WOKINGHAM BOROUGH COUNCIL
TOWN AND COUNTRY PLANNING ACTS

PLANNING PERMISSION

Mr James Lee

C/O Mr David Wood
Agriquestrian Consultants
129 Reigate Road

Ewell, Epson

Surrey KT17 3DE

Application Number: 140883 (F/2014/2032)

Parish: Arborfield

Location: Highfield Park, Eversley Road, Arborfield Cross, Reading,
RG2 9PP.

Proposal: Material change of use of land from six existing GRT
pitches to thirteen GRT pitches and erection of
washrooms.

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 in accordance with 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

1. The development hereby permitted shall be begun before the expiration of three
years from the date of this permission.

Reason: In pursuance of s91 of the Town and Country Planning Act 1991 (as
amended by s51 of the Planning and Compensation Act 2004).

2. The site shall not be occupied by any persons other than gypsies and travellers
as defined in Annex 1: Glossary of the Planning Policy for Travellers Sites.

Reason: To ensure compliance with the needs of the local Gypsy and Traveller
population
Relevant Policy: Planning policy for traveller sites

3. There shall be no more than 13 permanent gypsy and traveller pitches in total on
the site which shall be provided as shown on the submitted plan. On each of the
13 permanent pitches hereby approved no more than two caravans, as defined
in the Caravan Sites and Control of Development Act 1960 and the Caravan
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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 in use for residential
occupancy at any one time.

Reason: In the interests of visual and residential amenity and infrastructure
provision.

Relevant Policy: Core Strategy Policies CP1, CP2, CP3 and CP4 and Managing
Development Delivery Local Plan policy TB10

The proposed mobile homes, utility/day rooms and touring caravans shall be
sited in accordance with plan no. 2417/2 & 2417/1 Rev B. Any material change
to the position of a mobile home, or its replacement by another mobile home in a
different location or residential occupancy of more than one static caravan or
mobile home on each pitch at any one time shall only take place following the
written agreement of the council.

Reason: In the interests of visual amenity and infrastructure provision.
Relevant Policy: NPPF, Wokingham Adopted Core Strategy policies CP2, CP3
and CP4 and Managing Development Delivery Local Plan policy TB10.

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 and Managing
Development Delivery Local Plan policy TB10

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 and Managing
Development Delivery Local Plan policy TB10

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 or the burning of waste or any other material.

Reason: In the interests of highway safety and residential amenity

Relevant policies: NPPF and Core Strategy policies CP3 and CP6 and Managing
Development Delivery Local Plan policy TB10
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8.

10.

11.

12.

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 and Managing
Development Delivery Local Plan policy TB10

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 and Managing
Development Delivery Local Plan policy TB10

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 and Managing
Development Delivery Local Plan policy TB10

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 and Managing
Development Delivery Local Plan policy TB10

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.
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13.

14.

Reason: To prevent the increased risk of flooding, both on and off the site in
accordance with the NPPF and Core Strategy policy CP1 and Managing
Development Delivery Local Plan policy TB10

No development shall take place within the site, including any works of
demolition or ground preparation, until the applicant, or their agents or their
successors in title, has secured and implemented a programme of
archaeological work (which may comprise more than one phase of work) in
accordance with a 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.

No development shall take place until a scheme to deal with contamination of the
site has been submitted to and approved in writing by the local planning
authority. The scheme shall include an investigation and assessment to identify
the extent of any contamination and the measures to be taken to avoid risk when
the site is developed. Development shall not commence until the measures
approved in the scheme have been implemented.

Reason: To ensure that any contamination of the site is identified at the outset to
allow remediation to protect existing/proposed occupiers of property on the site
and/or adjacent land. Relevant policy: NPPF Section 11 (Conserving and
Enhancing the Natural Environment) and Core Strategy policies CP1 and CP3.

Informatives

1. Should this application be granted planning permission the proposal will require
a site licence under the Caravan Sites and Control of Developments Act 1960
and the applicant is advised to contact Environmental Health and Licensing in
this regard.

Signed

C

L f,%/ ;fiia,*xfi-f: 1 é;-.,

—

Clare Lawrence
Head of Development Management & Regulatory Services
Date: 02/11/2015

Further Information
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Should you require further guidance or information on the conditions and/or reasons
set out in this decision notice please contact the Planning Case Officer, Jenny
Seaman on telephone number: 0118 974 6449 or by email at:
jennifer.seaman@wokingham.gov.uk

An officer report on the application and the decision will be available to view online at
www.wokingham.gov.uk within a few days of the date of the decision, or otherwise
can be viewed in the council offices at Shute End, Wokingham.

The Town & Country Planning (Development Management Procedure) 2015
Article 35 — This decision has been made in accordance with the requirement to
work with the applicant in a positive and proactive manner.

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 web-site at:
http://www.planningportal.gov.uk/uploads/appPDF/X0360Form027 _england_en.pdf
Alternatively a paper version of the form can be requested by phoning Wokingham
Borough Council on 0118 974 6000.

APPEALS - 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 or Section 20 of the Planning (Listed Buildings and Conservation
Areas) Act 1990). The Planning Inspectorate is an Executive Agency reporting to the
Secretary of State for Communities and Local Government.

The Planning Inspectorate has an online appeals service:
www.planningportal.gov.uk/pcs which contains information and guides on the appeal
process. The Inspectorate will publish details of your appeal on the internet which
may include a copy of the application form and associated documents and the
completed appeal documents. Please ensure that you only provide information,
including personal details, that you are happy will be made available to others in this
way. If you supply personal information belonging to a third party please ensure that
you have their permission to do so. More detailed information about data protection
and privacy matters is available on the Planning Portal through the above address.
Alternatively, you can obtain a form from the Planning Inspectorate, Temple Quay
House, 2 The Square, Temple Quay, Bristol BS1 6PN Tel: 0303 444 5000

If you want to appeal, you must use the correct appeal form from the following list:
Planning, Householder, Minor Commercial, Listed Building Consent or Certificate of
Lawful Use or Development. The time limits for appeals vary according to the type of
application submitted. The period after the date of the Borough Council’s decision in
which an appeal must be received by the Planning Inspectorate is as follows:

e 8 weeks in the case of a refusal of ‘advertisement consent’
e 12 weeks in the case of a refusal of a ‘householder’ application:
0 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,

854


http://www.planningportal.gov.uk/pcs

0 Being the refusal to approve details submitted as required by a
condition imposed on a permission granted for a householder
application

e 12 weeks in the case of a refusal of a ‘minor commercial’ application:

0 Being the refusal of an application for development of an existing
building or part of a building currently in use for purposes in Use
Classes Al, 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.

e 6 months 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.

e 6 months 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.

¢ Please note an extension of time for lodging an appeal is unlikely to be
granted except in special circumstances.

NEW DWELLINGS - If this notice relates to approval of new dwellings, please
ensure that you contact the Council at least 12 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.

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.

BUILDING REGULATIONS - If this notice grants permission to proceed with the
proposal the applicant is reminded that it relates to planning permission only and
does not constitute approval under any other legislation including Building
Regulations.

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,

i) That the building(s) or extension(s) will not render inadequate any existing means
of access for the fire brigade to a neighbouring building.

WASTE MANAGEMENT REGULATIONS - In accordance with the Site Waste
Management Plans Regulations 2008, where the estimated cost of construction
exceeds £300,000, the main contractor or their agent must prepare and maintain a
site waste management plan. Further information can be found in the document
entitled

‘Non — statutory guidance for site waste management plans’
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(Defra - April 2008) which can be downloaded from the Defra web site at:
http://www.defra.gov.uk/environment/waste/topics/construction/pdf/swmp-

quidance.pdf

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 (that
is, where the land is situated in a National Park, the National Park authority for that
Park, or in any other case the district council (or county council which is exercising
the functions of a district council in relation to an area for which there is no district
council), London borough council or Common Council of the City of London in whose
area the land is situated). This notice will require the Council to purchase the owner's
interest in the land in accordance with the provisions of Chapter | of Part VI of the
Town and Country Planning Act 1990.
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MEMBERS’ UPDATE
Planning Committee — 28 July 2015

Site Address: Land adjacent to Highfield Park, Eversley Road
Application No: F/2014/2032, Pages 11-30

This application is not retrospective, although there are caravans/mobile homes on
site as the site has an authorised use as a gypsy and traveller site.

Points of clarification:-

¢ The guidance used to produce the 2015 GTAA is the Gypsy and Traveller
Accommodation needs assessment: Guidance 2007

o The 2015 GTAA sets out the need to provide a total of 52 pitches between
2014 and 2029. As set out in the report, the figure is broken down to numbers
needed in specific time periods; hence 21 pitches needed between 2014-
2019

e The four pitches approved in principle subject to the completion of
Sec106/Sec 111 agreements will only count towards meeting need when the
legal agreements are completed and the decision notices issued

¢ The need figure between 2014-2019 consists of 6 pitches from current need
(concealed households found during the survey work) and 15 pitches from
future need

s There is non GRT occupancy on the Highfield Park site; however the original
consent did not restrict occupancy to gypsies and travellers and the council is
not in a position to enforce occupancy. The current proposal allows the
opportunity to include a condition to restrict occupancy.

