage (as varied).  

6.63 In terms of overall refuse storage and parking provision, the supporting layout plans 
demonstrate the site is capable of meeting the refuse storage, off-road cycle and car 
parking provision requirements for the development. Other details such as construction 
management plan and implementation of the access ways are covered under planning 
conditions forming part of the outline planning permission (as varied). 
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6.64 The Councils Highways Team have carefully considered the proposal and raise no 
objection to the overall principle of the development, and the access and layout design 
approach proposed but have requested amended plans/additional information and 
planning conditions to ensure the sites internal roads and its main access ‘the 
connection’ is adopted, amendments to the layout to improve surveillance of the 
eastern end of the underpass, revised traffic calming measures within the internal site 
layout, internal access road designs to meet adoptable standards, sight lines at the 
junctions and bends within the site shown for 20 mph vehicle speeds, minor changes 
to parking provision for the flats and details of electric car charging points.  

6.65 In respect of the requested additional planning condition to require the access to be 
adopted by the council, this is addressed by condition no.17 of the outline planning 
permission (as varied) which requires the detailed layout of the site with regards to 
highway infrastructure to comply with the local planning authority's standards in 
respect of road and footpath design and vehicle parking and turning provision. The 
road and footpath design should be to a standard that is adoptable as public highway. 

6.66 As access was approved in detail at the outline stage, a requirement to impose 
additional planning conditions to require the access to be adopted at this reserved 
matters would not meet the requirements set out in paragraph 55 of the NPPF which 

indicates planning conditions should only be imposed where they are necessary,  
reasonable and enforceable.  

6.67 In respect of surveillance of the eastern end of the subway, amended plans have 
provided which show a 3-storey apartment block with ground, 1st and 2nd floor habitable 
room windows facing and providing surveillance of the subway. Concerns were raised 
that on-street car parking could restrict views. However, given the apartment block 
would incorporate habitable windows at 1st and 2nd floor overlooking the subway, a 
good level of surveillance would be provided. In addition, it is recognised that an 
operational CCTV system would be provided within the subway as part of the outline 
planning permission before any dwellings are occupied. 

6.68 In respect of other outstanding technical highways matters relating to revised traffic 
calming measures, internal access road designs, sight lines at the junctions and 
bends, minor changes to parking provision for the flats and details of car charging 
points, amended plans/additional information has been requested. Officers consider 
these are technical matters that can be addressed under delegated powers.  

6.69 For the above reasons, taking into account any cumulative impact, and subject to 
amended plans/additional information to address outstanding technical highways 
matters, the proposal would not have an adverse impact on the local highways 
infrastructure in terms of traffic generation or highway safety.  

Public Rights of Way 

6.70 According to the NPPF (paragraph 98), planning policies should protect and enhance 
public rights of way and access.  Local authorities should seek opportunities to 
provide better facilities for users, for example by adding links to existing rights of way 
networks including National Trails.  Core Strategy Policies CS14, CS18 and CS19 
are consistent with the NPPF in terms of protecting the amenity of public rights of 
way. 

6.71 The proposal would maintain the existing public rights of way within the site which 
includes a right of way (Shaw 4/4) which travels through the A339 underpass and along 
the south-western boundary of the site and leads to the existing PROW network around 
the Vodafone site and connects to Love Lane to the south. The proposal would provide 
new footpaths which would integrate with the existing PROW network to ensure the 



 

 

West Berkshire Council Western Area Planning Committee 23 September 2020 

proposed housing is accessible in accordance with the movement and access 
parameters agreed at the outline stage. The Councils Public Rights of Way Team have 
carefully considered the proposal and raise no objection. 

6.72 Planning conditions and informative notes can also be added to any reserved matters 
approval to ensure the details of the new footpaths and interface with the PROW are 
agreed with the Councils PROW Team. In addition, the applicant is aware of the need 
to protect the existing rights of way and to ensure they are not damaged during the 
construction process.  

6.73 For these reasons, the proposal would not have an adverse impact on the existing 
Public Right of Way network. 

Other matters 

CCTV 
 
6.74 Officers can confirm provision was made for a new CCTV system for the underpass 

below the A339 linking the western and eastern parts of the application site under the 
appeal decision. The CCTV provision is a requirement of the associated legal 
agreement and relevant planning conditions. The final CCTV specification would need 
to be agreed and the CCTV would be operational prior to first occupation of any of the 
new homes within the site. 

