CASE OFFICER’S (MSH) REPORT

ON APPLICATION NUMBER West. &
22/00120/FUL Beﬁ(s re

co U N e IL

Site: Land Adjacent To New Stocks Farm
Paices Hill

Aldermaston

Reading

MEMBER EXPIRY DATE - 02/03/2022

INTRODUCTION

This application seeks planning permission for the change of use from 8 transit caravan pitches to 8
permanent Gypsy/Traveller pitches at Land Adjacent To New Stocks Farm Paices Hill Aldermaston
Reading . During the course of the application a reduced number of pitches was proposed due to
consultation with emergency planners.

PLANNING HISTORY

00/57301/FUL. Site for 1 no. residential caravan. Withdrawn.
10/02174/FUL. Caravans transit site - 9 plots. Refused.
PROCEDURAL MATTERS

EIA:

Given the nature and scale of this development, it is not considered to fall within the description of any
development listed in Schedule 2 of the Town and Country Planning (Environmental Impact
Assessment) Regulations 2017. As such, EIA screening is not required.

Publicity:
Site notice displayed on 16/02/2022 at the entrance of the site; the deadline for representations
expired on 09/03/2022.

CIL:

Community Infrastructure Levy (CIL) is a levy charged on most new development to pay for new
infrastructure required as a result of the new development. CIL will be charged on residential (C3 and
C4) and retail (A1 - A5) development at a rate per square metre (based on Gross Internal Area) on
new development of more than 100 square metres of net floorspace (including extensions) or when a
new dwelling is created (even if it is less than 100 square metres).

CIL liability will be formally confirmed by the CIL Charging Authority under separate cover following
the grant of any permission. More information is available at www.westberks.gov.uk/cil

PLANNING POLICY



Planning law requires that applications for planning permission must be determined in accordance
with the development plan, unless material considerations indicate otherwise. The relevant policies of
the statutory development plan for West Berkshire are listed below. These policies can be read
online at www.westberks.gov.uk/planningpolicy.

West Berkshire Core Strategy 2006-2026

Policies: ADPP1, ADPP6, CS7, CS8, CS13, CS14, CS16, CS17, CS18, and CS19 of the West
Berkshire Core Strategy (2006-2026). The proposed development is also considered to comply of the
West Berkshires Housing Site Allocations DPD.

Housing Site Allocations DPD 2006-2026
Policies: p1, TS1, TS3

West Berkshire District Local Plan 1991-2006 Saved Policies 2007
Policies: ovs.5, ovs.6.

The following are relevant materials considerations:

- The National Planning Policy Framework (Feb 2019) (NPPF)
- The Planning Practice Guidance (PPG)

- Quality Design SPD (2006)

CONSULTATION RESPONSES
Aldermaston Parish Council: Object

- Aldermaston Parish Council objected to a similar scheme put forward for the same site in 2010
(Ref: 10/02174/FUL) which was refused by West Berkshire Council (WBC). We believe our reasons
remain valid and that no mitigations have been implemented or are in place today that didn't exist at
the time application 10/02174/FUL was considered.

o} WBC refused the 2010 application for a caravan transit site with 9 plots with permission for
one-year stay on the grounds that longer stay occupation on the site would place a burden on
services, and that 9 plots would place an unacceptable burden on the off-site emergency plan and
leave the occupiers of the caravans at risk in the case of an emergency arising from the nearby AWE
site.

o] The Applicant asserts "that permanent pitches will provide the ability to ensure that the long-
term occupants can receive all of the information on a regular basis and be kept fully informed of the
safety procedures and requirements associated with AWE". We do not accept this argument and the
applicant has not included any evidence to support this claim. In our opinion "long term occupants"
are not necessarily better educated on the requirements of living in a DEPZ, and furthermore we
question how long the occupants will remain on these "permanent” pitches. We understand that some
existing units are let for relatively short periods which raises the question as to who would take on the
responsibility of this safety education and verify that it is completed. It would be useful if WBC
planners could provide a definition on what constitutes "permanent" and "transit" for traveller pitches
and how actual use can be monitored and enforced.