Changes to conditions shown in italics and bold:-

Condition 3

There shall be no more than 13 permanent gypsy and traveller pitches in total on the
site which shall be provided as shown on the submitted plan. On each of the 13
permanent 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 in use for residential occupancy at any one
time.

Condition 4

The proposed mobile homes, utility/day rooms and touring caravans shall be sited in
accordance with plan no.2417/2. Any material change to the position of a mobile
home, or its replacement by another mobile home in a different location or
residential occupancy of more than one static caravan or mobile home on
each pitch at any one time shall only take place following the written agreement of
the council.
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Members' Update
Planning Committee
28 July 2015

Condition 7

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 or the burning of waste or any other materials.

Paragraph 31 should just read:
There is no CIL requirement in this particular case.

Site Address: Land adjacent to Highfield Park, Eversley Road
Application No: F/2012/0276, Pages 31-53

This is a retrospective planning application.

There is a reference in paragraph 22 (page 46) to a contribution towards children’s
play space — this contribution is no longer sought.

The 7 letters of objection identified on Page 40 were received in respect of the
original application for the GRT pitches.

Changes to conditions shown in italics and bold:-

As this is a retrospective application and development has been carried out,
condition 1 is no longer necessary.

Condition 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 for use for residential occupancy at any one time.

Condition 4

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 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 or residential occupancy of more than one static caravan
or mobile home on each pitch at any one time shall only take place following the
written agreement of the council.

Unclassified Page 2 of 6

858



Members’ Update
Planning Committee
28 July 2015

Condition 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 or the burning of waste or any other materials.

Condition 10 to be deleted as duplicates requirement of condition ¢

Condition 17

As the application is retrospective, re word condition to read

“Within a period of 2 months from the date of this approval, a programme of
archaeological work (which may comprise more than one phase of work) shall be
carried out in accordance with a written scheme of investigation, which shall first
have been submitted to and approved in writing by the Local Planning Authority. The
development shall take place in accordance with the detailed scheme pursuant to
this condition”

The agent has been asked to clarify if they will agree to the legal agreement to
provide SPA mitigation. The agent has advised that the client agrees in principle to
the payments although the statics on the site are 2-bed not 3-bed. (For information
the figures provided for SANG/SAMM payments in the report are for 3-bed units).
Also they have advised that the transit pitches are more akin to hotel rooms or
camping site pitches, that do not attract SANG/SAMM contributions and are unlikely
to have a 100% occupancy.

It is considered that the amounts should be altered for the 8 permanent pitches to
reflect the information provided by the agent and that it is reasonable to exclude any
requirement in respect of the transit pitches. Revised payments required would be
£492.61 X 8 = £3940.88.

Site Address: Plot 700, Wharfedale Road, Winnersh Triangle
Application No: VAR/2014/2499, Pages 55-105

Points of Clarification

There was no noise restriction or hours of occupation condition on the previous use
of the site by Parcel Force/Royal Mail and no noise restriction/hours of operation
condition placed upon the outline consent for the business park.

Please see the Patrizia Briefing Note prepared by Grayling received on the 22 June
2015; the accompanying Appendix prepared by Barton Willmore (reference
23254/A7/FB/RM) dated 22™ June 2015 and Barton Willmore letter dated 24™ June
2015, addressed to Laura Ashton, which objects to use of additional conditions is
included as an addendum to this update.

Unclassified Page 3 of 6
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Members' Update
Planning Committee
28 July 2015

Site Address: Garage Block adjacent to 13 Barrett Crescent Wokingham RG40
1UR
Application No: F/2015/0060, Pages 107-118.

A Committee site visit took place on 19" June 2015. The site is being temporarily
and extensively used as a compound during works to update kitchens on the estate.

Councillor Singleton raised the issue of whether any on-street parking would be lost
as a result of the development. There are currently double yellow lines to either
side of the access to the former garage block. The new access will be moved
closer to No.13 Barrett Crescent through a portion of verge where there are double
yellow lines which prevent on-street parking. Conversely, the existing access will be
closed and the provision of yellow lines at this point is a matter for the Highway
Authority.

Unclassified Page 4 of 6
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Unclassified Page 5 of 6

861



Members’ Update
Planning Committee
28 July 2015

No other matters have arisen since preparation of the report and the
recommendation remains as per the repont.

Pre-emptive site visits

F/2014/1561 - Land West of Old Wokingham Road (Pinewood), Crowthorne
Proposed erection of 116 dwellings with associated access, highway works,
drainage works (SUDS), open space and landscaping including provision of Suitable
Altemnative Natural Greenspace (SANG).

Reason - to assess the impact on the character of the area, relationships with
adjacent land uses and highway impact

F/2015/0430 — Pine Platt, Heath Ride, Finchampstead
Proposed erection of a 5 bedroom dwelling with associated car parking and
landscaping following the demolition of the existing dwelling

Reason — To view the site in the context of the streetscene and wider character of
the area

0/2014/1944 — Balcombe Nurseries, Basingstoke Road, Swallowfield
Proposed erection of 3 dwellings with garages

Reason — To view the site in the context of the streetscene and wider character of

the area and see the existing situation on site (hardsurfacing and commercial
building)

Unclassified Page 6 of 6

862



ITEM NO:

Development No weeks on  Parish Ward Listed by:

Management day of

Ref No committee

F/2014/2032 34 Arborfield Arborfield Councillor
Gary Cowan

Applicant Mr James Lee
Location Land adjacent to Highfield Park, Eversley Postcode RG2 9PP
Road, Arborfield Cross

Proposal Material change of use of land from six existing GRT pitches to thirteen
GRT pitches and erection of washrooms.
Type Full

PS Category 11 Small scale major developments — Gypsy and Traveller pitches
Officer Jennifer Seaman

FOR CONSIDERATION BY Planning Committee on 24/06/2015
REPORT PREPARED BY Head of Development Management and Regulatory
Services

SUMMARY

The application site is in the countryside. The site currently consists of existing gypsy
pitches at Highfield Park. Permanent planning permission for use of the land at Highfield
Park as a gypsy caravan site was granted on appeal in 1999 and included conditions
limiting each pitch to one lorry, one mobile home and one caravan.

The proposal is for the redesign of the 6 existing gypsy pitches (Plots 1, 2, 3, 4, 6 and
10) to provide 13 permanent pitches together with the formation of additional
hardstanding and utility/day rooms. Each of the proposed new permanent pitches would
have room for a mobile home, a touring caravan and a utility/day room and there is
room for two car parking spaces on each pitch.

Although the site is in the countryside, the gypsy and traveller site at Highfield Park is
long established in this countryside location. In addition to the gypsy pitches on
Highfield Park, the adjoining site at Walkers Yard, formerly used for industrial purposes,
has planning permission for 12 gypsy pitches. Adjoining the site is a long established
scrap yard/car breakers (Berkshire Car spares) and beyond that an industrial estate
(Boundoak Industrial Estate).

The existing gypsy pitches and industrial uses have resulted in a change to the
character and visual appearance of the countryside, as they cover a considerable area
of land. The site itself is not characteristic of either landscape character identified in the
Wokingham Landscape Character Assessment due to the degraded and unmanaged
nature of the site. The site is not considered to be an isolated site in open countryside,
and the site is already in use as gypsy and traveller pitches and the proposal is not
considered to result in a significant change to the character and appearance of this
particular area of countryside.

Approval is recommended accordingly subject to the completion of a satisfactory
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Section 106 Agreement and Section 111 Agreement to secure SANG/SAMM payments
to ensure that there is no detrimental impact on the Thames Basin Heaths SPA.

PLANNING STATUS

¢ Countryside
¢ Thames Basin Heath SPA 5km/7km mitigation zone

RECOMMENDATION

APPROVAL, subject to:-

(A} Completion of a Section 106 Agreement/Section 111 Agreement to secure
the following contributions:-
SANG contribution £646.76 X7 =£4527.32
SAMM contribution £2,690.93 X 7 = £18836.51

(B) And subject to the following conditions:-

1. The development hereby permitted shall be begun before the expiration of three
years from the date of this permission.
Reason: In pursuance of s91 of the Town and Country Planning Act 1991 (as
amended by s51 of the Planning and Compensation Act 2004).

2. The site shall not be occupied by any persons other than gypsies and travellers as
defined in Annex 1: Glossary of the Planning Policy for Travellers Sites.
Reason: To ensure compliance with the needs of the local Gypsy and Traveller
population
Relevant Policy: Planning policy for traveller sites

3. There shall be no more than 13 permanent gypsy and travelier pitches in total on
the site which shall be provided as shown on the submitted plan. On each of the 13
permanent 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 and residential amenity and infrastructure
provision.,

Relevant Policy: Core Strategy Policies CP1, CP2, CP3 and CP4 and Managing
Development Delivery Local Plan policy TB10

4 The proposed mobile homes, utility/day rooms and touring caravans shall be sited
in accordance with plan no. 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 following the written agreement of the council.

Reason: in the interests of visual amenity and infrastructure provision.
Relevant Policy: NPPF, Wokingham Adopted Core Strateqy policies CP2, CP3 and
CP4 and Managing Development Delivery Local Plan policy TB10.

