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Savills Applicant:

Jonathan Sebbage Englefield Estate Trust
Hawker House Corporation Ltd
Napier Court

Napier Road

Reading

RG1 8BW

PART | - DETAILS OF APPLICATION

Date of Application Application No.
17th September 2018 18/02485/OUTMAJ

THE PROPOSAL AND LOCATION OF THE DEVELOPMENT:

Outline application for residential development of up to 100 dwellings with new cycle
pedestrian access onto Coltsfoot Way and two vehicular accesses onto Clayhill Road.
Matters to be considered: Access.

Land North Of Dauntless Road and South Of Pondhouse Farm, Clayhill Road, Burghfield
Common, Reading Berkshire

PART II - DECISION

In pursuance of its powers under the Town and Country Planning Act 1990, West
Berkshire District Council GRANTS OUTLINE planning permission for the
development referred to in Part | in accordance with the submitted application form
and plans, subject to the following condition(s):-

1. Details of the appearance, landscaping, layout and scale (hereinafter called "the reserved
matters") shall be submitted to and approved in writing by the Local Planning Authority
before any development is commenced.

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).

2. Application for approval of the reserved matters shall be made to the Local Planning
Authority before the expiration of three years from the date of this permission.

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).

3. The development to which this permission relates shall be begun before the expiration of
five years from the date of this permission or before the expiration of two years from the
date of approval of the last of the approved matters to be approved, whichever is the later.




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).

. The development hereby permitted shall be carried out in accordance with the following
approved plans: Drawing numbers 6027B/01C, 12A, 03C, and 02C; drawing numbers
60555664.001 Rev A, and 002 Rev A (all received on the 24th June 2019); and drawing
number 6027/B14 (received on the 5th September 2019).

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

. The detailed layout of the site shall 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 shall be to a standard that is adoptable as public highway. This
condition shall apply notwithstanding any indications to these matters which have been
given in the current application.

Reason: In the interest of providing adoptable infrastructure, road safety and flow of
traffic. This condition is applied in accordance with the National Planning Policy
Framework, Policy CS13 of the West Berkshire Core Strategy (2006-2026), Policy P1 of
the Housing Site Allocations DPD (2006-2026), and Policy TRANS1 of the West
Berkshire District Local Plan 1991-2006 (Saved Policies 2007).

. No development shall take place until details of the two accesses into the site from
Clayhill Road have been submitted to and approved in writing by the Local Planning
Authority. This shall include pedestrian routes with crossing points over Clayhill Road
consisting of dropped kerbs and tactile paving. No dwelling served by the relevant access
shall be first occupied until that access has been provided in accordance with the
approved details.

Reason: In the interest of road safety to ensure safe and suitable access for all to the
development. This condition is applied in accordance with the National Planning Policy
Framework, and Policy CS13 of the West Berkshire Core Strategy (2006-2026). A pre-
commencement condition is required because safe and suitable access must be
provided early to avoid adverse impacts on highways safety.

. No development shall take place until details of a 2.5 metre wide footway / cycleway to be
constructed to the south-west from the application site into Coltsfoot Close have been
submitted to and approved in writing by the Local Planning Authority. No more than 30
dwellings shall be first occupied until the footway/cycleway on land in the applicant's
control has been provided in accordance with the approved details and any statutory
undertaker's equipment or street furniture located in the position of the footway/cycleway
has been re-sited to provide an unobstructed footway/cycleway.

Reason: In the interest of road safety and to ensure adequate and unobstructed provision
for pedestrians and/or cyclists. This condition is applied in accordance with the National
Planning Policy Framework, Policy CS13 of the West Berkshire Core Strategy (2006-
2026), and Policies GS1 and HSA15 of the Housing Site Allocations DPD (2006-2026).

A pre-commencement condition is required because this access must be provided early
to provide suitable pedestrian and cycle access to the site.

. No development shall take place until the applicant has secured the implementation of a
programme of archaeological work in accordance with a written scheme of investigation



which has first been submitted to and approved in writing by the Local Planning Authority.
Thereafter the development shall incorporate and be undertaken in accordance with the
approved details.

Reason: To ensure that any significant archaeological remains that are found are
adequately recorded. This condition is applied in accordance with the National Planning
Policy Framework, and Policy CS19 of the West Berkshire Core Strategy (2006-2026). A
pre-commencement condition is required because any development may have an impact
on archaeological interests.