  
Historic Environment conservation 

 
6.75 Core Strategy Policy CS19 states in order to ensure that the diversity and local 

distinctiveness of the landscape character of the District is conserved and enhanced, 
the natural, cultural and functional components of its character will be considered as a 
whole.  In adopting this holistic approach, particular regard will be given to, amongst 
other matters, (c) the conservation and, where appropriate, enhancement of heritage 
assets and their settings (including conservation areas, listed buildings, and other 
heritage assets recorded in the Historic Environment Record), and (d) accessibility to 
and participation in the historic environment by the local community. 

 
6.76 A Grade II Listed Building ‘Shaw Farm Barn’ is located approximately 140m to the 

north-east of the application site. Taking into account the separation distances and 
proposed landscape buffers, the proposal is not considered to introduce any materially 
new impacts in terms of impact on the setting of the listed building or the wider historic 
environment from that previously approved considered acceptable as part of the 
outline application (as varied). 

 
 Matters settled at the outline application stage  
 
6.77 Matters relating to s106 planning obligations (including relevant off-site financial 

contributions), site access, flood risk, ecology, land contamination, air quality, new 
footway links, contamination, loss of agricultural land, minerals, sustainable 
construction, amongst others matters, were settled at the outline application (as 
varied), and where necessary addressed through the imposition of separate planning 
conditions e.g. SUDS/drainage, noise mitigation measures, construction management 
plan, external lighting, improvements to the A339 underpass/subway external 
surfacing, tree protection measures, finished floor levels, which require details to be 
submitted to and approved in writing by the Local Planning Authority and therefore are 
not commented on further as part of this report. 
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7. Planning Balance and Conclusion  

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

8. Full Recommendation 

8.1 Subject to the receipt of satisfactory amended plans and information to address the 
following technical highways requirements: 

 revised traffic calming measures within the site; 

 internal access road designs to meet adoptable standards; 

 sight lines at the junctions and bends within the site shown for vehicle; speeds of 
20 mph; and 

 Minor changes to parking provision for the flats 
 

within three months of the date of this Committee (or such longer period that may be 
authorised by the Head of Development and Planning) to delegate to the Head of 
Development and Planning to GRANT PLANNING PERMISSION subject to the conditions 
listed below (with delegated authority to amend/add/delete the final list of planning conditions 
to address technical issues): 

 
OR, if satisfactory amended plans and information to address the above technical highways 
requirements are not received, to REFUSE PLANNING PERMISSION for the reason listed 
below. 

Conditions  

Officer Note - the following conditions are provisional drafts and a full list will be 
provided in the committee update papers. 

 

1. Approved Plans 
 
The development hereby permitted shall be carried out in accordance with the 
approved plans and documentation. 

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

2. LEAP and LAPS Implementation 
 
Implementation of LEAP and LAPs prior to occupation of any housing.   
 
Reason: In the interests of creating a sustainable community. 
 

3. Details of proposed footpath/cycle link and interface with PROW  
 
Notwithstanding details shown on the supporting plans, details of the how any new 
footpaths, their specification and means of the integration with the PROW around the 
A339 underpass, and implementation prior to occupation of housing. 
 
Reason: To promote sustainable modes of transport 
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4. Samples of External Materials 
 
Samples of all external materials to be made available to the LPA. 
 
Reason: To ensure the satisfactory appearance of the development. 
 

5. Secured via Design measures 
 
Details of secured via design measures 
 
Reason: In the interests of creating a safe and sustainable community. 
 

6. Additional Windows and Relocation of Visitor Car Space 
 
Notwithstanding details shown on the supporting plans, details of additional windows 
and relocation of visitor space 
 
Reason: In the interests of creating a safe and sustainable community. 
 

7. Removal of PD Rights 
 
Removal of PD Rights for roof dormers, outbuildings, side rear extensions on relevant 
dwellings. 
 
Reason: To protect neighbouring residential amenity.  
 

8. Implementation of Landscaping 
 
Implementation of soft landscaping scheme. Any trees shrubs or plants that die or 
become seriously damaged to be replaced in the following year by plants of the same 
size and species. 
 
Reason: To ensure the implementation of a satisfactory scheme of landscaping  
 

 
9.  

 
Electric Substation 
 
Notwithstanding details shown on the supporting plans, details of the electric 
substation  
 
Reason: To ensure the satisfactory appearance of the development 
 

10. Obscure Glazing 
 
Obscure glazing to first floor side/rear facing windows on relevant dwellings. 
 
Reason: To protect neighbouring residential amenity from loss of privacy 
 

11 Boundary treatment 
 
Notwithstanding details shown on the supporting plans, details of the boundary 
treatment  
 
Reason: To ensure the satisfactory appearance of the development 
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12 Electric Vehicle Charging Points 
 
Details of electric charging points to be provided 
 
Reason: To promote sustainable modes of transport 
 

13. Highways Conditions 
 
Relevant highways conditions – updates to be provided. 
 
