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Public: Information that can be seen and used by everyone inside and outside the Council.

Date: 17 July 2024
Application: -

Development Management & 
Compliance

P.O. Box 157
Shute End, Wokingham
Berkshire, RG40 1BN
Tel: (0118) 974 6000

Minicom No: (0118) 974 6991

Matthew Green
Green Planning Studio Ltd
Unit D Lunesdale
Upton Magna Business Park
Upton Magna, Shrewsbury
SY4 4TT

Dear Matthew Green,

SUBMISSION OF DETAILS TO COMPLY WITH CONDITIONS OF PLANNING 
PERMISSION F2012/0276 
Application Number: 230678
Applicant Name: Edward Doherty
Site Address: Land Adjacent To Highfield Park, Eversley Road, Reading, RG2 9PP
Proposal: Application for submission of details to comply with the following condition 
of planning consent 122395 F/2012/0276 dated 16/02/2012. Condition 7 Material 
Samples 13 Fence paint colour 15 Disposal of foul water 17 Archaeological works 
programme 18 Mitigation of development on the Thames Basin. 

A list of the agreed details for the conditions being discharged is set out below. In 
summary:

 Acceptable details have been submitted in relation to conditions 13, 15 and 
18. Providing the development is carried out in accordance with the approved 
details, these conditions are discharged;

 Acceptable details have been submitted in relation to condition 17. This 
condition is part discharged. The information is submitted retrospectively, the 
development cannot take place in accordance with the approved watching 
brief which was drafted after the development was implemented. 

 No details have been submitted so far in relation to conditions 7. These will 
need to be submitted to discharge this condition.

Yours sincerely,
Development Management & Compliance

Authorised by: 
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Public: Information that can be seen and used by everyone inside and outside the Council.

Condition Plan Number/Report 
Details

Date 
Received   

Comments

Condition 
No. 7

No details have been 
submitted

N/A The condition is not 
discharged

Condition 
No. 13

 Fence paint colour 
photograph Cuprinol Black 
;and 

 painted fence photograph 

17/03/2023 The condition is discharged 
(retrospectively) in 
accordance with the 
approved details.

Condition 
No.15

 Photograph of Drain 
cover

 Photograph of Drain 
cover opened showing 
connection to mains 
drainage

 Photograph of location of 
drains outside gates

 Site Development 
Scheme 11 _427 _007 
See Foul Water Drainage

31/07/2024 
(photograph
s) 
11/04/2023 
(plan)

No objections are raised by 
the Drainage Officer or 
Thames Water

The condition is discharged 
in accordance with the 
approved details.

Condition 
No. 17

Project specification for an 
archaeological watching 
brief dated 21 March 2023 
12/4/2023

18/04/2023 No objections are raised by 
Berkshire Archaeology in 
relation to the specification.

The condition is part 
discharged in accordance 
with the approved details. As 
the proposal is 
retrospectively submitted, the 
development has already 
taken place and cannot 
therefore take place in 
accordance with the 
approved details. 

 Condition 
No.18

A section 106 legal 
agreement has been 
completed dated 15 July 
2024 providing mitigation for 
the Thames Basin Heath 
Special Protection Area.

15/7/2024 The condition is discharged 
in accordance with the S106 
legal agreement.
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Notes:

Health & Safety Information:
('L' indicates latent risk - 'C' indicates construction risk)

L E G E N D

Project No.

11_427_DOHE3
Drawing No.

11_427_007

Scale @ A1: Date of first issue: Drawn:

Drawing title:

Project title:

Client:

Rev. Date Amendments Author

Issue Status

Planning

Site Development Scheme

Land adj. to Highfield Park, Arborfiled

Edward Doherty

1:500

Unit D Lunesdale
Upton Magna Business Park
Shrewsbury
SY4 4TT

t: 01743 709364
f: 01743 709385
w: www.greenplaning.co.uk
e: applicaƟons@gpsltd.co.uk

Revision:

Transit pitch

Plot
2

Plot
3

Plot
4

Plot
5

Plot
6

Plot
7

Plot
8

Plot
1

a

b

c

(Caravan Park)

Highfield Park

El Sub Sta

5 to 7

Pond

Breaker's Yard

The

Copse

Site Development Scheme1:500

DO NOT SCALE FROM THIS DRAWING
This drawing relates to confirmation of compliance with conditions 8, 11, 13, 14, 15 and 16
imposed in Decision: 122395(F/2012/0276).
EXTERNAL LIGHTING
∑ For details of lighting see documents '11_427_008 Lighting Lighthouse' and '11_427_009
Lighting Boca Junior'. External lighting will be in accordance with approval by the LPA.
LANDSCAPE
∑ New tree planting to be a mix of the following species:
o Quercus robur  English Oak
o Populus nigre  Black Poplar
∑ New hedge planting to be a mix of the following species:
o Crataegus Monogyna                  Quickthorn (50%)
o Crataegus monogyna                 Hawthorn (50%)
∑ Subject to LPA written approval of confirmation of compliance with conditions the planting
will be undertaken within 12 months of commencement of lawful development or first
subsequent planting season (October - March).
∑ Five year maintenance regime:
Grassed/turfed areas will be cut at least once annually (preferably July to allow seeding
of spring and early summer species) to a height of 50mm. Arisings to be left as mulch
following first cut.
Trees: Specimen trees to be pruned to maintain forms of respective trees. Clear stem
heights shall be uniform.
Shrubs: Shrubs to be maintained for 3 years by approved mechanical or chemical
means.
Hedges: to be trimmed on a 2-3 year rotational basis, at the end of winter after berries
have been eaten by birds and small mammals and before nesting season begins. Avoid
trimming during periods of frost. To produce a hedge which is suitable for nesting birds
trim the hedge into an "A" profile by cutting inwards from the base to the top. This shape
ensures maximum exposure to the sun and allows snow to slip off easily. Proposed and
existing hedgerow to be maintained at a minimum height of 2 metres.
Replacement planting: Any tree, hedge or shrub that is removed, uprooted, destroyed or
dies or, in the opinion of the local planning authority, become seriously damaged or
defective, will be replaced by another of the same species and size as that originally
planted unless otherwise agreed in writing by the local planning authority.
REFUSE STORE
● The refuse disposal on site is stored in the proposed wheelie bins for details see drawing
'11_427_010' and disposed of via the council's collection service as per the arrangement on
the site.
DISPOSAL OF STORM AND FOUL WATER
Foul drainage and storm water to new mains connection in Eversley Road approved and
implemented under planning permission ref: F/2010/2515 at Walkers Yard.
SURFACE WATER DRAINAGE
∑ All hard standing is to be formed of loose bound permeable aggregate 30%void ratio
to allow for surface water drainage by percolation into the ground through surface
infiltration. Rainwater run-off from the structures onsite; the mobile homes and
dayrooms, will be conveyed in gutters and downpipes and on to the permeable hard
standing. See drawing '11_427_011 Hardstanding'.

Posi t ion of  'low energy 42w di rect ional  bulkhead l ight  e.g . 'B o c a
Junior ' by  4DLight ing. Mot ion  sensored . F ixed at  top of  fence
or 1 .2m h igh on dayroom bu i ld ing  as  shown

Proposed  'L i teHouse LED Bo l la rd '
by  ASD L ight ing

Proposed  mob i le  home

Proposed tour ing  caravan

Resident ia l  gardens

Grassed  a rea

Addi t ional  nat ive hedge & t ree plant ing

Exis t ing hardstanding

Proposed t ree p lant ing

Exist ing t rees

Ex is t ing  hedgerow

Proposed loose bound permeab le  hards tand ing

Exist ing bui ld ings/s t ructures

Proposed fou l  dra inage

Proposed pos t  &  ra i l  t imber fence

Proposed c lose boarded t imber  fence

Proposed ut i l i ty /day  room

Exis t ing caravan

Proposed re fuse s tore
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Land Adjacent to Highfield Park, Eversley Road,
Arborfield, Wokingham, Berkshire

Project specification for an archaeological watching brief

31st March 2023
rev 12/4/23

23e50wb

Thames Valley Archaeological Services, 47-49 De Beauvoir Road, Reading, Berkshire RG1 5NR
Tel: 0118 9260552; Email: tvas@tvas.co.uk; Website: www.tvas.co.uk
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Land Adjacent to Highfield Park, Eversley Road, Arborfield, Wokingham, Berkshire   23e50wb

Land Adjacent to Highfield Park, Eversley Road, Arborfield,
Wokingham, Berkshire

Project specification for an archaeological watching brief

1.0 Background

1.1 The site is located at on the west side of Eversley Road, Arborfield, Wokingham, Berkshire (SU 7599
6587).  Planning  consent  (F/2012/0276)  has  been  gained  from  Wokingham  Borough  Council  of  the
extension and re-design of existing gypsy site for 8 pitches and 3 transit pitches, hardstanding and utility /
dayrooms. 

1.2 The consent includes a condition (17) which requires a programme of archaeological work to be carried
out. This WSI addresses the watching brief requirement to be carried out during groundworks due to the
potential for below-ground archaeological deposits having survived on the site. This is in accordance with
the National Planning Policy Framework (NPPF 2021).

1.3 The significance of the site stems from its location in the archaeologically-rich Thames Valley, with
numerous sites of various periods in the local area. Fieldwork during pipeline construction to the south
west (near Barkham) revealed a Late Bronze Age ‘burnt mound’ (communal cooking place) (Torrance
and (Ford 2003) and an excavation to the north east revealed Middle Iron Age iron smelting furnaces
(Amelay 2018). Around 600m to the northeast, an excavation was carried out which revealed  a Middle
Iron  Age  farmstead,  represented  by  a  roundhouse  ring  gully,  a  large  pit  or  well  and  two  gullies
(Hammond 2011). The large quantity of iron slag also suggests metalworking including smelting in the
vicinity and the site may even have been a specialist smelting site.  Approximately 1km to the west, an
evaluation and subsequent small area excavation at Whitehall Brick and Tile Works (Pine 2003) revealed
evidence to suggest continuous occupation from the Late Iron Age through to the mid-3rd century AD,
Again the large quantity of iron slag indicated iron-smelting was taking place on the site.  Several other
iron slag mounds indicating metal production, but of uncertain date are also present in the area (Ford
1987, fig. 38).

2.0 Requirement for Work

2.1 As a condition of the planning consent a programme of archaeology is required, as set out in  National
Planning  Policy  Framework (NPPF  2021)  and  the  Council  policies  on  archaeology.  This  entails  a
watching brief to be carried out during groundworks.

2.2 These works are to take place according to a written scheme of investigation approved by the Local
Planning Authority (Wokingham Borough Council) as advised by Berkshire Archaeology.

3.0 Aims and Objectives

3.1 The  aims  of  the  project  are  to  excavate  and  record  any  archaeological  deposits  affected  by  the
groundworks associated with the new development. This is expected to involve monitoring of  foundation
trench  digging  and  other  intrusive  groundworks  such  as  the  excavation  of  service  trenches  and
overburden removal.

3.2 The potential and significance of any such deposits located will be assessed according to the research
priorities such as set out in Historic England Research Agenda (HE 2017) or any more local or thematic
research priorities as necessary such as the Solent Thames Research Agenda (Hey and Hind 2014). 

3.3 Where appropriate and relevant, the recommendations in the ‘Berkshire Archaeology general standards
for archaeological fieldwork projects (April 2021)’ will be followed.

4.0 Methodology

4.1 Archaeological deposits which are threatened by groundworks will be excavated and recorded. Sufficient
time will be allowed to carry this out within the groundworkers’ schedules. If plant is used to dig the
foundation  and  any  service  trenches,  it  will  be  fitted  with  a  toothless  bucket.  On  the  discovery  of
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archaeological deposits, machine excavation will cease and the archaeological features will be dug by
hand. 

4.2 In general, all finds and artefacts will be retained. All but a sample of some classes of building material
will be discarded after recording. The categories of artefacts to be discarded will be discussed with the
recipient museum and the archaeological advisor to Wokingham Council.

4.3 Conservation on site will follow guidelines in First Aid for Finds with any other specialist conservation
work subcontracted to the project conservator (see project team below).

4.4 A programme of environmental sampling will take place should sufficient well stratified subsoil deposits
be located. Typically, this involves samples of 40l depending on the size of the feature examined. These
will be sampled in consultation with our environmental consultants and the archaeological advisor to the
Wokingham Council. Sampling will take place according to Historic England (HE 2015b).

4.5 Discovery of any human remains will be confirmed by minimal excavation but no further action will be
taken as part of the evaluation exercise, unless requested as additional work by the client in consultation
with the archaeological advisor to Wokingham Council. Human remains will be treated following the
guidelines in (Mitchell and Brickley 2017) and TVAS Field Recording Manual (8th edition 2018).

4.6 All gold, silver, prehistoric base metal and any associated objects will be removed to a safe place and
reported  to  the  local  coroner  and  county  liaison  officer  according  to  the  procedures  relating  to  the
Treasure Act (1996) and its subsequent amendments. Where removal cannot be affected on the same
working day as the discovery suitable security measures will be taken to protect the finds from theft. No
title will be assumed by the finder of any items of value.

4.7 In the unlikely event of an unexpected discovery of exceptional archaeological findings, such as extensive
human  remains  or  other  complex  archaeological  deposits,  this  may  require  an  additional  level  of
mitigation to enable preservation in-situ (such as by a modification to the groundworks scheme) or further
archaeological recording. The scope of this mitigation will have to be determined in consultation with the
client and Berkshire Archaeology. In such circumstances a modest delay to the works on site may ensue
whilst this consultation and resultant mitigation takes place.

5.0 Recording Methodology

5.1 A single context recording system will be used in accordance with the TVAS Field Recording Manual
(8th edition 2018). Descriptions of individual deposits and features will be recorded on pro-forma context
recording sheets.

5.2 All archaeological deposits exposed will be planned at a scale of 1:20 and sections drawn at a scale of
1:10. All site drawings will be by pencil on drafting film.

5.3 Heights above OD will be taken and recorded on plans and sections.

5.4 The locations of the trenches, and of all plans and sections will be tied into the National Grid.

5.5 The photographic record  will  consist  of  digital  image.  It  will  record  the principal  features  and finds
discovered, both in detail and in their general context. The photographic record will also include ‘working
shots’ and, where applicable, aerial photographs to illustrate the nature of the archaeological fieldwork
programme. All feature shots will include appropriate scales and a photo board, the latter positioned in
such a way that the writing is legible and including the context number and site code. Digital images are
taken on Canon EOS 4000D cameras with APS-C sensors taking 16-megapixel images. 