o We note that accommodation on the traveller's site is sometimes rented by non-travellers. The
applicant has not included any evidence on how they will manage this issue and there appears to be
limited resources within WBC to oversee this. There is a danger that this site becomes a mobile home
park which is rented out on a commercial basis within the DEPZ and does not meet the purpose set
out in the application. It may be that pitches specifically allocated by WBC are not available to
travelling community. In reference to this we note that although WBCs Local Plan (adopted in 2017)
includes Policy TS1 proposes 8 permanent pitches to replace 8 existing transit pitches on the south
east part of the New Stocks Farm site, it also lists a number of conditions including that "The site shall
only be occupied by those persons who meet the definition of Gypsies and Travellers. We also note
the proposal to replace this policy with RSA32 in the newly Emerging Local Plan, but the two policies
appear identical.



o] There appears to be some discrepancies between what has been authorised on the site and
where, and what is currently taking place. The applicant should provide this information as part of this
application to ensure that the current Emergency Plan meets the needs of those people currently
occupying the site and other residents within the DEPZ. We would also like WBC to take into
consideration the number of static caravan units on the land immediately adjacent to the application
site, so that total population density in the vicinity is assessed particularly from an Emergency
Planning perspective.

If WBC are minded to approve the application, we would oppose the proposal to increase the number
of pitches from 8 to 9. This this would compromise the WBC policy on DEPZ (the site is very close to
AWE), especially given that shelter provided to residents by static caravans is limited and would make
them relatively more vulnerable in the event of an AWE radiation event. We further recommend that
no additional work be undertaken on the site until the drainage off the A340 is resolved to the
satisfaction of the WBC Highways Department and that no new pitches are inhabited until a workable
system is in place to ensure WBC's condition that the site shall only be occupied by those persons
who meet the definition of Gypsies and Traveller.

Highways Authority: No objections subject to conditions

Planning Policy: Comments made

AWE: No response within the 21 day consultation period.

MOD: No objections

Joint Emergency Planning: No objections subject to conditions

Environmental Health:

Ecology Officer: No response within the 21 day consultation period.

Housing Officer: No objections

Thames Valley Police: No objections

Archaeology Officer: No objections

Disabled Access Officer: No response within the 21 day consultation period.
Waste Management Officer: No response within the 21 day consultation period.
Royal Berkshire Fire and Rescue: Comments made in relation to complying with building regulations
SUDS: No response within the 21 day consultation period.

PUBLIC CONSULTATION RESPONSES

Total received: 2
Object: 2
Support: 0
Ambivalent: 0

Summary of representations:

- Objection raised in regards to any application that will make this encampment more
permanent

- Objection raised in regards to the local residents experiencing a constant stream of crime,
antisocial behaviour, theft, vandalism, abuse and litter which severely affect the quality of life of
everyone living here.

- Concern is raised in regards to how the rest of the site is utilised and how it will be managed if
this application is approved.

PRINCIPLE OF DEVELOPMENT

Planning law requires that applications for planning permission be determined in accordance with the
development plan, unless material considerations indicate otherwise. The NPPF provides a
presumption in favour of sustainable development (paragraph 11), which for decision taking this
means approving development proposals that accord with an up-to-date development plan without



delay. Conversely, paragraph 12 states that where a planning application conflicts with an up-to-date
development plan, permission should not usually be granted.

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

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

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

Policy CS7 (Gypsies, Travellers and Travelling Showpeople) is the principal development
management policy for this proposed development. It reads as follows (bullet points have been
replaced by letters for ease of reference):

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

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

a) Safe and easy access to major roads and public transport services;

b) Easy access to local services including a bus route, shops, schools and health services;
c) Located outside areas of high flooding risk;

d) Provision for adequate on site facilities for parking, storage, play and residential amenity;
e) The possibility of the integrated co-existence between the site and the settled community,

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

f) Opportunities for an element of authorised mixed uses;

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

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

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

To give clarity on the supporting information expected from development proposals a detailed
planning considerations policy is included within the Housing Site Allocations DPD. Policy TS3
(Detailed Planning Considerations for Travellers Sites) reads as follows (bullet points have been
replaced by letters for ease of reference):

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

- Provide an integrated water supply and drainage strategy in advance of development to
ensure the provision of adequate and appropriate infrastructure for water supply and waste water,
both on and off site. Development will be occupied in line with this strategy. All sites that are not
connected to the mains sewerage system will ensure there are no deleterious effects to Special Area
of Conservation (SACs) and river and wetland Site of Special Scientific Interest (SSSIs).

- Incorporate appropriate vehicle access and turning space.



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

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

- Provide a mix of residential and business use where appropriate.

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

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

- Include measures to improve accessibility by, and encourage use of, non-car transport modes.
These measures should be set out in a Travel Plan for the site.