5. 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 inlerests of visual amenity
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10.

1.

Relevant Policy: Core Strategy Policies CP1 and CP3 and Managing Development
Delivery Local Plan policy TB10

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 amenily and highway safely.

Relevant Policies: Core Strategy policies CP1, CP3 and CP6 and Managing
Development Delivery Local Plan policy TB10

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 and Managing
Development Deiivery Local Plan policy TB10

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 and Managing
Development Delivery Local Plan policy TB10

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 and Managing
Development Delivery Local Plan policy TB10

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 and Managing
Development Delivery Local Plan policy TB10

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
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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 and Managing
Development Delivery Local Plan policy TB10

12. 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 and Managing
Development Delivery Local Plan policy TB10

13. No development shall take place within the site, including any works of demolition or
ground preparation, until the applicant, or their agents or their successors in title,
has secured and implemented a programme of archaeoclogical work (which may
comprise more than one phase of work) in accordance with a 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.

14. No development shall take place until a scheme to deal with contamination of the
site has been submitted to and approved in writing by the local planning authority.
The scheme shall include an investigation and assessment to identify the extent of
any contamination and the measures to be taken to avoid risk when the site is
developed. Development shall not commence until the measures approved in the
scheme have been implemented.

Reason: To ensure that any contamination of the site is identified at the outset to
allow remediation to protect existing/proposed occupiers of property on the site
and/or adjacent land. Relevant policy: NPPF Section 11 (Conserving and
Enhancing the Natural Environment) and Core Strategy policies CP1 and CP3.

Informatives

1. Should this application be granted planning permission the proposal will require a
site licence under the Caravan Sites and Control of Developments Act 1960 and the
applicant is advised to contact Environmental Health and Licensing in this regard.

PLANNING HISTORY

There is a long and complex planning history on this application site involving
enforcement notices, planning applications and appeals.

33812 - Planning permission for continued use of agricultural land as a permanent site
for a gypsy caravan was refused on 12 September 1989. This site, known as Plots B
and C, was located directly to the south east of the existing Highfield Park. Plot C is part
of the current planning application site.
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33813 - Planning permission for change of use from agricultural land to a mobile home
for an agricultural worker was refused on 12 September 1989. This site, known as plot
E included Walkers Yard and Plots 1-10 of the existing Highfield Park.

33815 - Planning permission for change of use from agricultural land to a permanent
site for 1 gypsy caravan was refused on 12 September 1989. This site, known as Plot

D, is Plot 11 on the existing Highfield Park and part of the current planning application
site.

Plots A, B, C and D referred to in the planning history are shown on the following plan:-
: sE : N

Planning appeals T/APP/C/90/H0330/000005-7/P6 & T/APP/H0330/A/89/138934-6
Appeals dismissed 5 June1991. These appeals involved an enforcement notice and
three refusals of planning permission for use of the land to the north of Wokingham
Road as a caravan site.

The land subject of the enforcement notice had an area of just over 6 hectares, that
included Walkers Yard, Highfield Park site and land to the south and east as well,

The three refused planning applications involved four parcels of land (those identified as
Plots A, B, C and D). This appeal includes all the land which is subject of the current
planning application.

The Inspector stated that in his assessment, the appeal sites were in a sensitive and
relatively fragile gap between the settlement areas of Arborfield Cross and Arborfield
Garrison and the spread of caravans, associated vehicles and structures was readily
visible from adjoining roads. Unauthorised development was seriously damaging to the
open and undeveloped character and appearance of the area. Due to size of the site
the Inspector was not convinced that the impact of the development could be mitigated
by a scheme of planting and that screening would not overcome the objection to the
extension of development within the gap between settlements.

Notwithstanding the need for further accommodation for gypsies in the area, given the
prominence of the appeal sites and the fragility of the gap between settlements the
Inspector considered that the development should not be permitted. The Inspector

867




therefore dismissed all four appeals.

Planning applications 37457, 37458, 37459, 37460, 37464 and 37465

These planning applications were for the provision of individual caravans on individual
plots of land. The plots of land are on the same site as Plots 1-10 of the existing
Highfield Park. The applications were refused on 18/12/91.

Planning Appeals T/APP/C/92/HO330/617908-11 & T/APP/HO330 A/92/ 201752-57
All appeals dismissed 6 January 1993. These appeals involved an enforcement notice
on 4 individual plots of land and 5 planning applications for 6 plots of land (Planning
application references 37457, 37458, 37459, 37460 and 3764).

The Enforcement notices were dismissed on the grounds that the development would
have an adverse impact on the character of the rural area and be contrary to policies
restricting development in the rural area. The Inspector concluded that while the visual
impact could be limited from views from the road it would be harder to screen views
when seen from the fringes of Arborfield Cross and the footpath along the ridge. He
considered that these views were important in preserving the separation of settlements.

However the Inspector in his decision letter took into account the Council's letter
indicating it would help identify a suitable altemative site and that it would exercise its
discretion to extend the period of compliance if a suitable alternative site had not been
found within 12 months. The occupiers were given 12 months from January 1993 to find
alternative premises.

43644

Planning permission was granted December 1994 for a two year temporary consent for
use of the land at Highfield Park as a gypsy caravan site for 11 pitches.

The application was recommended for refusal. However approval was given by the Sub-
committee and the minutes from the meeting stated:-

Whilst members recognised the policy constraints relating to this site, they were aware
that the applicants were local people who had integrated well in to the local community.
In the circumstances they felt that, rather than displace them from their present site, it
would be appropriate to grant a temporary permission for the use of the land. In the
meantime, the council would have produced the District Plan which would contain
policies relating to the location of gypsy sites and which would enable the council to
review the situation at the end of that temporary period and in the light of those policies.

44091
Erection of toilet block on caravan site. Approved 25/05/95.

96/64792V
Proposed variation of condition 1 of planning permission 43644 to allow continued use
of caravan site refused 12/2/1997.

97/66796/T

Planning permission for the proposed change of use of Highfield Park to residential
occupation as a gypsy caravan site was approved on 2 April 1998 subject to condition 1
which stated “The use herby permitted shall cease on 30 April 2000 and all the
structures and materials removed from the land”. The reason for the condition was
“Consent has only been granted in order to allow sufficient time for relocation to a more
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appropriate site and for such a site to be found through the emerging District Plan
process”.

An appeal against the imposition of condition 1 was submitted and the appeal was
allowed on 4 January 1999. (Appeal reference: T/APP/X0360/A/98/294314/P2)

The Inspector stated that it was clear that the site is within the countryside and he
considered that the permanent residential occupation of the site would consolidate and
intensify an area of existing sporadic development away from any identified settlement.
The Inspector concluded the proposal would encroach into open countryside and not
accord with aims of approved and emerging policies to protect the countryside and
control the unplanned growth of settlements.

He stated that public views of the site are limited by distance, intervening hedgerow and
a grassed earth bund, and although mobile homes coulkd be seen from the public
footpath, so too could a bungalow and other buildings forming part of the adjoining
cluster of commercial buildings and uses. While the site did intrude visually into the
open countryside and detract from its otherwise open rural character, this was to a
limited extent and was likely to be less visually harmful from most public viewpoints than
at the time of the earlier enforcement appeal by reason of the landscaping which had
already taken place.

Wokingham Council had accepted a need to provide more permanent gypsy caravan
pitches in the district, but had not identified any sites.

The Inspector noted that the council had accepted that the educational and medical
information submitted showed that it would be in the best interests of their health and
education if they could remain in the area. He further concluded “Along with their
parents they were now accepted and integrated within the local community” and also
stated “On the available evidence | consider it is likely to be many years before a
suitable site in the Arborfield area with less environmental harm than the appeal site
becomes available, if ever”.

His conclusion was that “Having carefully weighed all of the material considerations, |
have come to the overall conclusion that the acknowledged harm that would be caused
to the environment and the countryside policy aims, would be outweighed by the social
and humanitarian benefits in the very particular and exceptional circumstances in this
case. | am supported in this judgement by the pressing general shortage of, and need
for, gypsy accommeodation in the area, and the social and personal benefits which would
accrue to the appellants and their families in being able to settle in a community where
they and their children are already accepted and in which the education of the latter is
progressing well. In my judgement the greater long term community good would come
from allowing this appeal subject to controlling conditions”.

Layout approved for the gypsy pitches as shown below:-
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99/70775/V
Approved 21 February 2000. Proposed variation to condition 1 of consent 97/66796/F to
allow subdivision of Plot 5 to allow an extra mobile home.

F/2012/0276

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/day rooms ancillary to that use.

This involved Plot 11 of Highfield Park and an area of land immediately adjoining it
which was not part of the original Highfield Park site.

Approved at committee 26 June 2014 subject to completion of a Section 106.

SUMMARY INFORMATION

Existing units: 6

Proposed units: 13

Previous land use: Gypsy and Traveller site/Countryside
Proposed parking spaces 26

CONSULTATION RESPONSES

Advisory Teacher for Traveller | The improvements will make it more likely that families
Education would live on site. In the past there have been
difficulties on this site with access to services including
running water and other utilities. The inclusion of
washrooms will bring the pitches up to the standard
required.