6.0 Post-fieldwork

6.1 Finds and sample processing and analysis will commence immediately following the completion of the
fieldwork  in accordance  with guidelines  in  MoRPHE (HE 2015a),  CIfA guidance  (CIfA 2020a) and
TVAS post-excavation procedures (6th edition 2013).

6.2 Artefacts/ecofacts will be cleaned, conserved and prepared for long term museum storage.
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6.3 Specialist  reports  will  be  prepared  on  the  artefacts  recovered.  Particular  attention  will  be  paid  to
correlating the pottery recovered with local or regional fabric type sequences.

6.4 Specialist analysis and reporting will be carried out by the following specialist staff or consultants as
appropriate:

Pottery Specialists Dr Jane Timby, or Ms Sue Anderson, Mr Luke Barber (consultants) or
Dr Richard Tabor (TVAS)

Later Prehistoric Struck flint Dr Steve Ford (TVAS) 
Stone Specialist Dr Kevin Hayward (consultant) 
Metalwork Specialist Dr David Dungworth or Dr Robin Taylor (consultant)
Charred Plant Remains Professor Mark Robinson (Oxford University) or Ms Rosalind 

McKenna (consultant) (TVAS)
Faunal Remains Dr Matilda Holmes (consultant) Dr Ceri Falys (TVAS)
Human Remains Dr Ceri Falys (TVAS)
Pollen Remains Quest (Reading University)
Conservation Wiltshire County Council Conservation Service

7.0 Report and Dissemination

7.1 A  report  on  the  results  of  the  fieldwork  should  be  available  within  two  to  three  weeks  following
completion of the fieldwork.

7.2 The report will follow our established format, comprising a descriptive text, illustrations and catalogues
in appendices as appropriate.

7.3 The text will address the aims and objectives of the project, the methodology employed, describe the
basic nature of the archaeological deposits discovered, and report on the artefacts recovered. It will then
attempt to place the significance of the findings in their local, regional and national setting if appropriate.

7.4 The report will include a front sheet providing the following information:
 Site name
 Grid reference
 Site activity (evaluation trenching, geophysical survey, fieldwalking, watching brief, excavation, etc.)
 Date and duration of project
 Site code
 Area of site
 Summary of results
 Monuments identified (referenced to the RCHME Thesaurus of Monument Types)
 Location and reference of archive

7.5 The illustrations will include:
 A site location plan
 A plan of archaeological deposits
 Profiles/sections of excavated features
 Photographs of the fieldwork

7.6 Any findings even if negative will be published as a note in any round-up contributions in an appropriate
journal such as Berkshire Archaeological Journal.

7.7 Both digital and paper copy of the results will be supplied to the Berkshire HER. Non-published report(s)
will be made available for inspection or download on the TVAS web site.

7.8 A digital version of the report will be provided to the OASIS project. 

7.9 Copies  of  digital  images  will  be  supplied  to  Berkshire  HER  for  publicity  or  lecture  purposes  (if
requested).
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8.0 Archive Deposition

8.1 The finds and site archive will be prepared in accordance with guidelines in MoRPHE (HE 2015a), CIfA
guidance (CIfA 2020a) and after consultation with the recipient museum.

8.2 The site and finds archive will be deposited in an appropriate designated museum or repository (to be
decided by the local planning authority). 

8.3 With the consent of the landowner,  the site finds will be deposited with a local museum prepared to
accept the material.

9.0 General Items

9.1 The project will be managed on a regular basis by a Member of the Chartered Institute for Archaeologists
with an appropriate area of competence (S. Ford, J. Pine or A. Taylor). The fieldwork will be supervised
and carried out by staff of other categories of membership of the CIFA. 

9.2 The project will be carried out in accordance with the CIfA Standard and Guidance for archaeological
watching briefs  (2020b),  Code of  Conduct (2019) and the quality control  mechanisms set  out  in the
TVAS fieldwork and post-fieldwork manuals. 

9.3 The  fieldwork  and  post-fieldwork  will  be  monitored  by  the  archaeological  advisor  to  the  Council
(Berkshire Archaeology) and all reasonable access will be provided to the works. Any changes in the
agreed  project  design  will  be  discussed  and  agreed  with  the  archaeological  advisor  to  the  Borough
Council before implementation. The archaeological  advisor to the Borough Council will be contacted
both prior to work commencing on site, and during the fieldwork itself, to arrange   monitoring,  in person
or remotely via telephone/video call. Five days notice will be given.

9.4 Safe working practices will be adopted as set out in the TVAS health and safety manual and current
health and safety standards will be adhered to. 

9.5 Our insurance cover comprises £10 million for public liability, £10 million for employee liability, cover
for any hired-in plant, and professional indemnity cover of £5m.
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Date: 31 January 2023
Application: 223686

Development Management & 
Compliance

P.O. Box 157
Shute End, Wokingham
Berkshire, RG40 1BN
Tel: (0118) 974 6000

Minicom No: (0118) 974 6991

Mr Tony Allen
Allen Planning Ltd
The Old Fire Station Ec
Salt Lane
Salisbury
SP1 1DU

Dear Mr Tony Allen,

PRIOR NOTIFICATION RESPONSE
Application Number: 223686
Site Address: The Copse, Eversley Road, Arborfield, RG2 9PN
Proposal: Prior approval submission for the proposed change of use of an existing 
barn to 5 no. smaller dwellings, with associated works. 

Wokingham Borough Council hereby confirm that prior approval is required and is 
not given for the proposed development at the address shown above, as described 
by the description shown above and in accordance with the information that the 
developer provided to the Local Planning Authority, due to the following reason(s): 

Reasons

1.  Based on the site's planning and enforcement history, it is considered that the 
building subject to current proposal was not in agricultural use as part of an 
agricultural trade or business on 20 March 2013. There is no evidence that the site 
was brought into agricultural use after 20th March 2013. The development is not in 
accordance with Paragraphs Q (a), Q (b) and Q.1. (a). As a consequence, the 
development would not satisfy the requirements of Schedule 2, Part 3, Class Q of 
the GPDO 2015 (amended). 
2.  The application fails to provide sufficient details to demonstrate that the existing 
building is capable of supporting the proposed conversion. The submitted structural 
report is considered inadequate and limited in detail and does not provide any 
meaningful evidence instead confirming that not all parts of the building were 
inspected, and that further testing is required. It has not been demonstrated that the 
required works would be limited to building operations reasonably necessary to 
convert the building in accordance with the definition at Class Q(b) and Paragraph 
Q.1(i). As a consequence, the development would not satisfy the requirements of 
Schedule 2, Part 3, Class Q of the GPDO 2015 (amended). 
3.  The application fails to provide sufficient details relating to contamination risks of 
the site, particularly arising from the previous unauthorised car storage and waste 
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transfer station use. The development is not in accordance with Paragraphs 
Q.2(1)(c), Q.2(2) (Paragraph W)(9); and Q.2(2) (Paragraph W)(10c). As a 
consequence, the development would not satisfy the requirements of Schedule 2, 
Part 3, Class Q of the GPDO 2015 (amended). 
4.  The application fails to provide sufficient details relating to impact on biodiversity 
and habitat, particularly risks to protected species such as bats and great crested 
newts as well as impact risk on Thames Basin Heath Special Protection Area. The 
development is not in accordance with Q.2(2) (Paragraph W)(9). As a consequence, 
the development would not satisfy the requirements of Schedule 2, Part 3, Class Q 
of the GPDO 2015 (amended). 
5.  The proposed development includes a curtilage area significantly larger that the 
area occupied by the existing building. The development is not in accordance with 
Paragraph X. The proposal fails to demonstrate if the proposed parking and access 
road will be within the curtilage of the new dwellings. The development is not in 
accordance with Paragraph Q.2(1)(a). As a consequence, the development would 
not satisfy the requirements of Schedule 2, Part 3, Class Q of the GPDO 2015 
(amended). 
Informatives
1.  This decision is in respect of the drawings and plans numbered

517-L&B; PR-[L001; P001; P002; P003; E001 and E002] received by the Local 
Planning Authority on 12/12/2022. 

This written notice does not constitute the grant of planning permission. Should the 
conditions of the Town and Country Planning (General Permitted Development) 
(England) Order 2015 (as amended) not be met, then an application for full planning 
permission is required. The applicant is recommended to submit an application to the 
local planning authority for a Certificate of Lawful Development to establish that the 
proposed development is lawful. 

The development stated above may be liable to pay the Community Infrastructure 
Levy.  You must therefore complete and return a 
form_5_notice_of_chargeable_development.pdf (planningportal.co.uk) prior to 
commencing to determine whether the development is liable.  Failure to complete 
this form can incur a penalty surcharge.  Please submit all CIL forms and enquiries 
to developer.contributions@wokingham.gov.uk.

Yours sincerely,

Marcia Head
Head of Development Management - Place & Growth
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DELEGATED OFFICER REPORT

Application Number: 223686

Site Address: The Copse, Eversley Road, Arborfield, RG2 9PN

Expiry Date: 2 February 2023

Site Visit Date: 11 January 2023

Proposal: Prior approval submission for the proposed change of use of an existing 
barn to 5 no. smaller dwellings, with associated works. 
(Officer’s note: The proposal is considered under subclass Q(b) since the 
development consisted of a change of use of a building and any land within its 
curtilage from a use as an agricultural building to a use falling within Class C3 
(dwellinghouse) of that Schedule together with building operations reasonably 
necessary to convert the building).  

PLANNING CONSTRAINTS/STATUS
 Designated Countryside
 Contaminated Land Consultation Zone
 Bat Roost Habitat Suitability
 Great Crested Newt Consultation Zone
 Landfill Gas Consultation Zone
 Landscape Character Assessment Area
 SSSI Impact Risk Zones
 Thames Basin Heaths SPA Mitigation Zones – 5km zone

PLANNING POLICY/LEGISLATION
Town and Country Planning Act 1990 (as amended)
Section 55 Provides that ‘development’ includes the carrying out of building 

operations on land, and ‘building operations’ includes structural 
alterations or additions to buildings.

Section 57 Planning permission is needed for all development of land.
Section 187a Enforcement for breach of conditions
The Town and Country Planning (General Permitted Development) (England) 
Order 2015 (as amended)
Section 7 Prior approval applications: time periods for decision

In conjunction with Schedule 2, Part 3 Class Q grants planning 
permission for the change of use of agricultural buildings to 
dwelllinghouses

Article 3

9A) Schedule 2 does not grant permission for, or authorise any 
development of, any new dwellinghouse—
(a) where the gross internal floor area is less than 37 square 
metres in size; or
(b) that does not comply with the nationally described space 
standard issued by the Department for Communities and Local 
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Government on 27th March 2015.
(9B) The reference in paragraph (9A) to the nationally described 
space standard is to that standard read together with the notes 
dated 19th May 2016 which apply to it.

Article 4 Provides that the planning authority may give direction to restrict 
the effect of Article 3

PLANNING HISTORY:
The site has extensive planning history including service of Enforcement Notices, 
Injunction, Prosecution due to non-compliance with Enforcement Notice, as well as 
planning and enforcement appeals. The relevant history of the site is listed below:
Application No. Description Decision & Date

709/73 Buildings for pig rearing Refused 10.05.1973
04052 Outline application for a single 

storey dwelling
Refused 18.03.1976

14549 Siting of a mobile home Refused18.12.1980
18048 Outline application for a bungalow in 

connection with pig farm
Approved 23.09.1982

19775 Outline application for a bungalow in 
connection with pig farm

Approved 02.08.1984

CLU(E)88 Breach of condition 5 of permission 
18048

Approved 09.09.1996

ALUD/1999/0883 Proposed Continued Use Of Land 
For Storage And Recycling Of Scrap 
Cars, Sale Of Vehicles And Vehicle 
parts plus breaking of vehicles

Refused 16.03.2000; 
appeal dismissed 
14.03.2001

O/2004/1646 Outline application for the proposed 
demolition of existing buildings and 
redevelopment of land to provide 
residential development of a density 
of 30 - 40 dwellings per hectare to 
include open space, associated 
access, car parking, internal service 
roads, landscaping and retention of 
electricity sub-station.

Refused 20.10.2004

F/2007/3004 Application for proposed change of 
use from unauthorised vehicle 
dismantling and part storage to 
waste recycling site.

Refused 27.02.2008; 
appeal dismissed 
08.04.2009

F/2013/1035 Use of land for the stationing of 16 
mobile homes for residential use 
(retrospective application).

Refused 30.08.2013; 
Appeal withdrawn 
08.05.2014

Enforcement History
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Unauthorised erection of Pilings and laying of hardcore Enforcement Notice (EN1) 
served on 05.08.1988 

Unauthorised use as a timber yard and workshop Enforcement Notice (EN2) 
served on 24.10.1988

Appeal against EN2 Dismissed 23.08.1989
Unauthorised use of land for car storage and breaking Enforcement Notice (EN3) 

served on 15.10.1997
Unauthorised use of land for car storage and breaking Enforcement Notice (EN4) 

served on 06.03.1998
Appeal against EN 3 and EN4 Dismissed 12.08.1998
Prosecution for non-compliance with EN3 and EN4 Matter discounted in Court 

due to the landowner’s 
health 19.08.2004

Planning contravention notice 03.02.2009
Unauthorised creation of bund Enforcement Notice (EN5) 

served 18.06.2009
Unauthorised waste transfer station and skip hire 
business, storage of tyres, parking and storage of 
vehicles, siting of storage containers, siting of portable 
building, storage of vehicle chassis

Enforcement Notice (EN6) 
served 8 September 2009

Compliance with EN5 14.10.2010
Guilty pleas entered regarding non-compliance with EN6 23 May 2012
Judgement and sentencing regarding non-compliance 
with EN6

26.07.2012

Injunction order to not use of the land for stationing of 
caravans for the purposes of residential occupation, 
storage of cars and vehicle parts, storage of waste 
recycling or skip hire etc.  

25.04.2013

Amended injunction order to not use of the land for 
stationing of caravans for the purposes of residential 
occupation, storage of cars and vehicle parts, storage of 
waste recycling or skip hire etc.  