. 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 West Berkshire Council local standards,
particularly the WBC SuDS Supplementary Planning Document December 2018;

b) Include and be informed by a ground investigation survey which establishes the
soil characteristics, infiltration rate and groundwater levels;

C) Include construction drawings, cross-sections and specifications of all proposed
SuDS measures within the site;

d) Include run-off calculations, discharge rates, infiltration and storage capacity

calculations for the proposed SuDS measures based on a 1 in 100 year storm
+40% for climate change;

e) Include flood water exceedance routes, both on and off site; Include flow routes
such as low flow, overflow and exceedance routes;
f) Include pre-treatment methods to prevent any pollution or silt entering SuDS

features or causing any contamination to the soil or groundwater;

Q) Ensure any permeable paved areas are designed and constructed in accordance
with manufacturers guidelines.

h) Include details of how the SuDS measures will be maintained and managed after
completion. These details shall be provided as part of a handover pack for
subsequent purchasers and owners of the property/premises;

)] Include a management and maintenance plan for the lifetime of the development.
This plan shall incorporate arrangements for adoption by an appropriate public
body or statutory undertaker, management and maintenance by a residents’
management company or any other arrangements to secure the operation of the
sustainable drainage scheme throughout its lifetime;

)] Attenuation storage measures must have a 300mm freeboard above maximum
design water level. Surface conveyance features must have a 150mm freeboard
above maximum design water level; and

k) Any design calculations should take into account an allowance of an additional
10% increase of paved areas over the lifetime of the development.

No dwelling shall be first occupied until the sustainable drainage measures shall be
provided in accordance with the approved details. Thereafter the sustainable drainage
measures shall be maintained and managed in accordance with the approved details.

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), the Sustainable Drainage Systems SPD (2018),
and Part 4 of Supplementary Planning Document Quality Design (June 2006). A pre-
commencement condition is required because sustainable drainage measures are likely
to require implementation early in the construction process.

10.No development shall commence until a Construction Environmental Management Plan

has been submitted to the Local Planning Authority. The development shall be carried out

in accordance with the approved details. As a minimum the plan shall provide for:

a) Phasing of construction

b) Temporary construction site access including visibility splays

C) The parking of vehicles of site operatives and visitors

d) Loading and unloading of plant and materials

e) Storage of plant and materials used in constructing the development

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

s)] Wheel washing facilities

h) Temporary construction lighting

)] Types of any piling rigs and earth moving machinery

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

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

)] Lorry routing

m) Delivery times to avoid conflicts with the opening and closing times of local
schools

Reason: To ensure the proper management of the environmental effects of the
development during the construction phase. This condition is applied in accordance with
the National Planning Policy Framework, Policies CS13, CS14, CS17 and CS18 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). A pre-
commencement condition is required because the CEMP is required to be adhered to
during construction.

11.No development (including site clearance and any other preparatory works) shall take
place until a scheme for the protection of trees to be retained has been submitted to and
approved in writing by the Local Planning Authority. Such a scheme shall include a plan
showing the location of the protective fencing, and shall specify the type of protective
fencing. All such fencing shall be erected prior to any development works taking place
and at least 2 working days' notice shall be given to the Local Planning Authority that it
has been erected. It shall be maintained and retained for the full duration of works or until
such time as agreed in writing with the Local Planning Authority. No activities or storage
of materials whatsoever shall take place within the protected areas without the prior
written agreement of the Local Planning Authority. Note: The protective fencing should be
as specified at Chapter 6 and detailed in figure 2 of B.S.5837:2012.

Reason: To ensure the enhancement of the development by the retention of existing
trees and the protection of trees during the construction phase. In addition it is
necessary to protect the adjacent ancient woodland in Pondhouse Copse. This condition
is applied in accordance with the National Planning Policy Framework, Policies CS14,
CS18 and CS19 of West Berkshire Core Strategy 2006-2026. A pre-commencement
condition is required because the trees require protection throughout the construction
process.



12.No development (including site clearance and any other preparatory works) shall take
place until details of the proposed access, hard surfacing, drainage and services
providing for the protection of the root zones of trees to be retained has been submitted
and approved in writing by the Local Planning Authority. Thereafter the development
shall not be carried out except in accordance with the approved details.