Berkshire Archaeology This site is located in an area of archaeological
potential. As the proposals appear to indicate that at
least some of the current hardstanding surfaces are to
be removed, recommend that a scheme of
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archaeological work is required to evaluate the impact
of the proposal on any surviving archaeology.

Environmental Health This section is aware that burning of unknown

materials has occurred on site over many years. This
may have resulted in contamination of the land.

Environmental Health is aware of problems with the
foul drainage system on the site which occasionally
results in flooding of foul waste at or near the
application site.

Royal Berkshire Fire and No available public mains in this area and therefore
Rescue Service: request the applicant to provide suitable private fire

hydrants or other suitable emergency water supplies.

Senior Strategy Officer initially requested affordable housing commuted sum,

but has confirmed that due to the government
changing the planning guidance on affordable housing
the site now does not trigger the need for affordable
housing.

Councillor Gary Cowan Not compliant with policy and is premature

REPRESENTATIONS

Arborfield and Newland Parish Council — Object on the following grounds:-

The application seeks to create 7 additional gypsy and traveller pitches and
relates to a site where development would not normally be permitted. The
proposal is therefore contrary to the adopted core strategy

There is no need for additional pitches. The councils own figures set out in the
Gypsy and Traveller Accommodation Needs Assessment and subsequent Gypsy
and Traveller Local Plan Draft Options Paper identified that 35 of the 83 pitches
recorded in March 2013 were occupied illegally. Enforcement action against
these illegal occupations would create more vacant pitches than the council
(over-) estimates will be needed by 2026. The projected surplus of 8 pitches in
2017, itself an overestimate has already been increased by approvals since
March 2013.

One letter of support from resident on site — comments summarised below:-

Upgrade of the park will improve the day to day living of occupants

Proposal does not extend beyond existing boundaries

Since Mr Lee took over the majority of the site police presence over the last 3
years and litter has greatly reduced and fiy tipping is non existent

No reason to refuse the application

PLANNING POLICY

NATIONAL PLANNING POLICY FRAMEWORK

(Adopted 27 March 2012)

This Framework should be read in conjunction with the Government’s planning policy
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for traveller sites. Local planning authorities preparing plans for and taking decisions on
travellers sites should also have regard to the policies in this Framework so far as
relevant. The Framework is a material consideration in planning decisions.

PLANNING POLICY FOR TRAVELLERS SITES
(Adopted 23 March 2012)

The Government’s overarching aim is to ensure fair and equal treatment for travellers,
in a way that facilitates the traditional and nomadic way of life of travellers while
respecting the interests of the settled community.

To help achieve this, Government has set out a number of aims in respect of traveller
sites which include:

¢ Local planning authorities should make their own assessment of need which
address the likely permanent and transit site accommodation needs of travellers
in their area
Increase the number of traveller sites in appropriate locations
Enable provision of suitable accommodation from which travellers can access
education, health, welfare and employment infrastructure

e Due regard to the protection of local amenity and local environment.

The document states that criteria should be set to guide land supply allocations where
there is identified need. Where there is no identified need, criteria-based policies should
be included to provide a basis for decisions in case applications nevertheless come
forward.

Local planning authorities should consider the following issues amongst other relevant

matters when considering planning applications for traveller sites:

- the existing level of local provision and need for sites

- the availability (or lack) of alternative accommodation for the applicants

- other personal circumstances of the applicant

- that the locally specific criteria used to guide the allocation of sites in plans or which
form the policy where there is no identified need for pitches/plots should be used to
assess applications that may come forward on unallocated sites

- that they should determine applications for sites from any travellers and not just
those with local connections

Local planning authorities should strictly limit new traveller site development in open
countryside that is away from existing settlements or outside areas allocated in the
development plan. Local planning authorities should ensure that sites in rural areas
respect the scale of, and do not dominate the nearest settled community, and avoid
placing an undue pressure on the local infrastructure.

WOKINGHAM BOROUGH ADOPTED CORE STRATEGY
(Adopted 29 January 2010)
Policy CP1 — Sustainable Development

Policy CP2 — Inclusive communities.

Planning permission will be granted for proposals that address the requirements of
minority groups in the borough including gypsies and travellers where the proposals
demonstrate that:-
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(i) The site is located either within or close to the development limits of a
settlement in Policy CP9 in order to maximise the possibilities for social
inclusion and sustainable patterns of living; and

(ii) The proposed site is not disproportionate to the scale of the existing
settlement whether singly or cumulatively with any existing sites in the area

Policy CP3 — General Principles for Development

Policy CP4 — Infrastructure Requirements

Policy CP6 — Managing Travel Demand

Policy CP7 — Biodiversity

Policy CP8 — Thames Basin Heaths Special Protection Area

Policy CP9 — Scale and location of Development proposals

Policy CP11 — Proposals outside Development Limits (including countryside)

MANAGING DEVELOPMENT DELIVERY LOCAL PLAN
(Adopted February 2014)

Policy CCO1 — Presumption in favour of sustainable development
Policy CC07 — Parking
Policy CC10 — Sustainable Drainage
Policy TB10 — Traveller Sites
This policy sets out criteria for development of new gypsy and traveller pitches and
extensions to existing sites and requires proposals to demonstrate that:-
¢ The site is located in an existing settlement or is adjacent to an existing
settlement
Avoids impacting on the separate identity of settlements
Has access to a range of local services such as shops, health facilities, schools
and a range of amenities including play areas and other recreational facilities
» No significant barriers to development such as flooding, poor drainage, poor
ground stability or proximity to other hazardous land or installations
* Unacceptable impacts on the character and appearance of the surrounding
landscape will be minimised through the sensitive and appropriate design of the
scheme
= Will not result in an unacceptable loss of amenity of neighbouring land uses
Mixed use proposals (including a business use) will only be considered if
appropriate to the locality
» Scheme avoids any adverse impacts on the Special Protection Area

Policy TB21 — Landscape Character
Policy TB23 — Biodiversity and Development
Policy TB25 — Archasology

WOKINGHAM BOROUGH COUNCIL — BOROUGH DESIGN GUIDE

Supplementary Planning Document {(Adopted May 2012)

Page 57 sets out guidance for Gypsy, traveller and travelling showpeople sites.

Design considerations for suitable locations include:

¢ Means of access and accessibility to local transport and services;

® Provision of a healthy and safe environment for residents;

¢ Integration between the site and local community;

e Appropriate ground conditions, site levels and avoidance of areas with high flood risk;
¢ Visual and acoustic privacy.
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Policy R24 states: The layout and design of gypsy sites should provide a safe living
environment that meets the needs of residents, while respecting the character of the
local area.

The policy further sets out a number of key considerations for site layout including
amongst other things:-

e clear demarcation of boundaries

e clear gap of 3m inside site perimeter boundaries for fire prevention;,

e a degree of privacy for individual households

e safe access and egress to site and adequate space for car parking

e natural surveillance to allow residents to oversee all areas of the site;

e a 6m separation distance between each caravan, trailer and park home,

e infrastructure such as water and electricity supply, surface water and storm drainage,
lighting and waste disposal arrangements.

¢ hard standing area suitable for use by trailers, touring caravans or other vehicles;
e an amenity building to provide as a minimum: water and electricity supply, toilet,
personal washing and laundry facilities.

Wokingham Gypsy and Traveller Accommodation Needs Assessment

Final Report March 2015

The Wokingham GTAA was adopted in March 2015. This was prepared taking into
account the current Government policy documents with respect to how Local Authorities
should plan for gypsy and traveller pitches

The 2015 GTAA sets out that additional pitch provision required for Gypsies and
Travellers to 2029 in Wokingham Borough is 52 net additional pitches. 21 pitches are
required for the period between 2014-2019, 15 pitches between 2019-2024 and 16
pitches between 2024-2029.

it should be noted that since the GTAA was prepared, there have been the following
changes:-

s Wallys Mobile Home park was listed as an unauthorised, but tolerated, site with 3
pitches. Planning permission was approved on 16/042015 for 5 pitches,
regularising the 3 unauthorised pitches and approving an additional 2 pitches.

« Planning permission for one additional pitch at the Belvedere Park site (junction
of Bearwood Road and Chestnut Avenue) was approved on 02/06/2015.

« Planning permission was approved in principle for 4 additional pitches at Plots 1
and 2 Little Moor and 1 Hogwood Meadows, subject to the completion of legal
agreements to secure SANG mitigation.

So 6 additional pitches have been approved, and 4 additional pitches have been
approved subject to the completion of legal agreements. Therefore 6 of the required 21
pitches for the period between 2014-2019 have already been secured and a further 4
will be approved when legal agreements are completed.

Planning applications have also been submitted for the following sites which are
currently under consideration:-
« Highfield Park — 7 additional pitches (this is the proposal subject of this
application)
e Land at Old Kingsbridge — 1 additional pitch
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e Highfield Park — 3 mobile homes and 1 touring caravan on each of Plots 8 and 9
of Highfield Park (currently limited by condition to 1 mobile home and 1 caravan
on each plot).