03.06.2015

CONSULTATION RESPONSES
Internal
WBC Environmental Health – Objected to the proposal on lack of contamination 
reports. 
WBC Drainage – No objection subject to condition
WBC Highways – No objections subject to condition 
(Officer’s note: The parking shown on the proposed site plan will occupy more area 
compared to the building footprint and as such, will be outside of the residential 
curtilage).  
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REPRESENTATIONS
Parish/Town 
Council

Objected to the proposal on following grounds:

 The building was not used for agricultural purposes within 
the required timescale. 

 There are known contamination risks due to the previous 
use as a scrap yard.

 The development will pose flooding risk to Poperinghe 
Way housing estate. 

 The site is adjacent to an industrial estate which is an 
undesirable location for a housing development. 

(Officer’s note: Full assessment of the scheme has been 
carried out in accordance with the requirements of Schedule 2 
Part 3 Class Q of the (General Permitted Development) 
(England) Order 2015 (as amended))  

Ward Member(s) No comments received
Neighbours No comments received

SITE DESCRIPTION
The subject site is located on the western side of A327 Eversley Road at Arborfield, 
behind Boundoak Industrial Estate on higher grounds and not readily visible from 
surrounding public vantage points. It is accessed by a private road off Poperinghe 
Way, a residential estate located to the south-east. The application site contains a 
disused single-storey barn of block works and corrugated sheet construction on steel 
frames. The Structural Inspection Report by SAM Planning Services submitted with 
the application provides the details of the steel frame, “main steel frame span 12.6 m, 
the height of is 5m and spacing between the frames is 4.5m”. 

PROPOSAL
The application involves the following:

 Conversion of barn building into 4 no. 2-storey two-bedroom dwelling houses, 
and 1 studio unit with new fenestration;

 Provision of access, 6 parking spaces, rear amenity area, cycle storage and bin 
storage areas.  

The application is made within the scope of a certificate of lawful use made under 
Class Q(b) of Part 3 of Schedule 2 of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 as amended. 
The factors for consideration when assessing this application is whether or not the 
proposed development would fall within the parameters and restrictions of Class Q 
(agricultural buildings to dwelling houses) of the Use Class Order and the provisions 
of paragraphs Q.1 and Q.2 of Schedule 2, Part 3 of the Town and Country Planning 
(General Permitted Development) (England) Order 2015 as amended. 
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PART Q.1 APPRAISAL 
Town and Country Planning Act 1990 (as amended) Yes No
1 s.55 Does it constitute development? 
2 s.191 Would it be contrary to an enforcement notice? 
3 s.187a 

Art.3 (4)
Would it be contrary to any condition imposed by any 
planning permission granted or deemed to be granted?



 The Town and Country Planning (General Permitted Development) 
(England) Order 2015 (as amended)

Yes No

4 Art.3
(5)

Are the building operations involved in the construction of 
the original building lawful?



5 Art.4 Is there an ‘Article 4 Direction’ in effect for the site? 
6 Sch.2 

Q. (b)
Does it consist of a change of use from an agricultural 
building to a dwelling house together with building 
operations reasonably necessary to convert the building?



7 Q.1(a) Was the site not used solely for an agricultural use as 
part of an established agricultural unit—

(i) on 20th March 2013, or
(ii) in the case of a building which was in use 

before that date but was not in use on that 
date, when it was last in use, or

(iii) in the case of a site which was brought into 
use after 20th March 2013, for a period of at 
least 10 years before the date development 
under Class Q begins?



8 Q.1(b) 
(i) 

(ba) Would the floor space of any dwellinghouse 
developed under Class Q having a use falling within 
Class C3 (dwellinghouses) of the Schedule to the Use 
Classes Order exceed 465 square meters? 
In case of a larger dwellinghouse within an established 
agricultural unit – 

(aa) Would the cumulative number of separate 
larger dwellinghouses developed under Class Q 
within an established agricultural unit exceed 3?
(bb) Would the cumulative floor space of the 
existing building or buildings changing use to a 
larger dwellinghouse or dwellinghouses under 
Class Q within an established agricultural unit 
exceed 465 square meters? 







9 Q.1(c) 
(i)

In case of a smaller dwellinghouse, within an established 
agricultural unit – 

(aa) Would the cumulative number of separate 
smaller dwellinghouses developed under Class Q 
exceed 5?
(bb) Would the floor space of any one separate 
smaller dwellinghouse having a use falling within 
Class C3 (dwellinghouse) of the Schedule to the 
Use Classes Order exceed 100 sq.m.? 





10 Q.1(d) Would the development under Class Q (together with any 
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previous development under Class Q) within an 
established agricultural unit would result in either or both 
of the following – 

(i) A larger dwellinghouse or larger 
dwellinghouses having more than 465 sq. 
meters of floor space having a use falling within 
Class C3 (dwellinghouse) of the Schedule to 
the Use Classes Order? 

(ii) The cumulative number of separate 
dwellinghouses having a use falling within 
Class C3 (dwellinghouse) of the Schedule to 
the Use Classes Order exceed 5?





11 Q.1(e) Is the site occupied under an agricultural tenancy (unless 
the express consent of both the landlord and the tenant 
has been obtained)?



12 Q.1(f) Less than 1 year before the date development begins, 
has
(i) an agricultural tenancy over the site been terminated, 

and
(ii) the termination was for the purpose of carrying out 

development under Class Q,
unless both the landlord and the tenant have agreed in 
writing that the site is no longer required for agricultural 
use?





13 Q.1(g) Has development under Class A(a) or Class B(a) of Part 
6 of this Schedule (agricultural buildings and operations) 
been carried out on the established agricultural unit—
(i) since 20th March 2013; or
(ii) where development under Class Q begins after 20th 

March 2023, during the period which is 10 years 
before the date development under Class Q 
begins?



14 Q.1(h) Would the development result in the external dimensions 
of the building extending beyond the external dimensions 
of the existing building at any given point?



15 Q.1(i) Would the development under Class Q(b) consist of 
building operations other than—
(i) the installation or replacement of—

(aa) windows, doors, roofs, or exterior walls, or
(bb) water, drainage, electricity, gas or other 
services, to the extent reasonably necessary for the 
building to function as a dwellinghouse; and 

(ii) partial demolition to the extent reasonably necessary 
to carry out building operations allowed by paragraph 
Q.1(i)(i)?



16 Q.1(j) Is the site is on article 2(3) land? 
17 Q.1(k) Is the site is, or does it form part of—

(i) a site of special scientific interest;
(ii) a safety hazard area;
(iii) a military explosives storage area?


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18 Q.1(l) Is the site, or does it contain a scheduled monument? 
19 Q.1(m) Is the building a listed building? 

Notes:

 S191

The site is covered by enforcement notices and court injunction for unauthorised non-
agricultural use - see planning and enforcement history above. However, the current 
proposal will not be contrary to any of the existing enforcement notices. 

 S187 (a) Art 3(4) 

There is no planning history available within the Council's records for this building. As 
such, it is not clear if the erection of this building was authorised. However, aerial 
photos available with the Council shows the building was present at its current location 
in 1999 and due to the passage of time, the building has now become lawful. 

 Art 3(5)

A review of Council records suggests that there is no applicable planning permission for 
the building or the original operations of the property as part of an established 
agricultural unit. The date of approval, if any, is unknown although it is clear on satellite 
imagery that the building has been in existence since at least 1999. Hence, it would be 
acceptable. 

 Schedule 2 Q.(b)

Schedule 2, Part 3, paragraph X of the GPDO sets out that for the purposes of Part 3 
permitted development rights, ‘agricultural building’ means a building (excluding a 
dwellinghouse) used for agriculture and which is so used for the purposes of a trade or 
business, and ‘agricultural use’ refers to such uses. Little evidence has been provided 
by the applicant to demonstrate that the subject building has been in use in association 
with an agricultural business carried out from this site. Moreover, an enforcement notice 
was served on the subject land for unauthorised waste transfer station and skip hire 
business, storage of tyres, parking and storage of vehicles, siting of storage containers, 
siting of portable building, storage of vehicle chassis on 8 September 2009. A court 
injunction was served on 25 April 2013 ordering to not use of the land for stationing of 
caravans for the purposes of residential occupation, storage of cars and vehicle parts, 
storage of waste recycling or skip hire etc. Furthermore, there has been no use of any 
agricultural permitted development rights for this site. Taking all this into account, it is 
considered that the site and the building have not been used solely for an agricultural 
use as part of an established agricultural unit as required by paragraph Q.(b) as well as 
Q.1(a). Consequently, the proposal does not consist of a change of use from an 
agricultural building to a dwelling house and is not Permitted Development within the 
meaning of Schedule 2 Part 3 Class Q of the GPDO.  

Schedule 2 Class Q. (b) allows building works reasonably necessary to convert the 
building. The Structural Inspection Report submitted in support of the application 
includes external inspections only (paragraph 1.02) and states that the existing 
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foundation depth will be considered rather shallow in accordance with current 
guidelines and may be subject to cyclic movement over the seasons. As such, it is 
considered that insufficient information has been provided to demonstrate the building 
is structurally strong enough to support the proposed works and the required works 
would be limited to building operations reasonably necessary to convert the building in 
accordance with Class Q(b) and Paragraph Q.1(i). 

 Q.1(a)

The site was not in agricultural use in connection with an established agricultural unit on 
or before 20th March 2013. This is confirmed by Enforcement Notice dated 8 
September 2009 and court injunction dated 25 April 2013. 

 Q.1(c)

The proposal is for 5 smaller dwellinghouses - 4 of which will have floor areas of 86 
sq.m each and one studio unit will have floor area of 44.5 sq.m. 

 Q.1(e) and (f)
The site is currently not in any agricultural use. The submitted application form confirms 
that the site is currently not occupied under an agricultural tenancy nor has an 
agricultural tenancy been terminated less than 1 year before the development is 
proposed to begin. 

 Q.1(g)

No planning history was found relating to any form of agricultural development on this 
site.

 Q.1(h)

The proposed conversion will not result in additional footprint or height of the building.

 Q.1(i)
The permitted development rights under Schedule 2 Part 3 Class Q allows building 
operations ‘reasonably necessary’ to carry out conversion of an agricultural building into 
dwellinghouse. The applicant has submitted a structural report which states that “We 
believe that the main steel frame section is not structurally sufficient and structural 
engineer should be advised to provide the required support to the building” (page 5). 
The report also states that “The existing foundation depth will be considered rather 
shallow in accordance with current guidelines and may be subject to cyclic movement 
over the seasons” (page 3). Furthermore, no internal inspection has been carried out 
and no details of the internal conditions of the walls and flooring are provided.  
Visual inspection of the building revealed that the building is currently in dilapidated 
condition and the proposal, as indicated by the submitted documents, would involve 
significant amount of rebuilding which are considered more than ‘reasonably necessary’ 
to carry out the conversion. The structural report suggests additional load-bearing 
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components would be required to facilitate the conversion. Consequently, it is 
considered that the existing building is not structurally strong enough to support the 
proposed works and the cumulative works would constitute significant rebuilding so as 
to fall beyond the scope of a conversion permitted under Class Q.

PART Q.2 APPRAISAL
(1) Development under Class Q is permitted subject to the developer applying to the 
local planning authority for a determination as to whether the prior approval of the 
authority will be required as to:

(a) Transport and highways impacts of the development

Council’s Highways department raises no objection to the application on transport or 
highways grounds. The level of parking proposed is acceptable. However, it appears 
that the parking and access road will occupy more area compared to the building 
footprint.  Paragraph X of Schedule 2 Part 3 clarifies that “curtilage” means, for the 
purposes of Class Q, R or S only—

(a) the piece of land, whether enclosed or unenclosed, immediately beside or around 
the agricultural building, closely associated with and serving the purposes of the 
agricultural building, or
(b) an area of land immediately beside or around the agricultural building no larger 
than the land area occupied by the agricultural building,

whichever is the lesser;

For the purpose of the current proposal, part (b) will be applicable. The building 
footprint is approximately 285 sq. m. The area required for access road, parking, 
turning and pedestrian access to the 5 units will be a minimum of 350 sq. m. 
Consequently, these will be outside of the residential curtilage.  

(b) Noise impacts of the development

The site is located behind Boundoak Industrial Esate significantly separated from any 
residential property. Consequently, no detrimental noise impact of the development is 
expected. 

A noise Impact Assessment report is submitted with the application which concludes 
that on noise grounds, the proposed development will not prejudice the amenities of 
any future occupants. Consequently, no harmful noise impact on the proposed 
dwellinghouses is expected.    

(c) Contamination risks on the site

Section 78A (2) of Part 2A of the Environmental Protection Act 1990(a) states that 
‘contaminated land’ is any land which appears to the local authority in whose area it is 
situated to be in such a condition, by reason of substances in, on or under the land 
that (a) that significant harm is being caused or (b) significant pollution of controlled 
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waters is being caused, or there is a significant possibility of such pollution being 
caused.
There is potential land contamination risk associated with this site due to its previous 
unauthorised use as car storage and waste transfer station. It is considered that the 
site has a potentially high risk to human health. A previous land contamination report 
commissioned by the Council in 2014 identified potential land contamination issues 
on the site (Final Land Quality Desk Study by AMEC Environmental and 
Infrastructure Ltd, dated 18/02/2014).  

No information has been provided with the application to demonstrate the condition of 
the land has since improved. The Council's environmental health officer reviewed the 
application and commented that, "Clearly land contamination is an issue for this site 
and needs to be addressed before any development can be considered…. I am 
concerned the likelihood of there being significant land contamination is very high".  

Based on the Environmental Health Officer’s comments, it is considered that the 
proposal has not satisfactorily demonstrated the contamination risks of the site will be 
acceptable for intended residential use.   

(d) Flooding risks on the site

The development is in Flood zone 1 according to the EA mapping and as such the 
proposal is acceptable and there is no perceived risk of flooding. Council’s Drainage 
Engineer raises no objection to the proposal subject to securing drainage details by a 
condition.  

(e) Whether the location or siting of the building makes it otherwise impractical 
or undesirable for the building to change from agricultural use to a use falling 
within Class C3 (dwelling houses) of the Schedule to the Use Classes Order

The site is not in a location, nor the building sited in a position, that would make it 
otherwise impractical or undesirable for its conversion from agricultural to residential 
(class C3) use. There are other dwelling houses located in the surrounding areas. 