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

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

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

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

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

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

- Provide an extended phase 1 habitat survey together with further detailed surveys arising from
that as necessary. Appropriate avoidance and mitigation measures will need to be implemented, to
ensure any protected species are not adversely affected.

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

- Provide a design, layout and siting plan for the development.'

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

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

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

Core Strategy Policy CS7 criteria are used in determining the suitability of sites coming forward
through the planning application process. These criteria were used to assess the sites considered for
meeting Gypsy and Traveller accommodation needs. A SA/SEA was then undertaken on sites where
appropriate.

Through this site selection process the following sites are allocated:-

- New Stocks Farm, Paices Hill, Aldermaston (GTTS5)

- Longcopse Farm, Enborne (GTTS2)

This section sets out a specific policy, accompanied by an indicative site plan, for each of the two
allocated sites. A further policy TS3 sets out detailed requirements which are required for



development on each of the sites coming forward for this use. All allocated sites are subject to a
planning application.

Replace 8 existing transit pitches on the south east part of the New Stocks Farm site

Provide a design, layout and siting plan.

- Be accessed from the existing access.

- Demonstrate appropriate safeguards to prevent the pollution of ground and surface water.
- Provide a Sustainable Urban Drainage assessment.

- Have due regard to the provisions of Policy TS3 "Detailed Planning Considerations for
Traveller Sites’.

- The site shall only be occupied by those persons who meet the definition of Gypsies and
Travellers.

The submitted block plan shows that the site can be accessed from the existing access on site and
the site layout is arranged around this.

During the course of the application a Surface Water Drainage Strategy was submitted by Unda. This
strategy detail the required SUDs for the site to accommodate the further hard standing and identifies
the measures needed to be undertaken to deal with pollution of ground and surface water with this
document. A planning condition can be utilised to ensure the development is undertaken in
accordance with this document. Policy TS1 further stipulates that the site shall only be occupied by
those persons who meet the definition of Gypsies and Travellers. This can be secured via planning
condition. Finally policy TS1 states that the allocated site must have due regards for the provision of
Policy TS3 which are considered in the following sections of the report.

Policy TS3 notes that development should provide an integrated water supply and drainage strategy
in advance of development to ensure the provision of adequate and appropriate infrastructure for
water supply and waste water, both on and off site. Development will be occupied in line with this
strategy. All sites that are not connected to the mains sewerage system will ensure there are no
deleterious effects to Special Area of Conservation (SACs) and river and wetland Site of Special
Scientific Interest (SSSls).

The site is not located near to any SAC's or SSSI's and has a submitted SUDS drainage strategy
accompanying the application. Furthermore the site already accommodates 8 transit pitches therefore
the formalisation of these into permanent pitches alongside the SUDS strategy is considered to be a
benefit of this application and therefore is considered to comply with this section of TS3.

The site will utilise the existing vehicle access and the layout is considered acceptable to Highways
officers therefore the development incorporates appropriate vehicle access and turning space in
accordance with TS3.

Given the site is existing the level of change from the development from temporary pitches to
permanent pitches in terms of visual change is considered minimal. This change could be considered
a benefit as it would allow the permanent arrangement of caravans and buildings on site allowing
landscaping to establish itself around these buildings. It is considered that given the site is existing at
present landscaping can be secured via planning considered and therefore the development accords
with this section of TS3.

The developments layout provides a well thought out design and layout of the caravans. The design
and access statement states that the existing ablution block will serve to provide further facilities
should they be required and removing the need for a day room. This is considered feasible given the
ablution block serve's 8 transit pitches currently.

The application does not propose a mixed use.



As considered in response to policy TS1 the development does through submitted documents
demonstrate that surface water will be managed in a sustainable manner through the implementation
of Sustainable Drainage Methods (SuDS). The site is located within Flood Zone 1 and does not meet
any of the requirements under CS16 for a flood risk assessment, therefore a flood risk assessment is
not considered required in this instance.

Given the site is existing and this is a straight swap from transit pitches to permanent pitches the
scheme is considered to comply with the remaining sections of Policy TS3 given there is no increase
in intensity of people on the site utilising the Highways network, PROWS, and green infrastructure.
Whilst policy TS3 notes that development should provide a Landscape and Visual Impact Assessment
(LVIA) in accordance with the Landscape Institute Guidelines for Landscape and Visual impact
Assessment 3rd ed. 2013 the case officer notes that the site is existing as a transit pitch site and the
development does not extend the pitches into the countryside. Furthermore the site is set amongst
established buildings and not within any protected landscapes. Due to these factors the case officer is
considered that a LVIA is not needed in this instance.