¢ 166 Nine Mile Ride — 2 additional caravans {currently limited by condition to 2
caravans for gypsies and travellers).

Balanced against this is the fact that since the GTAA was produced there are four more
families on unauthorised sites; two at Blagrove Lane and two at Falcon Avenue. The
application for two pitches at Blagrove Lane was refused before the two families moved
onto the site and an appeal has been lodged against the refusal. An enforcement notice
has also been served at the Blagrove Lane site, and it is anticipated that an appeal will
be lodged in respect of the enforcement notice as well.

While it is considered that the immediate need for pitches is met, more pitches will be
required up to 2019, and therefore if a site comes forward earlier, and that site is
considered acceptable, the sensible approach is to approve the planning application.

DESIGNING GYPSY AND TRAVELLERS SITES: GOOD PRACTICE GUIDE
(May 2008)

This gives guidance on designing gypsy and traveller sites, including transit pitches, but
makes clear that there is no single, appropriate design for sites.

PLANNING ISSUES

The Site and surroundings

1. The site is located to the western side of the A327 (Eversley Road) and is
accessed by an access road from the point where Wokingham Lane meets the
A327. The site is approximately 100m from Eversley Road.

2. The site is within the countryside and has planning permission for six gypsy
pitches.

3. To the north-west of the site is the existing gypsy caravan site at Highfield Park
and beyond that Walkers Yard, which has planning permission for 12 gypsy
pitches. To the north-east and south-east of the site is an open countryside. To
the south-west of the site is Berkshire car spares, which is a car breakers yard
and beyond that is Boundoak Industrial Estate which has mixed industrial use
including B1 (Light industrial), B2 (General Industrial) and B8 (Storage) .

The Proposal

4. The proposal involves redesigning six of the existing single gypsy pitch to provide
thirteen permanent gypsy pitches. The new pitches are each shown with one
mobile home, one touring caravan and one utility/day room

g The main access road from Eversley Road is shared by all plots on Highfield
Park, by Walkers yard and also by Berkshire Car Spares.

Principle of Development
6. The proposal is for the change of use of the land from six gypsy and traveller
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10.

11.

12.

pitches to thirteen gypsy and traveller pitches.

The Planning Policy for Traveller Sites states that Local Planning Authorities
should “strictly limit new traveller site development in open countryside that is
away from existing settlements or outside areas allocated in the development
plan”. The site is within the countryside, or within a town, village or recognised
settlement and nor is it within an area allocated in the development pian for new
development.

In this case however, the site adjoins existing gypsy and traveller pitches and is
in close proximity to a car breakers yard and an industrial estate. It is also in
close proximity to the Arborfield Strategic Development Location.

The Planning Policy for Traveller Sites states that criteria should be set to guide
land supply allocations where there is identified need and where there is no
identified need, criteria-based policies should be included to provide a basis for
decisions in case applications nevertheless come forward.

The Council has adopted criteria in Policy CP2 of the Adopted Core Strategy,
which predates the NPPF and the Planning Policy for Traveller Sites and in
Policy TB10 of the very recently adopted Managing Development Delivery Local
Plan, which also references the Wokingham Gypsy and Traveller
Accommodation Assessment (GTAA) adopted in March 2013.

The most recent GTAA adopted in March 2015 sets out the pitch requirements
for 2014 — 2029 and how many pitches are required in the period between 2014-
2019.

Guidance is also provided within the Borough Design Guide Supplementary
Planning Document.

Impact on the Character of the Area:

13.

14.

15.

The application involves using land in the countryside that already has planning
permission for six gypsy pitches.

The site is in countryside, but the gypsy and traveller site at Highfield Park is long
established, and permission has also been granted for Gypsy pitches on the
adjoining Walkers Yard site. The application site is already used as a gypsy site
and the subdivision of existing plots to provide extra pitches is not considered to
result in a significant change to the appearance of the countryside in this
location.

The site is not considered to be in an isolated area of open countryside. There is
a breakers yard to one side of the site with an industrial estate beyond that. The
site is already used as a gypsy site and gypsy pitches adjoin the site. It is
considered that approving this application would not mean that the countryside
on this particular site would be significantly changed or detrimentally affected. It
is not considered that views from the Public Footpath would be greatly different
than the views which currently exist. The proposed site will read as part of the
developed area of countryside encompassed by the gypsy sites, car breakers
and industrial uses. Landscaping is proposed which will help to soften the
appearance of the site.
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Trees and Landscaping

16.

17.

18.

19.

The site is located on the boundary of two landscape character areas as
identified in the Wokingham Landscape Character Assessment; L2: Farley Hill
Wooded Sand and Gravei Hills and J2: Arborfield Cross and Barkham Settled
and Farmed Clay.

The site itself is not characteristic of either landscape character due to the
degraded and unmanaged nature of the site which is not in agricuitural
production. There are views from Eversley Road towards the site and these
views include the existing gypsy site and the adjoining breakers yard.

The formation of a proposed extension to the gypsy site would be consistent with
the existing land uses adjoining the site and therefore would not be out of
character in this immediate area.

Planting has now been included as part of the application on the boundary of the
site which will help to visually soften the boundary edge where it adjoins the open
countryside.

Level of amenity for future occupiers

20.

The proposal meets the majority of key considerations for site layout set out in
the Borough Design Guide in respect of boundaries, fire prevention distances,
privacy, and access.

Impact on neighbouring properties

21.

22,

The site is approximately 100m from Eversiey Road. It is approximately 130m
from Poperinghe Way and Bound Oak Industrial Estate and approximately 200m
from Howell Close. The site is separated from properties in Poperinghe Way and
Bound Oak Industrial Estate by landscaping and the car breakers yard. Howell
Close is separated from the site by Eversiey Road and landscaping. Given these
distances the proposals are not considered to be detrimental to the amenities of
these properties.

As no properties directly adjoin the site (with the exception of other gypsy and
traveller pitches) and most properties are a considerable distance away, it is not
considered that the proposal would be detrimental to the amenities of nearby
properties. The only two residential properties near the proposal site are already
adjoined by the gypsy site, car breakers and Bound Oak Industrial Estate and
this proposal wiil not noticeably change the situation for them.

Ecoloqgy and Biodiversity

23.

24.

The Countryside Officer has confirmed that he is satisfied that the great crested
newt survey submitted for the Walkers Yard development (Planning ref.
F/2010/2515) demonstrates that this development is unlikely to adversely affect
the local great crested newt population and works can proceed.

For information, the Walkers Yard survey which was undertaken in Spring 2011,
showed that no great crested newt eggs were found and no adult great crested
newts. Only Palmate and Smooth newts were recorded. The results of the survey
indicate that great crested newts are absent from the pond and that no mitigation
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plan is needed.

25. Aninformative is included which states that if great crested newts are
encountered at any point during development works must stop and the local
Natural England office and Wokingham Borough Council must be informed.

Thames Basin Heaths Special Protection Area

26. The site is within 5/7km of the Thames Basin Heath Special Protection Area.
Subject to a contribution in a legal agreement, there will be no detrimental impact
on the SPA.

Environmental Issues

27. Potential environmental issues have been identified, including burning of
materials on site and foul drainage problems, although Environmental Health has
no objections to the proposal. Conditions have been suggested in respect of
potential contamination from burning of materials.

28. Inrespect of foul drainage, it is explained in the Design and Access statement
that foul drainage from each of the pitches is currently into individual septic tanks,
and that this has caused problems. Mains drainage has been provided for the
adjacent Walkers Yard site (also owned by the applicant) and this has been
designed to accommodate the foul drainage needs of both Walkers Yard and
Highfield Park. The necessary consents have been obtained from Thames Water
and Building Control. The proposal to remove the septic tanks and connect to
mains drainage will bring about a positive improvement to the site and
immediately surrounding area.

Archaeology
29. This site is located in an area of archaeological potential. Excavations in the

surrounding area have revealed the location of an iron age settlement and
evidence of iron smelting and working. A crop mark is recorded on the Historic
Environment Records within the site itself. As the proposals indicate removal of
some of the current hard standing area, Berkshire Archaeology have
recommended a scheme of archaeological work.

Highways and Transportation
30. The site is located near to existing residential development and within 1km of

Arborfield Village. The nearest bus stop is 0.5km away and provides a regular
service fo surrounding towns and villages and the services within them. The
proposed layout, level of parking and turning area are considered acceptable to
serve the development.

CIL requirements
31.  As no utility buildings are proposed, there is no CIL requirement in this particular
case.

CONCLUSION

The proposal will enable a sufficient level of amenity for future users of the site and is
not considered to be detrimental to the character and appearance of the area. Approval
is recommended accordingly.
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CONTACT DETAILS

Service Telephone Email

Development 0118 974 6428 / 6429 | development.control@wokingham.gov.uk
Management and
Regulatory Services
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DESIGN & ACCESS STATEMENT RELATING TO AN APPLICATION FOR ADDITIONAL PITCHES AT THE
HIGHFIELD MOBILE HOME PARK, EVERSLEY ROAD, ARBORFIELD, BERKS. RG2 9PP.