(f) The design or external appearance of the building

Whilst no details have been provided, it appears from the submitted drawings that the 
proposed design would utilise external materials similar to existing to retain the 
agricultural appearance of the building. For this reason the proposal is not considered 
to significantly impact the general character of the area. Moreover, the building will 
not be readily visible from the main public viewpoints, especially from A327 Eversley 
Road and will not appear as an intrusive feature.

(g) The provision of adequate natural light in all habitable rooms of the 
dwellinghouses

The proposal includes windows in the ground floor and roof lights for the first floor 
habitable rooms. Whilst first floor habitable rooms will not benefit from any regular 
windows and consequently will have restricted outlook, the requirements of class Q.2 
(1) (g) does not cover outlook and as such no objection is raised on the quality of 
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internal amenity. Similarly, since no quantifying indicator for the adequate natural 
light is stipulated in the GPDO, it is considered that two rooflights serving each 
bedroom is adequate and no objection is raised. 

The provisions of paragraph W (prior approval)

(1) The following provisions apply where a developer is required to make an 
application for a determination as to whether the prior approval will be 
required. 

(2) The application must be accompanied by— 

(a) a written description of the proposed development, which, in relation to 
development proposed under Class C, M, N or Q of this Part, must in the 
same application include any building or other operations;

(b) a plan indicating the site and showing the proposed development;

(ba) in relation to development proposed under Classes M, MA, N, O, P, 
PA and Q of this Part, a statement specifying the net increase in 
dwellinghouses proposed by the development (for the purposes of this 
sub-paragraph, “net increase in dwellinghouses” is the number of 
dwellinghouses proposed by the development that is additional to the 
number of dwellinghouses on the site immediately prior to the 
development);

(bb) in relation to development proposed under Class Q of this Part, a 
statement specifying—

(i) The number of smaller dwellinghouses proposed;
(ii) The number of larger dwellinghouses proposed;
(iii) Whether previous development has taken place under Class Q within 

the established agricultural unit and, if so, the number of smaller 
and larger dwellinghouses developed under Class Q

(bc) in relation to development proposed under Class M, MA, N, O, PA or 
Q of this Part, a floor plan indicating the total floor space in square metres 
of each dwellinghouse, the dimensions and proposed use of each room, 
the position and dimensions of windows, doors and walls, and the 
elevations of the dwellinghouses;

(c) the developer’s contact address;
(d) the developer’s email address if the developer is content to receive 

communications electronically; and
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(e) where sub-paragraph (6) requires the Environment Agency to be consulted, 
a site-specific flood risk assessment,

(f) together with any fee required to be paid. 

Officer's comments: Covering Letter and Statement has been submitted as part of 
the application process giving all necessary details along with the application form, 
relevant plans, fees and contact details.
 

(2A) Where the application relates to prior approval as to adequate natural light, 
the local planning authority must refuse prior approval if adequate natural light is 
not provided in all the habitable rooms of the dwellinghouse.

Officer’s comments: See the discussion above. 

(3) The local planning authority may refuse an application where, in the opinion of 
the authority— 

a) the proposed development does not comply with, or
b) the developer has provided insufficient information to enable the authority 

to establish whether the proposed development complies with, any 
conditions, except for conditions in paragraph M.2(1)(f), paragraph 
N.2(1)(e), paragraph O.2(1)(e), paragraph PA.2(1)(v), or paragraph 
Q.2(1)(g), limitations or restrictions specified in this Part as being 
applicable to the development in question.

Officer’s comments: See discussions above.

(4) Sub-paragraphs (5) to (8) and (10) do not apply where a local planning 
authority refuses an application under sub-paragraph (3) and for the purposes of 
section 78 (appeals) of the Act such a refusal is to be treated as a refusal of an 
application for approval. 

Officer’s comments: Noted. 

(5) Where the application relates to prior approval as to transport and highways 
impacts of the development, on receipt of the application, where in the opinion of 
the local planning authority the development is likely to result in a material 
increase or a material change in the character of traffic in the vicinity of the site, 
the local planning authority must consult— 

a) where the increase or change relates to traffic entering or leaving a trunk 
road, the highway authority for the trunk road;

b) the local highway authority, where the increase or change relates to traffic 
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entering or leaving a classified road or proposed highway, except where 
the local planning authority is the local highway authority; and

c) the operator of the network which includes or consists of the railway in 
question, and the Secretary of State for Transport, where the increase or 
change relates to traffic using a level crossing over a railway.

Officer’s comments: Not applicable. 

(6) Where the application relates to prior approval as to the flooding risks on the 
site, on receipt of the application, the local planning authority must consult the 
Environment Agency(8) where the development is— 

a) in an area within Flood Zone 2 or Flood Zone 3; or
b) in an area within Flood Zone 1 which has critical drainage problems and 

which has been notified to the local planning authority by the Environment 
Agency for the purpose of paragraph (zc)(ii) in the Table in Schedule 4 to 
the Procedure Order.

Officer’s comments: Not applicable. 

(7) The local planning authority must notify the consultees referred to in sub-
paragraphs (5) and (6) specifying the date by which they must respond (being not 
less than 21 days from the date the notice is given). 

Officer’s comments: Not applicable. 

(8) The local planning authority must give notice of the proposed development— 

a) by site display in at least one place on or near the land to which the 
application relates for not less than 21 days of a notice which—
(i) describes the proposed development;
(ii) provides the address of the proposed development;
(iii) specifies the date by which representations are to be received by the 

local planning authority; or
b) by serving a notice in that form on any adjoining owner or occupier.

Officer's comments: Whilst this is not applicable as the application is recommended 
for refusal under sub-paragraph 3, neighbour letters were sent notifying the proposed 
development. 

(9) The local planning authority may require the developer to submit such 
information as the authority may reasonably require in order to determine the 
application, which may include— 

a) assessments of impacts or risks;
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b) statements setting out how impacts or risks are to be mitigated; or
c) details of proposed building or other operations.

Officer’s comments: 

 Thames basin Heath Special protection Area - The site is located within 5km of 
the Thames Basin Heaths Special Protection Area. The proposal will result in 
net increase of 5 dwellings that will likely cause significant effects (alone or in-
combination) on a National Network (formerly Natura 2000) site.  The project 
will require appropriate assessment under the Conservation of Habitat and 
Species Regulations 2017 (as amended) unless it secures mitigation as 
appropriate in relation to the recreational disturbance pathway.
  

 Bats - The site is located within an area where bat roosts have been found in 
the past. The site has an existing building on site that is proposed to be 
converted.  The surrounding habitat to the site makes it likely that bats are 
present locally and it is possible that a bat roost may be present in the existing 
structure.  A preliminary roost assessment and any subsequently 
recommended follow-up surveys should be undertaken in order to adequately 
consider the impact of the proposal on this protected species.

 Great Crested Newt – The site is within a red risk zone for Great Crested 
Newt, as assessed through modelling for the Borough wide district licence. As 
such, a preliminary habitat survey report should have been submitted as part 
of the risk assessment and any risk mitigation measures should have been 
included. In the absence of any preliminary habitat survey report, the LPA is 
not satisfied that complete assessment of impacts or risks have been 
considered.

 Irreplaceable Habitat - The site is immediately adjacent to an area of ancient 
woodland (referred to as Long Coppice or Hurdle Coppice – along the 
southern border of the site).  The national government standing advice for this 
habitat can be found here: https://www.gov.uk/guidance/ancient-woodland-
ancient-trees-and-veteran-trees-advice-for-making-planning-decisions#avoid-
impacts-reduce-mitigate-impacts-and-compensate-as-a-last-resort.  The 
guidance includes:
“For ancient woodlands, the proposal should have a buffer zone of at least 15 
meters from the boundary of the woodland to avoid root damage (known as 
the root protection area)". 
The proposal as shown will create garden space within 15m of the ancient 
woodland.  

 Contamination risks - No geo-environmental survey report is provided in 
relation to the land contamination. Lack of information relating to risk 
assessment forms a reason for refusal. 

 10) The local planning authority must, when determining an application— 
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a) take into account any representations made to them as a result of any 
consultation under sub-paragraphs (5) or (6) and any notice given under sub-
paragraph (8);

Officer’s comments: See the discussion above.   
 

b) have regard to the National Planning Policy Framework issued by the Ministry 
of Housing, Communities and Local Government in February 2019, so far as 
relevant to the subject matter of the prior approval, as if the application were a 
planning application; and; 

Officer’s comments: There are no particular aspects of the NPFF that would be 
considered relevant to the subject matter of the prior notification application. For 
instance, policies and guidelines regarding the Countryside and sustainability in the 
NPPF are not considerations within the prior notification application in Class Q of Part 
3.

c) in relation to the contamination risks on the site—

(i) determine whether, as a result of the proposed change of use, taking into 
account any proposed mitigation, the site will be contaminated land as described in 
Part 2A of the Environmental Protection Act 1990, and in doing so have regard to the 
Contaminated Land Statutory Guidance issued by the Secretary of State for the 
Environment, Food and Rural Affairs in April 2012(11), and

(ii) if they determine that the site will be contaminated land, refuse to give prior 
approval.

Officer’s comments: Discussion regarding the potential contamination of the site is 
contained in Part Q.2(1) (c) and Q.2(2)(9) above.

The provisions of paragraph X ,
“curtilage” means, for the purposes of Class Q, R or S only—
(a) the piece of land, whether enclosed or unenclosed, immediately beside or around 
the agricultural building, closely associated with and serving the purposes of the 
agricultural building, or
(b) an area of land immediately beside or around the agricultural building no larger 
than the land area occupied by the agricultural building,
Whichever is lesser. 
Officer’s comments: The site area shown in the submitted drawings covers the 
entire plot which is significantly larger than the footprints of the buildings. The 
proposed parking and new access roads cover an area larger than the footprint of the 
existing building. The proposal fails on provisions of Paragraph X. 
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CONCLUSION
The proposed conversion from an agricultural building to 5 no. Class C3 dwelling 
houses constitutes development and thus requires planning permission. However, the 
proposal is not in accordance with Class Q of Part 3 of Schedule 2 of the Town and 
Country Planning (General Permitted Development) (England) Order 2015 for the 
following reason:

a) Based on the site's planning and enforcement history, it is considered that the 
building subject to current proposal was not in agricultural use as part of an 
agricultural trade or business on 20 March 2013. There is no evidence that the 
site was brought into agricultural use after 20th March 2013. The development 
is not in accordance with Paragraphs Q (a), Q (b) and Q.1. (a). As a 
consequence, the development would not satisfy the requirements of Schedule 
2, Part 3, Class Q of the GPDO 2015 (amended).

b) The application fails to provide sufficient details to demonstrate that the 
existing building is capable of supporting the proposed conversion. The 
submitted structural report is considered inadequate and limited in detail and 
does not provide any meaningful evidence instead confirming that not all parts 
of the building were inspected, and that further testing is required. It has not 
been demonstrated that the required works would be limited to building 
operations reasonably necessary to convert the building in accordance with 
the definition at Class Q(b) and Paragraph Q.1(i). As a consequence, the 
development would not satisfy the requirements of Schedule 2, Part 3, Class Q 
of the GPDO 2015 (amended).  

c) The application fails to provide sufficient details relating to contamination risks 
of the site, particularly arising from the previous unauthorised car storage and 
waste transfer station use. The development is not in accordance with 
Paragraphs Q.2(1)(c), Q.2(2) (Paragraph W)(9); and Q.2(2) (Paragraph 
W)(10c). As a consequence, the development would not satisfy the 
requirements of Schedule 2, Part 3, Class Q of the GPDO 2015 (amended). 

d) The application fails to provide sufficient details relating to impact on 
biodiversity and habitat, particularly risks to protected species such as bats 
and great crested newts as well as impact on Thames Basin Heath Special 
Protection Area. The development is not in accordance with Q.2(2) (Paragraph 
W)(9). As a consequence, the development would not satisfy the requirements 
of Schedule 2, Part 3, Class Q of the GPDO 2015 (amended).  

e) The proposed development includes a curtilage area significantly larger that 
the area occupied by the existing building. The development is not in 
accordance with Paragraph X. The proposal fails to demonstrate if the 
proposed parking and access road will be within the curtilage of the new 
dwellings. The development is not in accordance with Paragraph Q.2(1)(a). As 
a consequence, the development would not satisfy the requirements of 
Schedule 2, Part 3, Class Q of the GPDO 2015 (amended). 

The Public Sector Equality Duty (Equality Act 2010):
In determining this application the Council is required to have due regard to its 
obligations under the Equality Act 2010. The key equalities protected characteristics 
include age, disability, gender, gender reassignment, marriage and civil partnership, 
pregnancy and maternity, race, religion or belief. There is no indication or evidence 
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(including from consultation on the application) that persons with protected 
characteristics as identified by the Act have or will have different needs, experiences, 
issues and priorities in relation to this particular planning application and there would 
be no significant adverse impacts as a result of the development.

RECOMMENDATION

Conditions agreed: Not required

Recommendation: Prior Approval Refusal

Date: 30 January 2023

Earliest date for 
decision:

6 January 2023

Recommendation 
agreed by:
(Authorised Officer)

Date: 31.01.23
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Wokingham Borough Council  
Planning Department  
Via Planning Portal                                         8th  December 2022 
 
Dear Sirs 
 
Prior Notification requirement – Class Q of the GPDO 2016 as amended 
Change of use of existing agricultural building to form five “smaller” dwellings 
 
Site at The Copse, Eversley Road, Aborfield Cross, Reading, RG2 9PN  

This Prior Notification submission relates to the proposed conversion of an existing building 
last lawfully used for agriculture at the above site to form 5 “small” dwellings as described in 
Part Q of the GPDO. Four dwellings would be 2 bed units over both ground and first floor 
level with one studio apartment at ground floor only.  
 
The application is supported by existing and proposed plans; the application forms and CIL 
forms, the assessment in this letter and also a Structural Report of the building. Furthermore, 
a Noise Impact Assessment has been undertaken given the proximity of the small trading 
estate adjacent to the site. 
 
It is proposed to convert this building into 5 “small” dwellings under Part Q of the GPDO. 
 
Legislation 
 
The General Permitted Development Order (GPDO) under Class Q states as permitted 
development:  
 
Q. Development consisting of— 
 
 (a) a change of use of a building and any land within its curtilage from a use as an 
agricultural building to a use falling within Class C3 (dwellinghouses) of the Schedule to the 
Use Classes Order; or 
 
(b) development referred to in paragraph (a) together with building operations reasonably 
necessary to convert the building referred to in paragraph (a) to a use falling within Class C3 
(dwellinghouses) of that Schedule. 
 