Reason: To ensure the enhancement of the development by the retention of existing
trees and the protection of trees during the construction phase. In addition it is
necessary to protect the adjacent ancient woodland in Pondhouse Copse. This condition
is applied in accordance with the National Planning Policy Framework, Policies CS14,
CS18 and CS19 of West Berkshire Core Strategy 2006-2026. A pre-commencement
condition is required because the trees require protection throughout the construction
process.

13.No development (including site clearance and any other preparatory works) shall take
place until an arboricultural method statement has been submitted to and approved in
writing by the Local Planning Authority which shall include details of the implementation,
supervision and monitoring of all temporary tree protection and any special construction
works within any defined tree protection area. Thereafter the development shall not be
carried out except in accordance with the approved details.

Reason: To ensure the enhancement of the development by the retention of existing
trees and the protection of trees during the construction phase. In addition it is
necessary to protect the adjacent ancient woodland in Pondhouse Copse. This condition
is applied in accordance with the National Planning Policy Framework, Policies CS14,
CS18 and CS19 of West Berkshire Core Strategy 2006-2026. A pre-commencement
condition is required because the trees require protection throughout the construction
process.

14.No development shall take place (including site clearance and any other preparatory
works) until the applicant has secured the implementation of an arboricultural watching
brief in accordance with a written scheme of site monitoring, which has 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.

Reason: To ensure the enhancement of the development by the retention of existing
trees and the protection of trees during the construction phase. In addition it is
necessary to protect the adjacent ancient woodland in Pondhouse Copse. This condition
is applied in accordance with the National Planning Policy Framework, Policies CS14,
CS18 and CS19 of West Berkshire Core Strategy 2006-2026. A pre-commencement
condition is required because the trees require protection throughout the construction
process.

15.No piling shall take place unless a piling method statement has been submitted to and
approved in writing by the Local Planning Authority in consultation with Thames Water.
The method statement shall detail the depth and type of piling to be undertaken and the
methodology by which such piling will be carried out, including measures to prevent and
minimise the potential for damage to subsurface water infrastructure, and the programme
for the works. No piling shall take place except in accordance with the approved details.

Reason: The proposed works will be in close proximity to underground water utility
infrastructure. Piling has the potential to impact on local underground water utility



infrastructure. This condition is applied in accordance with the National Planning Policy
Framework, and Policy CS5 of the West Berkshire Core Strategy (2006-2026).

16.No development shall take place until details of vehicular visibility splays onto Clayhill
Road have been submitted to and approved in writing by the Local Planning Authority.
No dwelling shall be first occupied until the visibility splays have been provided in
accordance with the approved details. The visibility splays shall, thereafter, be kept free
of all obstructions to visibility above a height of 0.6 metres above carriageway level.

Reason: In the interests of road safety. A pre-condition is required because changes
are required to the proposed access details, and therefore the associated visibility splays
will also need prior approval. This condition is applied in accordance with the National
Planning Policy Framework, and Policy CS13 of the West Berkshire Core Strategy (2006-
2026). A pre-commencement condition is required because safe access must be
provided early in the construction process.

17.No dwelling shall be occupied until confirmation has been provided that either:
a) all water network upgrades required to accommodate the additional flows from the
development have been completed; or
b) a housing and infrastructure phasing plan has been agreed with Thames Water to
allow additional properties to be occupied.
Where a housing and infrastructure phasing plan is agreed no occupation shall take
place other than in accordance with the agreed housing and infrastructure phasing plan.

Reason: The development may lead to no / low water pressure 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. This condition is applied in accordance with the National Planning Policy
Framework, and Policy CS5 of the West Berkshire Core Strategy (2006-2026).

18.No demolition or construction works shall take place outside the following hours:
7:30am to 6:00pm Mondays to Fridays;
8:30am to 1:00pm Saturdays;
No work shall be carried out at any time on Sundays or Bank Holidays.

Reason: To safeguard the amenities of adjoining land uses and occupiers. This
condition is applied in accordance with the National Planning Policy Framework, and
Policy OVS6 of the Saved District Local Plan 1991 to 2006.

19.No development shall take place until a Habitat Management Plan 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
adjacent woodland post-development. No dwelling 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 adjacent woodland post-development, 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 NPPF and Policy CS17 of the West Berkshire Core Strategy 2006-
2026.