2032 3100714

1.0. Background.

1.01.
The Highfield Mobile home Partk is located to the North of the A. 327 and close to its junction

with both the B. 4439 and the B.3030.

1.02. Thesite is bounded to the South West by the adjacent Breakers Yard, to the North West by Walkers
Yard Mobile Home Park, { which is owned and controlled by the Applicant), with open land to the

North and a further mobile home park, { not in the Applicants ownership), to the immediate East.

1.03. The site is accessed via a private road, which is also owned and controlled by the applicant, from the

roundabout junction with the A. 327,

1.04.  Not all of the pitches on the site are presently owned by the Applicant and other consents may exist
on these other pitches. It is understood that the pitches owned by the Applicant have received

planning permissions in the past for a total of six pitches.

1.05.  The total site is accessed by a more, or less, central roadway from which access to all of the pitches

Is secured,

1.05.  Divisions between the central roadway and the individual pitches consists of a variety of brick walling

and timber panel fencing. The North East boundary is not clearly defined.

1.06.  Foul drainage from each of the pitches is currently in to individual septic tanks which have previously

been the source of environmental concerns.

1.07.  Storm/surface water drainage on the site is currently via an existing and, apparently, adequate

drainage system in to a soakaway located on the South Western boundary.
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1.08.

2.00.

2.01.

2.02.

2.03.

2.04.

2.05.

2.06.

2.07.

The site is not within a recognised flood plain area.

The proposed plan.
The general layout and construction for the upgrading of the existing pitches together with the

additional pitches is shown on the submitted drawings, Drg. Nos 2417/ 1 & 2.

it is proposed to integrate a number of the original pitches by the demolition of some dividing walling
and to re-arrange the layouts o utilise the available areas more efficiently within the groups of

pitches presently owned and controlied by the Applicant.

The existing pitch divisions will be removed and replaced by 1.800m timber panel fencing which,

should the necessity arise, may be easily relocated and re-used on the site.

Concrete bases are 1o be constructed within each pitch positioned generally as shown on the
submitted drawings and upon which a variety of sizes of mobile home may be located. Each pitch is to

be connected to the mains water, electrical supplies and foul water drainage.

Mains drainage has previously been provided for the adjacent Walkers Yard site and was designed
to accommodate the foul drainage requirements of both Walkers Yard and the Highfield Park. The
necessary licences and approvals were obtained, at the time, from both Thames Water and Building

Control.

The approved scheme was designed for and also included for the storm water run-off from both the

Highfield and the Walkers Yard sites.

The internal layout of each pitch includes a concrete slab for the locating of the mobile home, a

tarmacadam hard standing and a grassed recreation area. These areas are illustrated on the

881



iii.

submitted plans by green and brown coloured hatching.

2.08.  This layout includes the provision of a Day/Wash/bath room for each pitch and a parking area for
2 No vehicles together with parking for a touring caravan, if required.

2.09.  Incompiiance with the Caravan Sites and Control of Development and the Model Standards, both
external amenity lighting and Fire Points are to be provided as shown on the submitted drawings.

3.00. Access.

3.01. Pedestrian and vehicular access to the site is via the existing internal access road from Eversley Road.
Arborfield Cross. When all construction works are complete the access to both Walkers Yard and the
Highfield Park will be resurfaced.

David J. Wood. NDA. {Dip.Est.Mgt), MBSD. September 2014,

Architectural & Planning Consultant.
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DATE: 11 January 2008

SCANNING INFORMATION SHEET

DECISION NOTICE

F)2008[13i9
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.. "f

i= - 1he Planning Inspectorate

s - @ ~ Room: 3/26a Direct Line: 0117-372-6286
. BEXD . Temple Quay House Switchboard: 0117-372-8000
. @YY - 2The Square Fax No: 0117-372-6153
. & .~ Temple Quay GTN: 1371-6286
SO Bristol BS1 6PN teamel @pins,0si.0oy.uk

http://www. planning-inspectorate.aav.uk

Ms D Gumbrell”
Wokingham<Borough Council
Planning Pepartment

Shute EAd Your Ref:

Woki ’éham

Berkshire Our Ref: APP/X0360/C/08/2088974

RG40 1BN APP/X0360/A/08/2087108
Date: 13 March 2009

L,

Dear Ms Gumbrel|

Town and Country Planning Act 1990

Appeals by Mr Jim Lee

Site at Walkers Yard Highfield Park, Eversley Road Arborfield , Reading, RG2
9PP and Walkers Yard, Eversley Road, Arborfield Cross, RG2 9P]

I refer to the above appeals and the newly appointed agents e-mail dated 10 March
2009, withdrawing the planning appeal only reference APP/X0360/A/08/2087108.

The appellants agent has also requested that the appeal procedure is changed from an
Inquiry to written representations.

The local inquiry to be held at Council Offices, Shute End, Wokingham, RG40
1BN on 29 April 2009, has been cancelled now that the enforcement appeal
procedure has been changed from an Inquiry to written representations.

A new start letter for the timetable will be sent through shortly for appeal reference
APP/X0360/C/08/2088974, which is still proceeding by written representations.

Please try to bring this cancellation to the notice of anyone who may have taken note
of the inquiry arrangements.

Yours sincerely

Kate Vicker

E208D(BPR)

You can now use the Internet to submit documents, to see information and to check the progress of this
case through the Planning Portal. The address of our search page is -
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~era.  The Planning Inspectorate
Goiii Costs and Decisions Team  Direct Line 0117-372 6246
5/03 Kite Wing

Temple Quay House Switchboard 0117-372 8000
2 The Square Fax No 0117-372 6298
Temple Quay GTN 1371-85%4
Bristol BS1 6PN e-mail:george. watson@pins.gsi.gov.uk

-

Marcia Head
Development Mana
Policy & Partnerstiips

Wokingham, Borough Council

PO Box 187 Our Ref: APP/X0360/A/08/2087108
‘Shute End

‘Wokingham RG40 1WR

ment Team Leader Your Ref: F/2008/1391

Date: 26 March 2009

Dear Madam

Local Government Act 1972 - Section 250(5)

Town and Country Planning Act 1990 - Sections 78 & 322A
Appeal by Mr Jim Lee

Site at Walkers Yard, Eversley Road, Arborfield Cross, RG2 9P)
Application for Costs

Thank you for your letter of 23 March 2009 making an application for an award
of costs against Jim Lee.

We have sent a copy of your letter to Dr C Beresford-Webb and will send you his
response for any comments you may wish to make.

We would normally expect no more than one or two cost submissions from each

party.
When the submissions are complete we will decide, as soon as possible, whether
or not to award costs.
Yours faithfully
{
George Watson
Costs and Decisions Team
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Tel: (0118) 974 6447 (Direct Line)
Email: Marcia.head@wokingham.gov.uk
Fax: {(0118) 974 6484

Date: 23 March 2009

My ref; F/2008/1391

Your ref. APP/X0360/A/08/2087108

WOKINGHAM
BOROUGH COUNCIL

File ref:
Policy & Partnerships
P.O. Box 157

. Shute End, Wokingham
Kate Vicker Berkshire RG40 1WR
Team E1 .
The Planning Inspectorate oL D18 9 D
1he Plann! Fax: (0118) 974 6484

oom 4 Minicom No: (0118) 974 6991
Temple Quay House DX: 33506 - Wokingham
2 The Square
Temple Quay
Bristol
BS1 6PN
“ Dear Miss Vicker,

Town and Country Planning Act 1890

Appeal by Mr J Lee

Site at Walkers Yard, Eversley Raod, Arborfield Cross, RG2 9PJ
Circular 8/93 Application for costs

Thank you for your e-mail dated 13 March 2009 confirming that the above appeal has been
withdrawn and cancelling the [nquiry set for 29 and 30 April 2009.

As you know the deadline for proofs of evidence was 1 April 2009 (your e-mail of 3 March
2009 extended this deadline to 8 April). Therefore, up until 3 March the Council was working
towards a deadline for proofs of 1 April and as such had drafted its evidence and undertaken a
case conference with its barrister on 5 March 2008. The Council had 6 witnesses for this
appeal and had undertaken a considerable amount of work prior to the withdrawal of this
appeal. The Appellant’s late withdrawal of this appeal has put the Council fo a considerable
amount of abortive work and expense and as such the Council is hereby making an
application for an award of costs.

m..
Fa

In addition:

e the Appellant failed to submit a Rule 6 statement

» there is no Special Protection Area Mitigation land currently available in the Borough
and therefore no reasonable prospect that the Appellant could have successfully
overcome Natural England’s objection to the impact of the proposal on the Thames
Basin Heaths

» the grounds of appeal (page 4 of the appeal questionnaire dated 20 September 2008)
indicates that a S106 would be submitted to overcome reason for refusal 3, no such
5106 was ever received and the Council had to draft evidence in relation to these
matters

e« The grounds of appeal (page 5 of the appeal questionnaire) indicates that a further
application would be submitted including ecological and contamination reports to
address reasons for refusal 4 and 5 but no such reports were ever submitted and no

o
AS;"‘. AHQ} . i ‘3%
é‘ gs7e ‘S?-\' Wokingham Borough Council - A Unitary Authority Tel: {0118) 974 6000 www.wokinghzm'l.gctgléZ Ly ok
A
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further application has ever been received and the Council has had to draft evidence in
relation to these matters.