Whilst policy TS3 notes that development should provide an extended phase 1 habitat survey
together with further detailed surveys arising from that as necessary. The case officer is content in
relation to policy TS1 that given the site is in existing use as a transit pitch site the ecological value of
the site is very small and therefore it is considered a phase 1 survey would not be needed in this
instance.

The application is accompanied by a layout plan that shows an acceptable layout and siting plan for
the development.'

The development is therefore considered to comply with policies TS1, TS3 of the HSADPD and policy
CS7 of the Core Strategy in regards to the principle of development.

DESIGN, CHARACTER AND APPEARANCE

Policy CS14 requires new development to demonstrate high quality and sustainable design that
respects and enhances the character and appearance of the area. It goes on to say that good design
relates not only to the appearance of the development but the way in which it functions, and that the
considerations of design and layout must be informed by the wider context, having regard not just to
the immediate area, but to the wider locality.

Policy CS19 seeks to conserve and enhance the diversity and local distinctiveness of the landscape
character of the District, and adopts a holistic approach to ensure that the natural, cultural and
functional components of its character will be considered, particular regard will be given to

(a) the sensitivity of the area to change,

(b) ensuring that new development is appropriate in terms of location, scale and design in the
context of the existing settlement form, pattern and character, and

(c) the conservation, and where appropriate, enhancement of heritage assets and their settings
(including listed buildings).

Given the site is existing the level of change from the development from temporary pitches to
permanent pitches in terms of visual change is considered minimal. This change could be considered
a benefit as it would allow the permanent arrangement of caravans and buildings on site allowing
landscaping to establish itself around these buildings. It is considered that given the site is existing at
present landscaping can be secured via planning considered and therefore the development accords
with this section of TS3, CS14 and CS19 of the development.

The development's layout provides a well thought out design and layout of the caravans. The design
and access statement states that the existing ablution block will serve to provide further facilities
should they be required and removing the need for a day room. This is considered feasible given the
ablution block serve's 8 transit pitches currently.

The proposed development is therefore considered in accordance with CS14 and CS19 in terms of
design and function.

NEIGHBOURING AMENITY



Due to the site being an existing site and the proposed development to convert 8 transit pitches to 8
permanent pitches the development is not considered to have an adverse impact on neighbouring
amenity. The proposed development is therefore considered in accordance with CS14 in terms of
neighbouring amenity.

HIGHWAY MATTERS

This site is allocated as a gypsy / traveller pitch under Policy TS 1 of the Councils Housing Site
Allocations DPD.

The site would use an existing access onto the A340, which is already established and suitable for
this use. The access is also already wide enough for any caravans to be towed into and from the site.
There are already many caravans and mobile homes in this location.

Highways Officers would expect that the proposed pitches would have two or three bedrooms each.
This would generate some five to six vehicle movements per day, giving a total of some 40 (20 in, 20
out) to 54 vehicle movements per day. The Highways Officer have no concerns regarding this
relatively limited number. The Highways Officer requested that a more detail parking layout be
provided during the course of the application alongside a communal 22kw electric charging point. This
was provided during the course of the application. Highways officers raised no further issues subject
to conditions. The development is therefore considered in accordance with CS13 in regards to the its
impact on Highways and Highways safety.

AWE AND EMERGENCY PLANNING

Whilst there are still some concerns these are due to the location and existing use of the site rather
than the application proposal. Permanent pitches where the residents are informed are better than
transit pitches where the residents are unaware of the AWE site, its associated risks and what to do in
the event of a radiation incident in the opinion of the Joint Emergency Planning Officer.

Emergency Planning have reviewed this application in relation to the AWE Off-Site Emergency Plan,
in consultation with members of the AWE Off-Site Planning Group and can confirm emergency
planning do not advise against this application subject to the conditions. The development is therefore
considered in accordance with CS8 of the Core Strategy.

PLANNING BALANCE AND CONCLUSION

The proposed development is to convert 8 transit pitches to 8 permanent pitches. The proposed
development is considered to comply with the development plan and the sites allocation TS3. The
proposed development is considered to comply with the ADPP1, ADPP6, CS7 CS8, CS13, CS14,
CS16, CS17, CS18, and CS19 of the West Berkshire Core Strategy (2006-2026). The proposed
development is also considered to comply TS1, TS3 of the West Berkshires Housing Site Allocations
DPD.