Paragraph Q.1 identifies that development is not permitted by Class Q if— 
 
(a) the site was not used solely for an agricultural use as part of an established agricultural 
unit— 
(i) on 20th March 2013, or 
(ii) in the case of a building which was in use before that date but was not in use on that      
      date, when it was last in use, or 
 (iii) in the case of a site which was brought into use after 20th March 2013, for a period of at 
least 10 years before the date development under Class Q begins; 
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The building the subject of this application proposal was last lawfully used in connection with 
agricultural operations on this overall holding and was so on the specified date.  
 
Whilst the planning history of the site identifies alternative land uses have taken place these 
were the subject of enforcement action and High Court injunctions to remove such 
unauthorised uses and as a result the lawful use of the building on the site in 2013 and also 
now is agricultural. 
 
(b)in the case of— 
(i) a larger dwellinghouse, within an established agricultural unit— 
(aa) the cumulative number of separate larger dwellinghouses developed under Class Q 
exceeds 3; or 
(bb) the cumulative floor space of the existing building or buildings changing use to a larger 
dwellinghouse or dwellinghouses under Class Q exceeds 465 square metres; 
(ba) the floor space of any dwellinghouse developed under Class Q having a use falling 
within Class C3 (dwellinghouses) of the Schedule to the Use Classes Order exceeds 465 
square metres; 
 
(c) in the case of— 
(i) a smaller dwellinghouse, within an established agricultural unit— 
(aa) the cumulative number of separate smaller dwellinghouses developed under Class Q 
exceeds 5; or 
(bb) the floor space of any one separate smaller dwellinghouse having a use falling within 
Class C3 (dwellinghouses) of the Schedule to the Use Classes Order exceeds 100 square 
metres; 
         
(d) the development under Class Q (together with any previous development under Class Q) 
within an established agricultural unit would result in either or both of the following— 
                
(i) a larger dwellinghouse or larger dwellinghouses having more than 465 square metres of 
floor space having a use falling within Class C3 (dwellinghouses) of the Schedule to the Use 
Classes Order; 
                
(ii) the cumulative number of separate dwellinghouses having a use falling within Class C3 
(dwellinghouses) of the Schedule to the Use Classes Order exceeding 5; 
         
This application seeks the conversion of this agricultural building on site to form 5 “small” 
dwellinghouses with each possessing a total floor of less than the 100m2 permitted per unit.  
 
The development thereby complies with the size and quantum limitations of the revised Part 
Q in terms of “smaller” dwellings as set out above. 
 
(e) the site is occupied under an agricultural tenancy, unless the express consent of both the 
landlord and the tenant has been obtained; 
 
Not the case here as no formal tenancy exists   
 
(f) less than 1 year before the date development begins— 
(i) an agricultural tenancy over the site has been terminated, and 
(ii) the termination was for the purpose of carrying out development under Class Q, 
 
unless both the landlord and the tenant have agreed in writing that the site is no longer 
required for agricultural use; 
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Not the case in respect of this building or the overall site. 
 
 (g) development under Class A(a) or Class B(a) of Part 6 of this Schedule (agricultural 
buildings and operations) has been carried out on the established agricultural unit— 
(i) since 20th March 2013; or 
 
(ii) where development under Class Q begins after 20th March 2023, during the period which 
is 10 years before the date development under Class Q begins 
 
The building is part of an agricultural unit. 
 
(h) the development would result in the external dimensions of the building extending 
beyond the external dimensions of the existing building at any given point; 
 
There are no external dimension changes proposed to the building. 
 
(i) the development under Class Q(b) would consist of building operations other than— 
 
(i) the installation or replacement of 
(aa) windows, doors, roofs, or exterior walls, or 
(bb) water, drainage, electricity, gas or other services, to the extent reasonably necessary for 
the building to function as a dwellinghouse; and 
(ii) partial demolition to the extent reasonably necessary to carry out building operations 
allowed by paragraph Q.1(i)(i); 
 
There are no external dimension changes proposed to the building. 
 
(j) the site is on article 2(3) land; 
 
The site is not located within article 2(3) land 
 
(k) the site is, or forms part of— 
(i) a site of special scientific interest; 
(ii) a safety hazard area; 
(iii) a military explosives storage area; 
(l) the site is, or contains, a scheduled monument; or 
(m) the building is a listed building. 
 
None of these apply to this site 
 
Conditions 
 
Paragraph Q.2 adds that where the development proposed is development under Class Q(a) 
together with development under Class Q(b), development is permitted subject to the 
condition that before beginning the development, the developer must apply to the local 
planning authority for a determination as to whether the prior approval of the authority will be 
required as to— 
 
(a) transport and highways impacts of the development, 
(b) noise impacts of the development, 
(c) contamination risks on the site, 
(d) flooding risks on the site, 
(e) whether the location or siting of the building makes it otherwise impractical or undesirable 
for the building to change from agricultural use to a use falling within Class C3 
(dwellinghouses) of the Schedule to the Use Classes Order, 
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(f) the design or external appearance of the building, and 
(g) the provision of adequate natural light in all habitable rooms of the dwellinghouses, and 
the provisions of paragraph W (prior approval) of this Part apply in relation to that 
application. 
 
Paragraph Q2(2) adds that where the development proposed is development under Class 
Q(a) only, development is permitted subject to the condition that before beginning the 
development, the developer must apply to the local planning authority for a determination as 
to whether the prior approval of the authority will be required as to the items referred to in 
sub-paragraphs (1)(a) to (e) and (g), and the provisions of paragraph W (prior approval) of 
this Part apply in relation to that application. 
 
Paragraph Q2(3) adds that any development under Class Q is permitted subject to the 
condition that development under Class Q(a), and under Class Q(b), if any, must be 
completed within a period of 3 years starting with the prior approval date. 
 
Submission & History 
 
In terms of dwelling quantum Parts Q.1(b), Q.1(c), and Q.1(d) now effectively permit: 
 

➢ No more than 5 separate dwellinghouses can be developed under this Class. 
 

➢ Subject to the above overall limit of 5, up to 3 can be "larger 
dwellinghouses" (each with a floor space of more than 100m2). However, no more 
than 465m2 of floor space can change use to "larger dwellinghouses" under this 
Class (and within these "larger dwellinghouses" no more than 465m2 of floor space 
can have a C3 use as a result of this Class). 

 
➢ Subject to the above overall limit of 5, up to 5 can be "smaller 

dwellinghouses" (each with a floor space of no more than 100m2). 
 
It is proposed to convert the building into 5 “small” dwellings all of which are below 100m2 in 
floor area. In terms of overall sizes of the proposed dwellings we set these out below. 
 
Plot 1 – studio flat 44m2 
Plot 2 – 2 bed house 86m2 
Plot 3 – 2 bed house 86m2 
Plot 4 – 2 bed house 86m2 
Plot 5 – 2 bed house 86m2 
 
It would appear that there is a long history of planning enforcement cases on the overall site, 
indeed the site was used unlawfully as a breakers yard and an unlawful change of use also 
took place for the stationing of mobile homes for residential use.  
 
A number of Enforcement Notices have been served on the site and there was also a High 
Court Injunction granted April 2013 which prevents the use of the land for a number of 
breaches of planning control and requires the placing of topsoil and grass seeding of the 
land. 
 
On this basis given that previous land uses were unauthorised then the last permitted use of 
the building the subject of this application would have been for the purposes of agriculture 
and therefore it falls within the scope of Part Q of the GPDO. 
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The Application 
 
In addition to this letter, accompanying this submission, are both existing and proposed floor 
plans and elevations of the buildings to be converted together with a site plan of the 
buildings, identifying the site the subject of this Notification.  The relevant fee is included as 
are the completed “application” forms and CIL forms.   
 
In addition, a Structural Survey of the building is submitted in support of the application and 
in addition a Noise Impact Assessment has been undertaken given the proximity of the small 
trading estate adjacent. 
 
Site Location  

 
The application site is located via a private road off Poperinghe Way. It is a rural area 
however Dumelow International (a tractor repair business) lies adjacent to the south of the 
site and to the north is the open agricultural land and trees associated with the building itself. 
 
There are no listed buildings on or near the site and it is not located within a Conservation 
Area or an AONB. Its general location is shown in Figure 1 below. 
 

 
 

Figure 1 – The site location 
 
Conditions 
 
Paragraph Q.2 places conditions upon such permitted development namely that before 
beginning the development, the developer shall apply to the local planning authority for a 
determination as to whether the prior approval of the authority will be required as to— 
 

The Site 
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(a) transport and highways impacts of the development, 
 
(b) noise impacts of the development, 
 
(c) contamination risks on the site, 
 
(d) flooding risks on the site, 
 
(e) whether the location or siting of the building makes it otherwise impractical or undesirable 
for the building to change from agricultural use to a use falling within Class C3 
(dwellinghouses) of the Schedule to the Use Classes Order, 
 
(f) the design or external appearance of the building, and 
 
(g) the provision of adequate natural light in all habitable rooms of the dwellinghouses, and 
the provisions of paragraph W (prior approval) of this Part apply in relation to that 
application. 
 
Paragraph Q.3 adds that for the purposes of Class Q— 
 
“larger dwellinghouse” means a dwellinghouse developed under Class Q which has a floor 
space of more than 100 square metres and no more than 465 square metres having a use 
falling within Class C3 (dwellinghouses) of the Schedule to the Use Classes Order; 
 
“smaller dwellinghouse” means a dwellinghouse developed under Class Q which has a floor 
space of no more than 100 square metres having a use falling within Class C3 
(dwellinghouses) of the Schedule to the Use Classes Order.”. 
 
(a) Transport 
 
Given the existing access to the site and the scale of the development proposed, namely 5 
smaller dwellings then the traffic generation from this scheme would not have a detrimental 
impact upon the local highway network.  
 
It is not proposed to amend the existing access in anyway which provides a safe access to 
Poperinghe Way. 
 
Turning to matters of car parking the revised NPPF of 2021 in matters of sustainable 
development, transport and car parking advises at paragraph 110 that: -  
 
“110. In assessing sites that may be allocated for development in plans, or specific 
applications for development, it should be ensured that  
 
a) appropriate opportunities to promote sustainable transport modes can be – or have been 
– taken up, given the type of development and its location;  
b) safe and suitable access to the site can be achieved for all users;  
c) the design of streets, parking areas, other transport elements and the content of 
associated standards reflects current national guidance, including the National Design Guide 
and the National Model Design Code; and  
d) any significant impacts from the development on the transport network (in terms of 
capacity and congestion), or on highway safety, can be cost effectively mitigated to an 
acceptable degree.” 
 
Importantly Paragraph 111 of the Framework advises that:  
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“Development should only be prevented or refused on highways grounds if there would be 
an unacceptable impact on highway safety, or the residual cumulative impacts on the road 
network would be severe.” 
 
In terms of the use of parking standards paragraph 108 of the recently revised NPPF 
advises:  
 
108. Maximum parking standards for residential and non-residential development should 
only be set where there is a clear and compelling justification that they are necessary for 
managing the local road network, or for optimising the density of development in city and 
town centres and other locations that are well served by public transport (in accordance with 
chapter 11 of this Framework). In town centres, local authorities should seek to improve the 
quality of parking so that it is convenient, safe and secure, alongside measures to promote 
accessibility for pedestrians and cyclists.  
 
In terms of local policy, parking is dealt with at Policy CC07 of the adopted Managing 
Development Delivery Local Plan (Feb 2014). The standards are set out in Appendix 2 of 
this document and extract of which is shown below. 
 

 
 
The site would be described as being within a “village location” and as a result with no 
allocated spaces then a two-bedroom unit with four habitable rooms would require a 
maximum of one car parking space per unit and that would reduce slightly for the proposed 
studio apartment with only one habitable room. 
 
It is proposed to provide 6 spaces for the five dwellings, as set out on the proposed plans, 
and on this basis the site has the ability to provide for vehicle parking in accordance with the 
defined standards and also sufficient space for cycle parking and refuse storage. 
 
We therefore conclude that there are no material issues relating to the change of use 
proposed on matters of transportation  
 
(b) Noise 
 
The building  is within a rural location however there is a business premises close to it. 
When considering potential noise disturbance, the NPPF at paragraph 174 states that 
planning policies and decisions should aim to: 
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174. Planning policies and decisions should contribute to and enhance the natural and local 
environment by:  
 
(e) preventing new and existing development from contributing to, being put at unacceptable 
risk from, or being adversely affected by, unacceptable levels of soil, air, water or noise 
pollution or land instability. Development should, wherever possible, help to improve local 
environmental conditions such as air and water quality, taking into account relevant 
information such as river basin management plans; and  
 
Paragraph 185 adds further: 
 
“185. Planning policies and decisions should also ensure that new development is 
appropriate for its location taking into account the likely effects (including cumulative effects) 
of pollution on health, living conditions and the natural environment, as well as the potential 
sensitivity of the site or the wider area to impacts that could arise from the development. In 
doing so they should:  
a) mitigate and reduce to a minimum potential adverse impacts resulting from noise from 
new development – and avoid noise giving rise to significant adverse impacts on health and 
the quality of life;  
b) identify and protect tranquil areas which have remained relatively undisturbed by noise 
and are prized for their recreational and amenity value for this reason; and  
c) limit the impact of light pollution from artificial light on local amenity, intrinsically dark 
landscapes and nature conservation .” 
 
Albeit that the building sits in a rural location it is noted that Dumelow International (a tractor 
repair business) is adjacent to the southern boundary of the site.  On that basis a noise 
survey has been undertaken and its conclusions are set out below: 
 

“A baseline noise survey has been undertaken by DAA Group to establish the prevailing 
noise climate in the locality of The Copse, Eversley Road, Arborfield Cross, Reading RG2 
9PN in support of a Planning Application for a new residential development.  
 
Using results of the noise survey, the sound insulation performance for the whole building 
envelope including glazing (windows) is assessed, and a scheme of noise mitigation 
measures is established and included in the report verified by BS8233:2014 rigorous method 
building envelope sound insulation calculations.  
 
A scheme of noise mitigation measures in the report provides specification details as 
appropriate for sound insulation treatment to the separating walls.  
 