For the above reasons the Council considers that the Appellant has behaved unreasonably
and hereby makes an application for a full award of costs.

Yours sincerely,

Marcia Head
Development Management Team Leader
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The Planning Inspectorate

". Room: 3/26a Direct Line: 0117-372-6286
. Temple Quay House Switchboard: 0117-372-8000
3 2 The Square Fax No: 0117-372-6153
" Temple Quay GTN: 1371-6286
Vara, ues Bristol BS1 6PN teamel@pins.qsl.aov.uk

http://www.planning-inspectorate. qov. ik

Your Ref: F/2008/1391
Our Ref: APP/X0360/A/08/2087108/NWF
Date: 16 October 2008

Dear Ms Gumbrell

Town and Country Planning Act 1990
Appeal by Mr Jim Lee
Site at Walkers Yard, Eversley Road, Arborfield Cross, RG2 9PJ]

Because this appeal appears to involve the use of land as a caravan site for
occupation by gypsies or travellers, the Inspector is likely to need certain information
from both the appellant and the Council, as detailed below. Two copies of all
information should be provided. The Planning Inspectorate will send one copy to the
other party who, provided all timescales are adhered to, will have an opportunity to
comment on it before a decisicn is made on the appeal.

All the following information should be provided with the six-week staterment or, in an
inquiry case, in any proofs of evidence, if not already included in the application
documents, grounds of appeal or Council’s questionnaire. The answers or information
provided by either party may be updated at the hearing or inquiry, but it is helpful to
have as much information as possible from the earliest stages of the appeal, please.

Information to be provided by the appellant:

* Gypsy status: if this is being claimed, provide details of family background and
travel for work purposes over the last 10 years. If no travelling for work
purposes has taken place over the last 2 years, or it is proposed to give up the
travelling lifestyle, please explain why.

»  Who will be living on the site? Give names (if known) and family relationships.
+ If more than one family (parent(s) and children) intend to occupy the site, how
fong have they travelled together and how important is it that they stay

together? Do they want to be treated as a single group, for the purposes of the
appeal, or as individual families?

L S 2
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Do any of the residents have any particular educational or health needs?
Where possible, these should be supported by written evidence from
educational or medical authorities.

How many caravans will normally be on the site, and what type (touring or
static)?

Are any buildings (day rooms, stables, toilet blocks etc.) proposed?
Is any business use of the site proposed? If so, please provide details.
Explain the need for a site, and the reasons for choosing this site.

What efforts have been made to find an alternative site, e.g. approaching
Council’s housing and planning departments including applications for a pitch on
a Local Authority site, estate agents, land owners, other gypsies and travellers?
Written evidence should be provided wherever possible.

Is the permission sought on a temporary or permanent basis? If temporary
how long for and why?

If the appeal was unsuccessful what alternative accommodation options are
realistically available?

Information to be provided by the local planning authority:

-

Copies of any adopted or emerging development plan policies concerning gypsy
site provision together with the supporting text.

Copies of any quantitative assessment of need for gypsy sites undertaken
within the last 5 years, or details of any being undertaken or planned. If none,
explain why.

Details of any planned provision of new or enlarged gypsy sites.

A copy of the most recently published Bi-annual Gypsy Count data for their
region comprising the Caravan Count (Table 1) and of Local Authority Sites
(Table 2). This can be found on the DCLG website www.communities.gov.uk.

A copy of the two most recent statistical returns submitted by the [ocal
authority to the ODPM Gypsy Count (undertaken in January and July of each
year).

Details of levels of occupancy, plot turn over, waiting lists, current vacancies (if
any) and criteria for acceptance on all local authority sites in the area.

For private, authorised sites, the address, number of caravans authorised and
whether subject to a personal and/or temporary condition (with expiry date).

Details of all unauthorised gypsy sites/encampments known to exist in the
authority’s area, including addresses, number of caravans, length of occupation
and enforcement action taken (if any).

Detalls of all planning applications and appeals concerning gypsy sites in the
authority’s area in the past five years, and their outcomes.

Conditions, with reasons, the Council would wish to see imposed were the
appeal to be allowed.

A similar letter has been sent to the other party.

Yours sincerely
Kate Vicker

gyp.trav
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You can now use the Internet to submit documents, to see information and to check the progress of this

case through the Planning Portal. The address of our search page is -

hitp://www. pcs. glanningportal. gov. uk/pesportal/casesearch.asp
You can access this case by putting the above reference number into the 'Case Ref' fleld of the 'Search’ page and

clicking on the search button
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Tel: (0118) 974 6447 (Direct Line)
Email: marcia.head@wokingham.gov.uk
Fax: (0118) 974 6484

Date: 29 October 2008

WOKINGHAM

My ref: F/2008/1391 BORDUGH cOUNc"_
Your ref:
File ref:
Policy & Partnerships
P.0O. Box 157
Dr C Beresford-Webb Shute End, Wokingham

Berkshire RG40 1TWR
PO Box 6 Xaghra Tel: (0118) 974 6000

Gozo XRA 1000 Fax: (0118) 974 6484

Malta Minicom No: (0118) 974 6961
DX: 33506 - Wokingham

{  Dear Dr Beresford-Webb,
Town and Country Planning Act 1990
Appeal by Jimmy Lee, Walkers yard, Eversley Road, Arborfield
Application F/2008/1391
I write with reference to the above appeal and in particular the grounds of appeal within the
guestionnaire.
Special Protection Area
With regards to reason for refusal 2, the Thames Basin Heath Special Protection Area, you
have commented that this “is no longer a reason on its own... as mitigating facilities are to be
provided within the District to which the Appellant will happily contribute if approached by the
District Council. This they have never done”. The Council currently does not have a mini plan
in place nor does it have any mitigating facilities. This is why the Applicant has not currently
been asked to contribute to such. Unless and until such facilities are available my view is that
¢ the residential development would have an unacceptable impact on the SPA.

Draft Section 106 agreement

You have commented that the Appellant is happy to contribute towards infrastructure and you
included a photocopy of the Councii’s standard S106 agreement. In cases where an Appellant
is happy to make such contributions it is normal practice for a completed unilateral undertaking
(UU) to be submitted. If a satisfactory UU is received the Council would be pleased to
withdraw this reason for refusal and save time in the Inquiry. | will instruct the Councif's
solicitor to contact you fo progress the completion of an obligation. The contributions sought by
the Council are set out in the officer’s report and are:

Special Education Needs: £3320
Leisure: £33160

Libraries: £2292.70

Monitoring fee: £250
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Land Contamination and Ecology Surveys and mitigation measures

You have indicated that a new application including these reports has been drafted. If you
could forward me copies of these two surveys as a matter of urgency it may well be that
mitigation measures (if required) can be agreed and the Council may be able to withdraw
these reasons for refusal and again save time in the inquiry.

Point 5 in the questionnaire suggests that the Council has moved with “indecent haste” in
issuing the refusal notice. Firstly, | would like to point out that the Council, like all Local
Authorities is under pressure to provide an efficient public service and determine applications
in a timely manner. Furthermore, a planning application for the 17 units was refused in
November 2007 and despite your clients assurances no appeal was lodged. Your client was
asked for additional information by way of my letter dated 1 August 2008 and still no further
information has been received. As [ have indicated above, if a UU and surveys are submitted
then it may be possible to overcome these reasons for refusal.

For information, 1 have not received any notification of an appeal against the enforcement
notice. Please can you let me know if it is your client's intention to do so?

I addition, please can you confirm that the 10 proposed units would all be 2 bedroomed.

Should you wish to discuss any of these issues or if | can be of any assistance please do not
hesitate to contact me on 01189 746447,

Yours sincerely,

i
Marcia Head
Development Management Team Leader
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WOKINGHAM BOROUGH COUNCIL
TOWN AND COUNTRY PLANNING ACTS

Notification of Refusal of Permission

Mr Jim Lee

C/O Beresford Webb Associates {(C Webb)
POBox6

XAGHRA

GOZ0

MALTA

XRA 1000

Application Number: F/2008/1391

Parish: Arborfield
Location: Walkers Yard, Eversley Road, Arborfield Cross.
Proposal: Proposed change of use from Industrial to Residential

Caravan site for 10 units for gypsy families. Removal of an
industrial building.

The Wokingham Borough Council in pursuance of their powers under the above Acts and
Regulations hereby Refuse Permission for carrying out the above development for the
reason(s) specified hereunder.

Reasons

l. The mobile homes do not fall within the categories of development acceptable in
the countryside, which have a detrimental impact on the open, rural and undeveloped
character of the countryside. Accordingly, the proposal is contrary to policies DP6 of the
Berkshire Structure Plan, WCC1 of the Wokingham District Local Plan and government
guidance contained within Planning Policy Statement 7.

2. The site is within Skm of the Thames Basin Heaths Special Protection Area
(SPA) and the development, in combination with other plans and projects has the
potential to increase the visitor pressure on the SPA to the detriment of the interest
features, namely nightjar, woodlark and Dartford warbler. As such the development is
contrary to government guidance contained within Planning Policy Statement 9.