20.No dwelling shall be first occupied until a lighting strategy has been submitted to and
approved in writing by the Local Planning Authority. The strategy shall:

(@) Identify those areas on the site that are particularly sensitive for bats;

(b)  Show how and where external lighting will be installed so that it can be clearly
demonstrated that areas to be lit will not disturb or prevent the above species
using their territory;

(c) Include an isolux diagram of the proposed lighting;

(d) Ensure all lighting levels are designed within the limitations of Environmental
Lighting Zone 1, as described by the Institute of Lighting Engineers.

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.

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.

21.Any vegetation clearance shall not take place without implementing the following
safeguards:

a) Areas of any longer vegetation present at the time of works will be strimmed in a
two stage process. Following a finger-tip search by a suitably qualified ecologist to
ensure that no reptiles are present, the first strimming phase will cut the vegetation
to approximately 100-150mm above ground level carefully encouraging any
reptiles passing through the vegetation to move into suitable off-site habitat away
from the construction zone. The same principle shall be applied to areas of dense
scrub which shall be carefully reduced by hand under ecological supervision.

b) Once vegetation has been cut all suitable refugia within the Site shall be removed
carefully under ecological supervision. Suitable refugia may include wooden
sleepers, plastic sheeting, corrugated roofing sheets, piping, concrete slabs or
rocks.

C) The second strimming/clearance phase can be undertaken on the same day after
completion of the first and will follow a second finger-tip search of the area by the
ecologist before being cut to ground level or bare ground as appropriate (O-
50mm).

d) Any wood piles and cuttings of vegetation shall be removed in a sensitive manner
after being checked by an ecologist to ensure no reptiles are present.

Reason: Due to the presence of waterbodies within the vicinity of the site and suitable
surrounding habitat and boundary features, safeguards are provided in the interests of
protecting local biodiversity. This condition is applied in accordance with the National
Planning Policy Framework, and Policy CS17 of the West Berkshire Core Strategy 2006-
2026.

22.The following general construction safeguards shall be implemented throughout the
construction of development:
a) All contractors and Site personnel shall be briefed on the potential presence of
badgers within the Site;
b) Any trenches or deep pits within the Site that are to be left open overnight will be
provided with a means of escape should an animal enter. This could be in the form



of a roughened plank of wood placed in the trench as a ramp to the surface. This
is particularly important if the trench fills with water;

C) Any trenches will be inspected each morning to ensure no animals have become
trapped overnight; and

d) Food and litter shall not be left within the working area overnight.

Reason: To implement precautionary measures to safeguard any badgers, foxes or
other mammals. This condition is applied in accordance with the National Planning
Policy Framework, and Policy CS17 of the West Berkshire Core Strategy 2006-2026.

23.No development or other operations (including site or vegetation clearance) that could
result in the loss of any hedgerow habitat on the site shall take place during the bird
breeding season (March to August inclusive) unless carried out under the supervision of
an experienced ecologist, who will check the habitat to be affected for the
presence/absence of any birds' nests. If any active nests are found then works with the
potential to impact on the nest must temporarily stop, and an appropriate buffer zone shall
be established, until the young birds have fledged and the nest is no longer in use.

Reason: To prevent harm to nesting birds from demolition and vegetation clearance.

This condition is applied in accordance with the statutory provisions relating to nesting
birds, the National Planning Policy Framework, and Policy CS17 of the West Berkshire
Core Strategy 2006-2026.

24.No development shall take place until details of biodiversity enhancements have been
submitted to and approved in writing by the Local Planning Authority. The details shall
include:

a) A minimum of ten artificial bat roost features to be incorporated into the
development, such as Habitat integration boxes and Schwegler tree hanging
boxes;

b) A minimum of ten artificial bird nest boxes on trees or incorporated into the walls of
new buildings;

C) Provision of habitat piles for invertebrates, such as log piles, and the provision of
deadwood

d) Landscaping proposals shall include the use of native species, and species of
known value to wildlife to provide foraging opportunities. The proposals shall
include the retention of existing hedgerows and the re-planting of gaps with native
species of local provenance.

Reason: To achieve net gains in biodiversity. A pre-condition is required because
insufficient details accompany the application. This condition is applied in accordance
with the NPPF and Policy CS17 of the West Berkshire Core Strategy (2006-2026

25.Unless development commences by 25th April 2020, no development shall take place
until an update report prepared by a qualified ecologist has been submitted to and
approved in writing by the Local Planning Authority. This update report shall include an
update assessment on the ecology of the site, and establish whether the information
provided requires updating in light of changing ecological conditions. The update report
submission shall be accompanied by any new surveys deemed necessary, and include
any necessary proposed mitigation measures. Therefore the development shall not take
place except in accordance with the approved details and any necessary mitigation
measures.