It is concluded that, on noise grounds, the proposed development will not prejudice the 
amenities of any future occupants provided the above points are taken into consideration.” 

 
In light of the above we submit that there is no reason to withhold prior notification 
permission on the grounds of potential noise disturbance from nearby land uses. 
 
(c) Contamination 
 
In terms of contamination this proposed development represents solely the change of use 
and adaption of this agricultural building to form 5 houses/flats and no intrusive ground 
works are required and as such no anticipated land contamination issues should arise.  
 
We therefore respectfully suggest that there are no material issues relating to the 
change of use proposed on matters of potential contamination. 
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(d) Flooding 
 
In terms of flood risk, the site lies outside of any defined area of “flooding” as identified by 
the Environment Agency as shown in the extract from the EA flood risk map in Figure 2 
below. 
 

 
 

Figure 2 – Extract from EA Map 
 
Given that designation and the site being less than one hectare we submit there is no 
requirement to consult the Environment Agency in terms of this application and that 
this prior notification of the change of use proposed should not be resisted in terms 
of matters of potential flood risk. 
 
(e) Location & Siting  
 
The existing building itself lends itself to a residential conversion. The Guidance relating to 
matters of location and siting were updated in the revisions to the NPPG. 
 
Paragraph 108 of the NPPG amended in March 2015 states: - 

 
The permitted development right does not apply a test in relation to sustainability of location. 
This is deliberate as the right recognises that many agricultural buildings will not be in village 
settlements and may not be able to rely on public transport for their daily needs. Instead, the 
local planning authority can consider whether the location and siting of the building would 
make it impractical or undesirable to change use to a house. 
 
In this respect Paragraph 109 adds: - 
 
Impractical or undesirable are not defined in the regulations, and the local planning authority 
should apply a reasonable ordinary dictionary meaning in making any judgment. Impractical 
reflects that the location and siting would “not be sensible or realistic”, and undesirable 
reflects that it would be “harmful or objectionable”. 
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P109 further advises that when considering whether it is appropriate for the change of use to 
take place in a particular location, a local planning authority should start from the premise 
that the permitted development right grants planning permission, subject to the prior 
approval requirements. (our emphasis) 
 
In terms of sustainability P109 adds that: -  
 
That an agricultural building is in a location where the local planning authority would not 
normally grant planning permission for a new dwelling is not a sufficient reason for refusing 
prior approval. 
 
There is further guidance on the issue of “Impractical or undesirable” in P109 which states: - 
 
There may, however, be circumstances where the impact cannot be mitigated. Therefore, 
when looking at location, local planning authorities may, for example, consider that because 
an agricultural building on the top of a hill with no road access, power source or other 
services its conversion is impractical. Additionally, the location of the building whose use 
would change may be undesirable if it is adjacent to other uses such as intensive poultry 
farming buildings, silage storage or buildings with dangerous machines or chemicals. 
 
Finally, P109 states that when a local authority considers location and siting it should not 
therefore be applying tests from the National Planning Policy Framework except to the 
extent these are relevant to the subject matter of the prior approval. So, for example, factors 
such as whether the property is for a rural worker, or whether the design is of exceptional 
quality or innovative, are unlikely to be relevant. 
 
The location of the agricultural building to be converted is neither impractical nor 
undesirable in this location to change from agricultural use to a Class C3 use as five 
“smaller” dwellinghouses in accordance with permitted development under Part Q of 
the Order.  
 
(f) Design and Structure of the Building  
 
The building the subject of this application for prior approval under Class Q comprises of an  
existing agricultural barn.  It is proposed to convert not redevelop this structure as set out on 
the proposed plans utilising the structure itself together with its existing openings. 
 
Paragraph 105 of the NPPG as revised addresses all of the requirements of Part Q of the 
GPDO and states: 
 

“The right allows either the change of use (a), or the change of use together with 
reasonably necessary building operations (b). Building works are allowed under the 
right permitting agricultural buildings to change to residential use: Class Q of Part 3 
of Schedule 2 to the Town and Country Planning (General Permitted Development) 
(England) Order 2015, as amended. However, the right assumes that the 
agricultural building is capable of functioning as a dwelling.  
 
The right permits building operations which are reasonably necessary to convert the 
building, which may include those which would affect the external appearance of 
the building and would otherwise require planning permission.  
 
This includes the installation or replacement of windows, doors, roofs, exterior 
walls, water, drainage, electricity, gas or other services to the extent reasonably 
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necessary for the building to function as a dwelling house; and partial demolition to 
the extent reasonably necessary to carry out these building operations. 
 
 It is not the intention of the permitted development right to allow rebuilding work 
which would go beyond what is reasonably necessary for the conversion of the 
building to residential use. Therefore, it is only where the existing building is already 
suitable for conversion to residential use that the building would be considered to 
have the permitted development right. 
 
For a discussion of the difference between conversions and rebuilding, see for 
instance the case of Hibbitt and another v Secretary of State for Communities and 
Local Government (1) and Rushcliffe Borough Council (2) [2016] EWHC 2853 
(Admin). 
 
Internal works are not generally development. For the building to function as a 
dwelling it may be appropriate to undertake internal structural works, including to 
allow for a floor, the insertion of a mezzanine or upper floors within the overall 
residential floor space permitted, or internal walls, which are not prohibited by Class 
Q. 
 
Paragraph: 105 Reference ID: 13-105-20180615 
Revision date: 15 06 2018  

(Our emphasis) 
 

On this basis this application is supported by the detailed Structural Survey which examined 
the condition, structure and capability of the building to be converted. 
 
Clearly this document identifies that the building is suitable and indeed capable of 
conversion in terms of the requirements of Part Q to form 5 dwellings.  
 
The design approach adopted for the conversion of the building proposes only changes 
which are necessary for its future use as five dwellings and does not seek to increase its 
external dimensions in any way.  
 
It also keeps any new incursions into the fabric of the exterior of the building to a minimum in 
order to provide the appropriate quality of accommodation including matters of daylight. 
 
On that basis it is concluded therefore that this building, which forms this application, 
is entirely capable of conversion in line with the “tolerances” set out in criterion Q.1 
(i) of Class Q of the GPDO and would constitute an acceptable design approach to its 
proposed residential conversion. 
 
(f) Daylight 
 
The GPDO requires that all habitable rooms of the dwellings proposed should receive 
adequate natural daylight as set out below: 
 
2A)Where the application relates to prior approval as to adequate natural light, the local 
planning authority must refuse prior approval if adequate natural light is not provided in all 
the habitable rooms of the dwellinghouses 
 
To assist in this respect detailed floor plans have been provided with this application which 
identify the position of all openings to serve all rooms of the 5 smaller dwellings proposed. 
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Turning to dwelling No.1 this is proposed on ground floor only and is proposed as a studio 
unit thereby possessing just one habitable room. 
 
This part of the building would be dual aspect with four windows provided in its three 
external elevations. On this basis the proposed studio apartment would benefit from 
significant natural daylight. 
 
In terms of Dwelling Nos. 2, 3 & 4 these are proposed as 2 bedroomed units over 2 floors. At 
ground floor the kitchen area would possess a window and the living area would possess 
two. Upstairs each of the two bedrooms would be provided with two rooflights per bedroom. 
 
Finally proposed dwelling No.5 this is proposed as 2 bedroomed units over 2 floors. At 
ground floor the kitchen area would possess a window and the living area would possess 
two. There is also a small window proposed for the ground floor WC. Upstairs each of the 
two bedrooms would be provided with two rooflights per bedroom. 
 
Given the layout and design of the building it is concluded that each of the proposed 
habitable rooms for all five of the dwellings proposed would receive adequate natural 
daylight and are entirely compliant with criterion (f) of Part Q. 
 
Dwelling sizes 
 
A further requirement of prior notification is that each dwelling proposed must achieve the 
minimum size standards as set out below: 
 
. In article 3, after paragraph (9) insert— 
“(9A) Schedule 2 does not grant permission for, or authorise any development of, any 
new dwellinghouse— 
 
(a) where the gross internal floor area is less than 37 square metres in size; or 
 
(b) that does not comply with the nationally described space standard issued by the 
Department for Communities and Local Government on 27th March 2015(a). 
 
(9B) The reference in paragraph (9A) to the nationally described space standard is to that 
standard read together with the notes dated 19th May 2016 which apply to it.”. 
 
In terms of the above we therefore assess the five dwellings proposed against the NDSS 
standards.   
 
Plot No  Type   NDSS    Proposed 
 
1   1b1p   37m2   44m2 

2   2b4p (2 floors)  79m2   86m2 

3   2b4p (2 floors)  79m2   86m2 

4   2b4p (2 floors)  79m2   86m2 

5   2b4p (2 floors)  79m2   86m2 

 
On the basis of this assessment, it is submitted that all 5 dwellings as proposed all 
exceed the NDSS size standards and this criterion of permitted development is also 
complied with.  
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Conclusions 
 
Part W (1) of the Order requires the following provisions apply where under this Part a 
developer is required to make an application to a local planning authority for a determination 
as to whether the prior approval of the authority will be required. Part W (2) identifies that an 
application must be accompanied by— 
 
(a) a written description of the proposed development, which, in relation to development 
proposed under Class C, M, N or Q of this Part, must include any building or other 
operations; 
 
This is supplied in this Statement and proposes the conversion of this agricultural building 
into five “smaller dwellinghouse”. 
 
(b) a plan indicating the site and showing the proposed development; 
A 
 site plan and floor plans, with elevations, are provided in support of this application. 
 
(ba) in relation to development proposed under Classes G, M, MA, N, O, P, PA and Q of this 
Part, a statement specifying the net increase in dwellinghouses proposed by the 
development (for the purposes of this sub-paragraph, “net increase in dwellinghouses” is the 
number of dwellinghouses proposed by the development that is additional to the number of 
dwellinghouses on the site immediately prior to the development); 
 
There would be a net increase of five “smaller dwellinghouses” as a result of these 
proposals. 
 
bb) in relation to development proposed under Class Q of this Part, a statement specifying— 
(i) the number of smaller dwellinghouses proposed; 
(ii) the number of larger dwellinghouses proposed; 
(iii) whether previous development has taken place under Class Q within the established  
agricultural unit and, if so, the number of smaller and larger dwellinghouses developed under 
Class Q;”. 
 
We have addressed this matter at the outset of this Statement and 5 “smaller” 
dwellinghouses are proposed and no other previous development has occurred on site as a 
result of Part Q of the GPDO.  
 
(bc) in relation to development proposed under Class G, M, MA, N, O, PA or Q of this Part, a 
floor plan indicating the dimensions and proposed use of each room, the position 
and dimensions of windows, doors and walls, and the elevations of the dwellinghouses; 
 
The application is accompanied by full floor plans and elevations. 
 
(c) the developer’s contact address; 
 
Mr S. Sabowitz c/o Allen Planning Ltd at the Old Fire Station EC, Salt Lane, Salisbury SP1 
1DU 
 
d) the developer’s email address if the developer is content to receive communications 
electronically; and 
 
Mr S. Sabowitz c/o Allen Planning Ltd at tony.allen@allenplanning.co.uk 
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The Old Fire Station EC, Salt Lane Salisbury SP1 1DU 

www.allenplanning.co.uk 

Tel: 01722 503527 or 07827 446075 

tony.allen@allenplanning.co.uk 

e) where sub-paragraph (6) requires the Environment Agency to be consulted, a site specific 
flood risk assessment, together with any fee required to be paid 
 
There is no requirement to consult the EA as the site is not in a flood zone and the 
appropriate fee will be paid. 
 
In light of the information contained within this letter and the proposed plans we 
submit that the change of use and alterations of this agricultural building to form five 
“smaller” dwellings is wholly in accord with Class Q of the amended General 
Permitted Development Order 2018 and the Prior Notification Procedure. 
 
 If the Council require any further information, then please do not hesitate to contact us. 
 
Yours sincerely 
 

anthony allen 
 
Mr A.M Allen 
Managing Director 
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TOWN AND COUNTRY PLANNING ACTS
TOWN AND COUNTRY 

PLANNING (ENGLAND) 1990

Matthew Green
Green Planning Studio Ltd
Unit D Lunesdale
Upton Magna Business 
Park
Upton Magna, Shrewsbury
SY4 4TT

NOTIFICATION OF APPROVAL OF PLANNING PERMISSION
Application Number: 222332
Applicant Name: Edward Doherty
Site Address: Land adjacent to Highfield Park, Eversley Road, 

Arborfield Cross, Reading, RG2 9PP
Proposal: Application to vary conditions 4 and 7 of planning 

consent F/2012/0276 (122395) for the proposed 
extension and re-design of gypsy site to include the 
stationing of caravans for 8 pitches and 3 transit 
pitches together with the formation of additional 
hardstanding and utility/dayrooms ancillary to that 
use. Condition 4 refers to provision and siting of the 
proposed mobile homes,
utility/day rooms and touring caravans in 
accordance with the approved details, and the 
variation is to remove the requirement for the 
proposed utility/day rooms to be constructed prior to 
occupation. Condition 7 refers to the submission of 
material samples for the proposed utility/day rooms 
within 2 months of the permission 

Date of Decision: 16 September 2022

Wokingham Borough Council in pursuance of its powers under the above Acts and 
Regulations hereby grants permission for the above development to be carried out 
as stated in the application and the accompanying plans submitted to the Council 
subject to compliance with the following conditions, the reasons for which are 
specified hereunder.

Conditions and Reasons

Nothing herein contained shall be deemed to affect or vary the conditions imposed 
by planning permission 122395 dated 26 November 2015. The conditions of which 
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shall remain in full force and effect save in so far as they are expressly affected or 
varied by this permission. 

Reason: For the avoidance of doubt and to ensure that the conditions imposed on 
the original permission remain in force other than as expressly hereby varied. 

Condition 4 now reads: The proposed mobile homes, utility/day rooms and touring 
caravans on the area of land shown as Plots 1-8 on the submitted plan 11_427_003 
Rev A, shall be provided and sited in accordance with plan no 11_427_ 003 Rev A. 
The proposed utility/day rooms located on the Transit Pitch shown on the submitted 
plan 11_427_003 Rev A shall be constructed within 6 months of this decision. Any 
material change to the position of a mobile home, or its
replacement by another mobile home in a different location shall only take place with 
the written agreement of the council. Plans 11_427_001, 11_427_004 Rev1 and 
11_427_005 Rev 1 are also approved. Reason: In the interests of visual amenity and 
infrastructure provision. Relevant Policy: NPPF, Core Strategy Policies CP2, CP3 
and CP4. 