Reason: In the interests of highway safety 
 

Refusal Reasons 

1. Insufficient information 
 
Insufficient information has been provided to demonstrate the proposal would have 
an acceptable impact on highway safety contrary to the requirements of paragraph 
109 of the National Planning Policy Framework and Policy CS13 of the West Berkshire 
Local Plan Core Strategy (2006-2026) 2012 
 
 

 

Informative Notes 

1. Royal Berkshire Fire and Rescue 
 

The development will need to be designed and built in accordance with the 
functional requirements of current Building Regulation requirements.  
The Fire Authority seeks to raise the profile of these requirements and requests 
that the relevant documentation is made available to the applicant and/or 
planning agent by means of web link:  
 
https://www.gov.uk/government/publications/fire-safety-approved-document-b 
  
Full assessment of the proposed development in respect of ‘Building Control’ 
matters will be undertaken during the formal statutory Building Regulations 
consultation. 
 

2. Thames Water 
 
Waste Comments 
 
Thames Water has identified that the existing foul water network infrastructure 
needs upgrading to meet the needs of this development. The applicant is therefore 
advised to contact Thames Water to agree a position for foul water networks. Any 
reinforcement works identified will be necessary in order to avoid sewage flooding 
and/or potential pollution incidents. The developer can request further information by 
visiting the Thames Water website at thameswater.co.uk/preplanning.  
 
 
 

https://www.gov.uk/government/publications/fire-safety-approved-document-b
http://protect-eu.mimecast.com/s/oyIVCG5xKf1rqg3CktOi_?domain=thameswater.co.uk
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3. Construction Management Plan and Infrastructure Works 
 
The applicant is advised to engage with the local community and local parish council 
in preparing and implementing a final construction management plan. The plan should 
be kept under review during the carrying out of the development to protect the amenity 
of the area. 
 
The applicant is also advised to consult with the local parish council before 
commencing major infrastructure works that may implications for the local community. 
 

4. Public Rights of Way 
 
Nothing connected with either the development or its construction must adversely 
affect or encroach upon the Public Right of Way (PROW), which must remain 
available for public use at all times.  Information on the width of the PROW can be 
obtained from the PROW Officer. 
 
The applicant is advised that the Rights of Way Officer must be informed prior to the 
laying of any services beneath the Public Right of Way. 
 

5. Secured by Design Guidance 

1. External Communal entrances: All external and internal Communal 
entrance doors meet the requirements of the minimum physical security 
requirements of LPS1175 Issue 8 B3)  
 

i. Developments with more than two floors are required to have a visitor 

door entry system and access control system. 

ii. All external and internal Communal entrance doors access will be 

controlled via an electronic remote release locking systems with audio/ 

visual intercom links to each apartment. This will allow residents to 

communicate with their visitors without having to open their front door 

and speak to them face-to-face as this allows them to filter who is 

allowed into the building and up into their flat.. 

iii. The system will be required to record and store images for a minimum of 

30 days.  

iv. Tradesperson’s release mechanisms are not permitted as they have 

been proven to be a cause of ASB and unlawful access to residential 

areas 

v. Postal services: Best practice advises that Tradesman’s Buttons 
(allowing postal deliveries) must not be fitted  as unauthorised individuals 
can also use these to gain access to private residential areas(negating 
any physical security a closed door offers) The preferred management of 
mail delivery is either via external wall amounted letterboxes or via 
‘through the wall mail deliveries, if this cannot be achieved, the postal 
boxes must be located within a secured entrance lobby, (with secondary 
internal access controlled communal entrance door) this allows postal 
services to be delivered into the lobby whilst ensuring the internal 
corridors and stairwells of the apartments remain private.  
 

vi. Residential door Sets:  Individual flat entrance doors must also comply 
with ADP-Q, and meet the minimum physical security requirements of 
PAS24:2012. 
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2. Compartmentalisation: The Access control system must provide 
compartmentalisation of each floor within block  
 

3. Secure communal lobbies: Any internal door sets should meet the same 
specification as above be access controlled (ground floor and residential floor 
lobbies) 

 
Bin and cycle store doors. Must be robust and secure (meet the minimum physical 
security standards of LPS 1175 issue 8 B3, with electronic access control. Double leaf 
door can be problematic sustainable operation and security, as the active leaf is 
required to secure against the passive. Additional details as to the type, style and 
minimum physical security standards of the doors will be required - alternatively a 
large single leaf door may well be more appropriates and cost effective. 
 

6. Working Proactively with the Applicant 
 
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.  The local planning authority has worked 
proactively with the applicant to secure a development that improves the economic, 
social and environmental conditions of the area. 
 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
  