Reason: The ecological information that accompanies this application is valid for two
years, and therefore should the commencement of development take place outside this
timescale, a review of the ecological information will be necessary. A pre-condition is
required because ecological mitigation must be up-to-date at commencement of
development. This condition is applied in accordance with the NPPF and Policy CS17 of
the West Berkshire Core Strategy 2006-2026.

The decision to grant Outline Planning Permission has been taken having regard to the
policies and proposals in the National Planning Policy Framework, South East Plan 2006-
2026, West Berkshire District Local Plan 1991-2006 (WBDLP) Saved Policies 2007, the
Waste Local Plan for Berkshire, adopted 1998, the Replacement Minerals Local Plan for
Berkshire 1991-2006 (incorporating the alterations adopted in December 1997 and May
2001) and to all other relevant material considerations, including Government guidance,
Supplementary Planning Document; and in particular guidance notes and policies:

The reasoning above is only intended as a summary. If you require further information on
this decision please contact the Council via the Customer Call Centre on 01635 519111.

INFORMATIVE:

1 The applicant’s attention is drawn to the fact that above conditions must be
complied with in full before any work commences on site, failure to do so may
result in enforcement action being instigated.

2 The above Permission may contain pre-conditions, which require specific matters
to be approved by the Local Planning Authority before a specified stage in the
development occurs. For example, “Prior to commencement of development
written details of the means of enclosure will be submitted to and approved in
writing by the Local Planning Authority”. This means that a lawful commencement
of the approved development cannot be made until the particular requirements of
the pre-condition(s) have been met. A fee is required for an application to
discharge conditions.

3 The development hereby approved results in a requirement to make payments to
the Council as part of the Community Infrastructure Levy (CIL) procedure. A
Liability Notice setting out further details, and including the amount of CIL payable
will be sent out separately from this Decision Notice. You are advised to read the
Liability Notice and ensure that a Commencement Notice is submitted to the
authority prior to the commencement of the development. Failure to submit the
Commencement Notice will result in the loss of any exemptions claimed, and the
loss of any right to pay by instalments, and additional costs to you in the form of
surcharges. For further details see the website at www.westberks.gov.uk/cil

4 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.

5 This notice should be read in conjunction with a legal agreement [s106] signed on
the 3rd December 2019. You are advised to be aware of the contents .



Decision Date :- 5th December 2019
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Gary Lugg
Head of Development and Planning



TOWN AND COUNTRY PLANNING ACT 1990

Notification to be sent to an applicant when a local planning authority refuse planning
permission or grant it subject to conditions

Appeals to the Secretary of State

If you are aggrieved by the decision of your local planning authority to refuse permission for the
proposed development or to grant it subject to conditions, then you can appeal to the Secretary of
State under section 78 of the Town and Country Planning Act 1990.

If you want to appeal against the local planning authority’s decision then you must do so within 6
months of the date of this notice.

Appeals must be made using a form which you can get from the Planning Inspectorate at Temple
Quay House, 2 The Square, Temple Quay, Bristol BS1 6PN or online using the Planning Portal at
www.planningportal.co.uk.

The Secretary of State can allow a longer period for giving notice of an appeal, but he will not
normally be prepared to use this power unless there are special circumstances which excuse the
delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to him that the local planning
authority could not have granted planning permission for the proposed development or could not
have granted it without the conditions they imposed, having regard to the statutory requirements,
to the provisions of any development order and to any directions given under a development
order.

In practice, the Secretary of State does not refuse to consider appeals solely because the local
planning authority based their decision on a direction given by him.

Purchase Notices

If either the local planning authority or the Secretary of State refuses permission to develop land
or grants it subject to conditions, the owner may claim that he can neither put the land to a
reasonably beneficial use in its existing state nor render the land capable of a reasonably
beneficial use by the carrying out of any development which has been or would be permitted.

In these circumstances, the owner may serve a purchase notice on the Council in whose area the
land is situated. This notice will require the Council to purchase his interest in the land in
accordance with the provisions of Part VI of the Town and Country Planning Act 1990.