Condition 7 now reads: Prior to construction of any utility/day rooms,
samples of the materials to be used in the constriction of the external surfaces of the 
utility/day rooms shall have been submitted to and approved in writing by the Local 
Planning Authority. Development shall be carried out in accordance with the 
approved details. 

Condition 13 now reads: The fence surrounding the perimeter of the site, on the two 
sides that face the countryside, shall be painted in a colour in dark green and shall 
remain painted in a dark green colour
at all times. Reason: In the interests of visual amenity and the character of the 
countryside. Relevant Policies: NPPF, Core Strategy Policies CP1 and CP3. 

Condition 17: Prior to installation, removal or other alterations of any hardstanding on 
the site, the applicant, or their agents or their successors in title, must secure and 
implement a programme of archaeological work (which may comprise more than one 
phase of work) in accordance with written scheme of investigation, which has been 
submitted to and approved in writing by the Local Planning Authority. The 
development shall only take place in accordance with the detailed scheme pursuant 
to this condition. Reason: To ensure that any archaeological remains within the site 
are adequately investigated and
recorded or preserved in situ in the interest of protecting the archaeological heritage 
of the borough. 

Condition 18 now reads: Within 2 months of this decision a scheme to mitigate the 
impact of the development on the Thames Basin Heaths Special Protection Area 
shall be submitted to and approved in writing by the Local Planning Authority. If no 
scheme in accordance with this condition is approved within 6 months of the date of 
this decision, the use of the land hereby permitted shall cease and all equipment and 
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materials brought onto the land for the purposes of such use shall be removed until 
such time as a scheme approved by the local planning authority is implemented. 
Upon implementation of the approved scheme specified in this condition, that 
scheme shall thereafter be maintained as approved. Reason: To mitigate /the impact 
on the Thames Basins Heaths SPA in accordance with the NPPF, Core Strategy 
Policy CP8 and South East Plan Policy NRM6. 

All other conditions of planning permission  122395 apply to this permission: 

1. Timescale: The development hereby permitted shall be begun before the 
expiration of three years from the date of this
permission.Reason:
In pursuance of s.91 of the Town and Country Planning Act 1990 (as amended by s. 
51 of the Planning and Compulsory Purchase Act 2004). 

2. The site shall not be occupied by any persons other than gypsies and travellers as 
defined in Annex 1 of Planning Policy for Traveller Sites (March 2012). Reason: The 
site shall not be permanently occupied
by any persons other than gypsies and travellers as defined in Annex 1
of Planning Policy for Traveller Sites (March 2012). 

3. There shall be no more than 8 permanent gypsy and traveller pitches
in total on the site in the area shown as Plots 1-8 which shall be provided as shown 
on the submitted plan 11_ 427 _003 Rev A. On each of
the permanent 8 pitches hereby approved no more than two caravans, as defined in 
the Caravan Sites and Control of Development Act 1960 and the Caravan Sites Act 
1968, shall be stationed at any time, of which only one caravan on each pitch shall 
be a static caravan or mobile home. Reason: in the interests of visual amenity and 
infrastructure provision. Relevant policy: Core Strategy Policy CP2, CP3 and CP4 
and Managing Development Delivery Local Plan Policies CCC03 and TB21. 

5. There shall be no more than three transit pitches and one communal utility/day 
room on the site shown in the area identified as Transit pitch on the submitted plan 
11_ 427 _003 Rev A. On each of the pitches
hereby approved, no more than one touring caravan shall be stationed at any time. 
Any caravans sited on the transit pitches shall be capable of being lawfully moved on 
the public highway without division
into separate parts. No static caravans or mobile homes shall be stationed on the 
transit site. Reason: To ensure that the transit pitch is used only for that purpose and 
not as a permanent gypsy and traveller pitch. Relevant Policy: NPPF, Wokingham 
Adopted Core Strategy policies CP2, CP3 and CP4. 

6. No gypsy or traveller shall stay on the transit pitch hereby approved, within the 
area shown as Transit pitch, as identified on the
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submitted plan 11_ 427 _003 Rev A, for a period of longer than 12 weeks, and 
following his/her departure shall not use the transit site again until a period of at least 
8 weeks have elapsed. Reason: To ensure that the transit pitch is used only for that 
purpose and not as
a permanent gypsy and traveller pitch. Relevant Policy: NPPF, Wokingham Adopted 
Core Strategy policies CP2, CP3 and CP4. 

8. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development} Order 1995 (as amended) (or any Order revoking and 
re-enacting that Order with or without modification), no external lighting shall be 
installed on the site or affixed to any buildings on the site except in accordance with 
details that have first been submitted to and approved in writing by the Local 
Planning Authority. Reason: In the interests of visual amenity and highway safety. 
Relevant Policies: Core Strategy policies CP1, CP3 and CP6. 

9. No vehicle over 3.5 tonnes shall be stationed, parked or stored on this site and no 
commercial activities shall take place on the land, including the external storage of 
materials Reason: In the interests of highway safety and residential amenity 
Relevant policies: NPPF and Core Strategy policies CP3 and CP6. 

10. No commercial activities shall take place on the land, including the storage of 
materials. Reason: In the interests of visual amenity and highway safety. 

11. Within a period of 2 months from the date of this approval, a scheme of 
landscaping and hedgerow mitigation, which shall include details of species, planting 
sizes, spacing and numbers of
trees/shrubs to be planted as well as a hedgerow mitigation scheme shall be 
submitted to and approved in writing by the local planning authority . The landscape 
and hedgerow mitigation scheme shall include
a timetable for implementation and development shall be carried out in
accordance with the approved scheme within a period of 6 months. Reason: In the 
interests of visual amenity. Relevant Policies: NPPF, Core Strategy Policies CP1 and 
CP3 

12. All planting comprised in the approved details of landscaping shall be carried out 
in the first planting and seeding seasons after the details have been approved and 
any trees or plants which within a period of 5 years of planting die, are removed or 
become seriously damaged or diseased shall be replaced in the next planting 
season with
others of similar size and species, unless the local planning authority gives written 
approval to any variation. Reason: In the interests of visual amenity. Relevant 
Policies: NPPF, Core Strategy Policies CP1 and CP3. 
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14. Within a period of two months from the date of this approval, details of secured 
and covered bin stores shall be submitted to and approved in writing by the Local 
Planning Authority. The development shall be implemented as approved within three 
months of the date of this permission and thereafter permanently retained. Reason: 
In the interests of visual amenity and neighbouring amenity. Relevant Policies: 
NPPF, Core Strategy Policies CP1 and CP3. 

15. Within a period of 2 months from the date of this approval details
of the method for the disposal of foul and storm water sewage shall be
submitted to and approved in writing by the local planning authority. The approved 
works shall be implemented in full in accordance with the
approved scheme of works within a period of 3 months. Reason: To prevent the 
increased risk of flooding, both on and off the site in accordance with the NPPF and 
Core Strategy policy CP1. 

16. Within a period of 2 months from the date of this approval details
shall be submitted to and approved in writing by the local planning authority to direct 
run-off water from the hard surface to a permeable
or porous area in accordance with details which have been submitted to, and 
approved in writing by, the local planning authority. Reason: To prevent the 
increased risk of flooding, both on and off the site in
accordance with the NPPF and Core Strategy policy CP1. 

Please note that typographical errors have been corrected from the conditions within 
the original permission 122395. 
 Informatives

1.  The Local Planning Authority has acted positively and proactively in determining 
this application by assessing the proposal against all material considerations, 
including planning policies and any representations that may have been received 
and subsequently determining to grant planning permission in accordance with the 
presumption in favour of sustainable development as set out in the NPPF. 

Signed

Marcia Head
Head of Development Management - Place & Growth
Date: 16 September 2022

PLEASE READ THE NOTES ISSUED WITH THIS DECISION NOTICE BELOW
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TOWN AND COUNTRY PLANNING ACTS
TOWN AND COUNTRY PLANNING (ENGLAND) 1990

Other statutory legislation: This decision notice relates to the above stated acts 
and regulations only and does not constitute approval under any other legislation.

The Town & Country Planning (Development Management Procedure) 
Order: This decision has been made in accordance with the requirements of the 
National Planning Policy Framework (NPPF) and in the requirement to work with 
the applicant in a positive and proactive manner.

Officer Report: An officer report explaining the decision will be available to view 
online.

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 the owner 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 
which will require the Council to purchase the owner’s interest in the land in 
accordance with the provisions of Chapter I of Part VI of the Town and Country 
Planning Act 1990.

Appeals to the Secretary of State: If your application has been refused by the 
Borough Council or granted subject to conditions that you are not happy with, 
you have the right to appeal to the Planning Inspectorate (under Section 78 of the 
Town and Country Planning Act 1990). This must be within the timeframes set 
out below. Please note an extension of time for lodging an appeal is unlikely to be 
granted except in special circumstances.

12 weeks from the decision date above in the case of a refusal of a 
‘householder’ application:
Being the refusal of an application for planning permission to alter or extend a 
house, or for works within the curtilage of a house; or,
Being the refusal to approve details submitted as required by a condition imposed 
on a permission granted for a householder application.

12 weeks from the decision date above in the case of a refusal of a ‘minor 
commercial’ application:
Being the refusal of an application for development of an existing building or part 
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of a building currently in use for purposes in Use Classes A1, A2, A3, A4 and A5 
where the proposal does not include a change of use, a change to the number of 
units, development that is not wholly at ground floor level and/or does not 
increase the gross internal area of the building.

6 months from the decision date above in the case of all other appeals made 
under s78(1) or s20 of the above Acts relating to a decision on a planning 
application or listed building/conservation area consent application.

6 months from the decision date above in the case of any appeal made under 
s78 (2) of the Act in respect of a failure to give a decision within the statutory 
period.

The Planning Inspectorate is an Executive Agency reporting to the Secretary of 
State for Communities and Local Government. The Inspectorate has an online 
appeals service as set out on the .gov.uk website which contains information and 
guides on the appeal process. Alternatively you can obtain a form from the 
Planning Inspectorate at Temple Quay House, 2 The Square, Temple Quay, 
Bristol, BS1 6PN, 0303 444 5000 or through the Planning Inspectorate website. 
Please note all documents will be published online by the Planning Inspectorate 
and therefore you should not include personal information you do not wish to be 
displayed in this way. This includes personal information of third parties. 

Discharge of Conditions: This consent may contain conditions that require 
further approval by submission of an application for approval of details reserved 
by condition and the appropriate fee. Application forms can be obtained for this 
purpose by visiting the Planning Portal.

Street Naming and Numbering for new dwellings: If this notice relates to 
approval of new dwellings, please ensure that you contact the Council at least 16 
weeks before the commencement on site to arrange for an address and post 
code to be allocated. Details can be obtained from 
streetnamingandnumbering@wokingham.gov.uk. Failure to contact the street 
naming and numbering department at least 16 weeks before commencement on 
site will result in the addressing and post code for the development being 
delayed.

Access to privately owned land: The applicant is reminded that this permission 
does not give right of entry to land not in the ownership of the applicant. 
Permission must be sought from any other landowner(s) if access is required.

Gas Mains and Services: Building over a gas main or service that is located 
within your site could cause damage to pipework or potential gas leaks within 
buildings. You should check for information relating to services within your site at 
Home - LinesearchbeforeUdig (lsbud.co.uk) and contact the Plant Protection 
Team at SGN on 0800 912 1722 or plantlocation@sgn.co.uk. 

Building Regulations: The development subject to this permission may also 
require Building Regulation approval to ensure it is built to national safety, design, 
and environmental standards. The Council’s Local Authority Building Control 
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(LABC) service offers a full range of plan approval, inspection, and associated 
services through an ISO9001 nationally accredited team of qualified building 
surveyors. These surveyors work closely with the Council’s planning department 
to ensure the appropriate construction of your build. To find out more visit the 
Council’s Building Control website or call 0300 790 0580 to speak to a member of 
the team.

Fire Regulations: In accordance with the Berkshire Act 1986, when Building 
Regulation applications are submitted for building(s) or extensions, the  Local 
Authority will reject the plans unless, after consultation with the fire authority, they 
are satisfied that the plans show the following:

i) That there will be adequate means of access for the fire brigade to the 
building(s) or the extended building(s); and, 
ii) That the building(s) or extension(s) will not render inadequate any existing 
means of access for the fire brigade to a neighbouring building.
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DELEGATED OFFICER REPORT

Application Number: 222332

Site Address: Land adjacent to Highfield Park, Eversley Road, Arborfield 
Cross, Reading, RG2 9PP

Expiry Date: 23 September 2022

Site Visit Date: No visit undertaken. 

Proposal: Application to vary conditions 4 and 7 of planning consent F/2012/0276 
(122395) for the proposed extension and re-design of gypsy site to include the 
stationing of caravans for 8 pitches and 3 transit pitches together with the formation of 
additional hardstanding and utility/dayrooms ancillary to that use. Condition 4 refers 
to provision and siting of the proposed mobile homes, utility/day rooms and touring 
caravans in accordance with the approved details, and the variation is to remove the 
requirement for the proposed utility/day rooms to be constructed prior to occupation. 
Condition 7 refers to the submission of material samples for the proposed utility/day 
rooms within 2 months of the permission 

PLANNING CONSTRAINTS/STATUS
Contaminated Land Consultation Zone
Local Authorities
Affordable Housing Thresholds
Bat Roost Habitat Suitability
Borough Parishes
Scale and Location of Development Proposals
Nuclear Consultation Zone
Borough Wards
Landfill Gas Consultation Zone
Landscape Character Assessment Area
SSSI Impact Risk Zones
Thames Basin Heaths SPA Mitigation Zones
P.D. Sites

PLANNING POLICY
National 
Policy

National Planning Policy Framework (NPPF)
National Planning Policy Guidance (NPPG)

Core 
Strategy 
(CS)

CP1 – Sustainable Development
CP2 – Inclusive Communities
CP3 – General Principles for Development
CP4 – Infrastructure Requirements
CP5 – Housing Mix, Density and Affordability
CP6 – Managing Travel Demand
CP7 – Biodiversity
CP8 – Thames Basin Heaths Special Protection Area
CP9 – Scale and Location of Development Proposals
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CP11 – Proposals Outside Development Limits
CP17 – Housing Delivery

MDD 
Local 
Plan 
(MDD)

CC01 – Presumption in Favour of Sustainable Development
CC02 – Development Limits
CC03 – Green Infrastructure, Trees and Landscaping
CC07 – Parking
CC10 – Sustainable Drainage
TB05 – Housing Mix
TB10 – Traveller Sites
TB21 – Landscape Character
TB23 – Biodiversity and Development
TB25 – Archaeology

Other Borough Design Guide Supplementary Planning Document
CIL Guidance + 123 List
Affordable Housing Supplementary Planning Document
Sustainable Design and Construction Supplementary Planning Document
Arborfield and Newland Village Design Statement 

PLANNING HISTORY – The site has a long and complicated history and has 
been used for caravans since approximately 1989. The site forms ‘Pitch 11’ on 
the original planning permission.
Application No. Description Decision & Date

122395 Proposed extension and re-design of gypsy site 
to include the stationing of caravans for 8 
pitches and 3 transit pitches together with the 
formation of additional hardstanding and 
utility/dayrooms ancillary to that use

Approved 
26 November 
2015

140883 Application for material change of use of land 
from 6 GRT pitches to 13 GRT Pitches and 
erections of washrooms.

Approved
2 November 
2015.

99/70775/V Variation to Condition 1 of 97/66796/F to allow 
subdivision of Plot 5 to allow an extra mobile 
home

Approved 21 
February 2000

97/66796/T Proposed change of use of Highfield Park to 
residential occupation as a gypsy/caravan site 

Approved 2 
April 1998 
subject to 
condition 1: 
“The use hereby 
permitted shall 
cease on 30 
April 2000 and 
all structures 
and materials 
removed from 
the Land”. 
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Appeal against 
Condition 1 
allowed on 4 
January 1999
(ref: 
T/APP/X0360/A/
98/293414/P2)

96/64792/V Proposed variation of condition 1 of planning 
permission 43644 to allow continued use of 
caravan site 

Refused 
12/2/1997

43644 Two year temporary consent for use of land as a 
gypsy caravan site for 11 pitches 

Refused 
Approval given 
by sub-
committees as 
stated in 
minutes 

CONSULTATION RESPONSES
Internal
WBC Highways – No comments to make
WBC Growth & Delivery (Planning Policy) – No objections providing the site 
remains conditioned for GRT accommodation. 
WBC Health and Wellbeing – No response recived. 
External
Royal Berkshire Fire & Rescue – No objections

REPRESENTATIONS
Parish/Town Council No comments received
Ward Member(s) No comments received
Neighbours No comments received

APPRAISAL
Site Description:

The site is located to the west of the A327, Eversley Road and is accessed via a 
private road off Poperinghe Way.

Part of the site is within the Countryside but has an established historic use for 
residential caravans. 
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Figure 1: 97/66796/T Site Plan Current Site Plan

Proposal:

This application seeks to vary conditions 4 and 7 of planning permission 122395.

Condition 4 states:

The proposed mobile homes, utility/day rooms and touring caravans on the area of 
land shown as Plots 1-8 on the submitted plans 11_427_003 Rev A, shall be provided 
and sited in accordance with plan no. 11_427_003 Rev A/ The proposed utility/day 
rooms shall be constructed on site prior to occupation of the pitches. Any material 
changes to the position of a mobile home, or its replacement by another mobile home 
in a different location shall only take place following the written agreement of the 
Council. Plans 11_427_001, 11_427_004 Rev 1 and 11_427_005 Rev 1 are also 
provided

Reason: In the interests of visual amenity and infrastructure provision
Relevant Policy: NPPF, Wokingham Adopted Core Strategy Policies CP2, CP3 and 
CP4.

The application seeks to amend the Condition to remove the requirement for the 
proposed utility/day rooms to be constructed prior to occupation as they are not 
considered essential to a gypsy pitch but may be desired by future occupiers. 

The transit pitch still requires the utility/day room to be provided as there are limited 
facilities within touring caravans which use these pitches. 

The proposed revised wording for Condition 4, as agreed in writing by the Agent is:

The proposed mobile homes, utility/day rooms and touring caravans on the 
area of land shown as Plots 1-8 on the submitted plan 11_427_003 Rev A, shall 
be provided and sited in accordance with plan no 11_427_ 003 Rev A. The 
proposed utility/day rooms located on the Transit Pitch shown on the 
submitted plan 11_427_003 Rev A shall be constructed within 6 months of this 
decision. Any material change to the position of a mobile home, or its 
replacement by another mobile home in a different location shall only take 
place with the written agreement of the council. Plans 11_427_001, 11_427_004 
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Rev1 and 11_427_005 Rev 1 are also approved.

Condition 7 states:

Within a period of 2 months from the date of this approval, samples of the materials to 
be used in the construction of the external surfaces of the utility/day rooms shall have 
been submitted to and approved in writing by the Local Planning Authority. 
Development shall be carried out in accordance with the approved details.
Reason: In the interests of visual amenity
Relevant Policy: Core Strategy Policies CP1 and CP3. 

[Please note typographical errors in the decision notice have been removed for the 
purposes of this report]

As the utility/day rooms may not be provided immediately, and will be provided as 
required by the occupiers of the site, the application seeks to remove the requirement 
to provide these upfront. 

The revised wording condition 7, as agreed in writing by the Agent is:

Prior to construction of any utility/day rooms, samples of the materials to be 
used in the constriction of the external surfaces of the utility/day rooms shall 
have been submitted to and approved in writing by the Local Planning 
Authority. Development shall be carried out in accordance with the approved 
details. 

No other aspects of the proposal are amended by this permission. 

It was suggested that the Applicant supplies the details of the materials for the transit 
pitch utility/day rooms as part of this application as, if approved, they will only have 6 
months to submit the details and complete the construction of this building. No 
materials have been submitted to date. 

Principle of Development: 

The assessment remains the same as set out in application 122395

Character of the Area:

The assessment remains the same as set out in application 122395

Amenity Space:

It is understood that different GRT families often have different needs. Community 
needs also differ between Irish Traveller and English Gypsy. It is unlikely that a 
community or a family will remain on a site if their cultural needs are not met. 
Furthermore, as a privately owned site it may be that a particular travelling group 
uses the site that does not require such facilities, future tenants are likely to be self-
selecting similarly to private bricks and mortar dwellings. 
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Given the utility/day rooms have not been erected to date and the site is partly 
occupied and has been for some time, in breach of Condition 4 this indicates that at 
the present time the utility/day rooms are not required. 

In this case they simply do not want or need a day room but the condition is to remain 
to ensure any future groups who may require a day room have the flexibility to build 
this under the current permission. 

Archaeology:

Berkshire Archaeology stated on the original application: 

Without further information regarding levels, depth of concrete etc. and or 
geotechnical works it is impossible to say how much damage the laying of the 
hardstanding has had on the ground surface. We find it varies a great deal – from 
little previous impact where just the topsoil was removed to truncation beyond that 
which we would expect archaeology to survive”.

“If they do not plan to remove the hardstanding then archaeological monitoring of the
services to be dug as part of the proposals may be the best time to check the levels 
of truncation beneath the hardstanding”.

“If they are to remove the hardstanding then preliminary investigation or monitoring 
will indicate whether archaeology survives there. And they will be laying hardstanding 
on the greenfield part of the site too I believe and some stripping of soil will be 
needed for that so archaeological mitigation is also likely to be required there but I’ll 
be able to provide more details on archaeological approaches and minimising when I 
know more about the work to be done if permission is granted”.

This comment still applies to the site, however Condition 17 is re-worded to state:

Condition 17: Prior to the installation, removal or other alterations to any 
hardstanding on the site, the applicant, or their agents or their successors in 
title, must secure and implement a programme of archaeological work (which 
may comprise more than one phase of work) in accordance with written 
scheme of investigation, which has been submitted to and approved in writing 
by the Local Planning Authority. The development shall only take place in 
accordance with the detailed scheme pursuant to this condition. Reason: To 
ensure that any archaeological remains within the site are adequately 
investigated and recorded or preserved in situ in the interest of protecting the 
archaeological heritage of the borough.

Thames Basin Heath SPA:

The site is located within 5/7km of the Thames Basin Heath SPA. Therefore, SANG 
and SAMM contributions are required to mitigate the impact of the development.

Condition 18 of the original planning permission 122395 covers this requirement. This 
condition must be discharged.  
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It is noted that there is currently a breach of this condition as the development has 
commenced on site. There is an ongoing enforcement investigation in relation to this 
condition. Given the development has already commenced, the timescales within the 
condition will be amended to reflect this. Additionally, a minor amendment to make 
the condition more precise is recommended. Condition 18 now reads:

“Within 2 months of this permission a scheme to mitigate the impact of the 
development on the Thames Basin Heaths Special Protection Area (in the form 
of a signed and dated Section 106 Planning Obligation) shall be submitted to 
and approved in writing by the Local Planning Authority. Reason: To mitigate 
the impact on the Thames Basins Heaths SPA in accordance with the NPPF, 
Core Strategy Policy CP8 and South East Plan Policy NRM6”.

Conclusion

On the basis of the above, the application is recommended for approval subject to 
conditions. 

The Public Sector Equality Duty (Equality Act 2010): In determining this 
application the Council is required to have due regard to its obligations under the 
Equality Act 2010. The key equalities protected characteristics include age, disability, 
gender, gender reassignment, marriage and civil partnership, pregnancy and 
maternity, race, religion or belief. There is no indication or evidence (including from 
consultation on the application) that persons with protected characteristics as 
identified by the Act have or will have different needs, experiences, issues and 
priorities in relation to this particular planning application and there would be no 
significant adverse impacts as a result of the development.

RECOMMENDATION

Conditions agreed: Not required – Changes agreed with Agent

Recommendation: Approve

Date: 2 September 2022

Earliest date for 
decision:

1 September 2022

Recommendation 
agreed by:
(Authorised Officer)

Date: 16.9.2022
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1. INTRODUCTION

1.1. This supporting Planning Statement is submitted by Green Planning Studio Ltd on 

behalf of Edward Doherty in support of the variation of conditions application at Land 

adjacent to Highfield Park, Eversley Road, Arborfield Cross, Reading RG2 9PP. 

1.2. This application, under section 73 of the Town and Country Planning Act 1990, 

seeks to vary condition 4 of planning permission 122395 (F/2012/0276) dated 26th 

November 2015. 

1.3. The location plan accompanying this application (11_427_001 Location Plan) 

indicates the application area (as shown edged red) which is the area of the 

planning permission 122395 (F/2012/0276). 
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2. SITE CONTEXT AND DESCRIPTION

2.1. The site known as Land adjacent to Highfield Park, Eversley Road, Arborfield Cross, 

Reading RG2 9PP. 

Planning History 

2.2. The key planning history relevant to this application is the planning permission 122395 

(F/2012/0276) dated 26th November 2015. 

2.3. This granted planning permission for “Proposed extension and re-design of a gypsy 

site to include the stationing of caravans for residential purposes for 8 no. gypsy pitches 

and 3 no. transit pitches together with the formation of additional hard standing and 

utility/ dayrooms ancillary to that use.” 

2.4. Details for all the conditions which were required to be discharged have been submitted 

and the following have been approved: 

• Conditions 8, 11, 14 and 16 – approved 3rd April 2017 under application 160194
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3. THE PROPOSAL 

3.1. This planning statement seeks the removal or variation of condition 4 imposed in 

planning permission 122395 (F/2012/0276) dated 26th November 2015. 

 

3.2. As the removal or variation of the conditions is not a material change of use, both 

national and local plan policies are not directly applicable to the determination of this 

application. 

 

3.3. Wokingham Borough Council granted planning permission for “Proposed extension 

and re-design of a gypsy site to include the stationing of caravans for residential 

purposes for 8 no. gypsy pitches and 3 no. transit pitches together with the formation 

of additional hard standing and utility/ dayrooms ancillary to that use.” 

 

3.4. Condition 4 states: 

 

The proposed mobile homes, utility/day rooms and touring caravans on the 

area of land shown as Plots 1-8 on the submitted plan 11_427_003 Rev A, 

shall be provided and sited in accordance with plan no 11_427_ 003 Rev A. 

The proposed utility/day rooms shall be constructed on site prior to the 

occupation of the pitches. Any material change to the position of a mobile 

home, or its replacement by another mobile home in a different location shall 

only take place with the written agreement of the council. Plans 11_427_001, 

11_427_004 Rev1 and 11_427_005 Rev 1 are also approved. 

 

3.5. This application seeks to vary condition 4 to remove the requirement for the proposed 

utility/day rooms to be constructed prior to occupation.    

  

3.6. This sentence is unusual for such conditions, as it is widely accepted that day rooms, 

while of great utility, are not essential to a gypsy pitch. The requirement for their prior 

construction is irrelevant to the existence of the gypsy site and unreasonable. 

 

3.7. The planning permission granted has been commenced and the use has continued 

without a break since the caravans were first occupied on the land.  

 

3.8. This application does not alter the existing use of the site. 
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3.9. Paragraph 55 of the National Planning Policy Framework (NPPF) states; 

 

  'Local planning authorities should consider whether otherwise unacceptable 

development could be made acceptable though the use of conditions or planning 

obligations.' 

 

3.10. Paragraph 56 continues; 

    

‘Planning conditions should be kept to a minimum and only imposed where 

they are; 

1. Necessary; 

2. Relevant to planning and; 

3. To the development permitted; 

4. Enforceable  

5. Precise and; 

6. Reasonable in all other respects.’  

 

3.11. The six tests outlined above should be satisfied when a decision to grant planning 

permission subject to condition is made. 

 

3.12. It is therefore concluded that condition 4 as it stands does not satisfy the above test 

as the requirement to construct the day rooms prior to occupation is irrelevant, 

unreasonable and in practice unenforceable. 
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4. CONCLUSIONS 

4.1. The application seeks to vary condition 4 of planning permission 122395 (F/2012/0276) 

dated 26th November 2015. 

 

4.2. Green Planning Studio Ltd assert that condition 4 as written does not meet the NPPF 

tests found in paragraph 56 as they are not necessary or reasonable and therefore 

should be removed/varied to delete the need for day rooms to be constructed prior to 

occupation. 

 
4.3. Therefore, the application for the variation of condition 4 should be granted. 
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Appendix A 

Planning permission 122395 (F/2012/0276) dated 26th November 2015. 
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