3. The development increases pressure on local services and infrastructure, in
particular, special education needs facilities, libraries and leisure facilities. As such the
development is contrary to policies DP4 of the Berkshire Structure Plan and WOS4, WR7
and WICS of the Wokingham District Local Plan.

4. In the absence of a contaminated land survey it has not been demonstrated that the
site is suitable for residential use without an adverse impact on health. The proposal is
therefore contrary to PPS23.

5. In the absence of an ecological survey it is not possible to assess the impact of the
proposal on biodiversity. As such the proposal is contrary to PPS9.
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Informatives

Reason 2 could be overcome if mitigation measures could be put in place to avoid
adverse tmpact on the SPA. Reason 3 could be overcome by the submission of a planning
obligation to secure contributions towards infrastructure. Reason 4 could be overcome by
the submission of a contamination survey and any mitigation measures required. Reason
5 could be overcome by an ecology survey and if necessary mitigation measures.

This refusal is in respect of Drawing No. 109G/2 received by the Local Planning
Authority on 19th June 2008.

Mark Cupit
Development Control Manager
Date: 28/07/2008

Should you require further guidance or information on the conditions and/or reasons set
out in this decision notice please contact the Planning Case Officer, Marcia Head on
telephone number: 0118 974 6447 or by email at: marcia.head@wokingham.gov.uk

NEW DWELLINGS - If this notice relates to approval of new dwellings please ensure that
you contact The Council to arrange for an address & post code fo be allocated. Details can
be obtained from Mrs V Conlon on 0118 974 6303.

If this notice grants permission to proceed with the proposal the applicant is reminded that
it relates to planning permission only and does not constitute approval under any other
legislation including Building 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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OFFICER REPORT — DRAFT DECISION NOTICE

Expiry Date: 13/08/2008

Application Number: F/2008/1391

Parish: Arborfield
Location; Walkers Yard, Eversley Road, Arborfield Cross.
Proposal: Proposed change of use from Industrial to Residential

Caravan site for 10 uniis for gypsy families. Removal of an
industrial building.

Recommendation: REFUSAL

Reasons

L. The mobile homes are-tantamount-to-the-creation-ef-ten-dwelling-units-and-as
-saeh-do not fall within the categories of development acceptable in the countryside, they.. lM'L
would have a detrimental impact on the open, rural and undeveloped character of the
countryside. Accordingly, the proposal is contrary to policies DP6 of the Berkshire
Structure Plan, WCC! of the Wokingham District Local Plan and government guidance
contained within Planning Policy Statement 7.

2. The site is within Skm of the Thames Basin Heaths Special Protection Area
(SPA) and the development, in combination with other plans and projects has the
potential to increase the visitor pressure on the SPA to the detriment of the interest
features, namely nightjar, woodlark and Dartford warbler. As such the development is
contrary to government guidance contained within Planning Policy Statement 9.

3. The development increases pressure on local services and infrastructure, in
particular, special education needs facilities, libraries and leisure facilities. As such the
development is contrary to policies DP4 of the Berkshire Structure Plan and WOS4, WR7
and WICS of the Wokingham District Local Plan.

4. In the absence of a contaminated land survey it has not been demonstrated that the
site is suitable for residential use without an adverse impact on health. The proposal is
therefore contrary to PPS23.

5. In the absence of an ecological survey it is not possible to assess the impact of the
proposal on biodiversity. As such the proposal is contrary to PPS9.

Informatives

Reason 2 could be overcome if mitigation measures could be put in place to avoid
adverse impact on the SPA. Reason 3 could be overcome by the submission of a planning
obligation to secure contributions towards infrastructure. Reason 4 could be overcome by
the submission of a contamination survey and any mitigation measures required. Reason
5 could be overcome by an ecology survey and if necessary mitigation measures.
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Recommendation and conditions/reasons agreed: @W

N

Date: 2 w.\ VoTg

REMEMBER - The earliest date for a decision on this application is:
25/07/2008
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Application No: F/2008/1391 — Walkers Yard, Eversley Road, Arborfield
Expires: 13/08/2008

Proposal:

The application form describes the proposal as: “Re-application for change of use
from industrial to residential caravan site for 10 gypsy families plus the removal of an
industrial building”. The accompanying planning statement describes the proposal as
“the change of use of the site from Breakers yard o a caravan site with 10 defined
pitches and the removal of the industrial building”. During a site meeting with the
Applicant on 10 July 2008 he explained that the existing detached building would be
demolished and 10 of the existing mobile homes would be retained {(and re-
positioned). The Applicant also confirmed that the 10 mobile homes would be
permanent and that they would be rented out. It was also explained that some of the
existing tenants would stay.

Property description:

The application site has an area of 0.49 hectares and is fairly level. To the east is an
existing caravan site which has planning permission for 12 pitches. To the north and
the east are open fields. To the south is an unauthorised car breaking site (Berkshire
Car Spares). The site is enclosed by industrial palisade fencing, is surfaced with
gravel and contains 14 mobile homes, a large detached building, an empty portable
office building and a portable building understood to be an amenities facility. The
large detached building appears to be in use for car breaking. An area behind the
large detached building (to the west) appears to be used for storage of car parts.
There was a substantial fork lift truck on the site which was lifting a car onio a
transporter vehicle. There are overhead electricity lines. The site is accessed by a
narrow hard surfaced track from Eversley Road, to the south.

Planning_History:
F/2007/2184 Proposed change of use of existing industrial site to residential caravan
site for 17 caravans. Demolition of existing industrial building. Refused 5/11/07.

Q/2004/1647 Residential development REFUSED

F/1999/69061 Demolition of existing building. Erection of replacement building and
use for parking and maintenance of transport/haulage contractors vehicles with
vehicle manoeuvring and staff parking REFUSED. Appeal allowed 2/8/99.

F/1998/68559 Demolition of existing building. Erection of replacement building and
use for parking and maintenance of transport/haulage vehicles REFUSED. Appeal
aliowed 2/8/99.

44959 Change of use of redundant agricultural building to use for small workshops
B1C. CONDITIONAL APPROVAL. (It is understood that this was not implemented).

Development Plan designations:
Countryside

Relevant Policies:

Berkshire Structure Plan: DP4, DP6, HS,

Wokingham District Local Plan: WOS1, WOS3, WOS54, WCC1, WH17, Council's
adopted Landscape Character Assessment.

PPS7, Circular 01/06, PPS9, PPS23

Core Strategy C2 Inclusive communities
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Consuliation Responses

Parish/Town Council: “The Parish Council strongly opposes this application for the
following reasons: 1. The site is not sustainable as it is in the countryside, 2. It is
premature to grant permission as no need has yet been proven, 3. There is already
an adjacent permanent site, approved on appeal, which is provided for persons of
gypsy status”.

Local Members: No comments received.

Highways: The applicant has not demonstrated a right of access to the public
highway

Environmental Health: Potential contaminated land issue, investigation should be
carried out. A caravan site licence would be required.

Biodiversity: The land adjacent to the site provides suitable breeding ground for
great crested newts.

Waste Services: Refuse facilities must be within 10m of the highway.

Environment Agency: The site is less than 50m to an historic landfill site, the
development could be adversely affected by migrating gas. The discharge of sewage
to the ground requires consent.

Building Control {Access Officer): No objection.

Fire and Rescue: There are no available public mains in this area to provide a
suitable water supply in order to effectively fight a fire.

Natural England: The site lies 2.8km linear distance and 3.8km by road to the
nearest part of the Thames Basin Heaths Special Protection Area. Natural England
objects to the proposal.

Thames Water: No objection.

Development Plans: There is currently a need for gypsy and traveller
accommodation within the Borough and between 14 and 22 pitches needed before
2016. Some gypsy pitches in the Borough are not being used by gypsies and this is
contributing to a growing need. If planning permission is granted then it should be
subject to an occupancy condition. The site is with a badger consultation zone and
an ecology survey should be carried out. There is no proposal within the application
for an amenities block as required by government guidance.

REPRESENTATION

Two letters of objection have been received on the basis of disturbance from existing
residents, noise from vehicles, additional traffic, flooding, crime, danger/damage to
local footpath.

APPRAISAL

Principle of Development:

The site is located within the countryside where the Development Plan policies and
government guidance in PPS7 contain a presumption against new dwellings. However, policy
H8 of the Structure Plan and WH17 of the Local Plan do allow gypsy sites, subject to certain
criteria, including inter alia, demonstration of identified need and no adverse impact on the
character of the countryside.

The Planning Assessment submitted with the application states (paragraph 17) that there is
need nationally, regionally and locally but no information or evidence is submitted to identify
this need and no information or evidence has been submitted to demonstrate that the existing
unauthorised mobile homes are occupied by gypsies.

The Applicant has indicated that he is proposing to provide 10 mobile homes himself and rent
these out. No information has been submitted to suggest a mechanism to ensure that the
homes would be rented to gypsies.

The Development Plans officer has suggested that occupancy could be controlled by
condition and points to an appeal decision, for one mobile home in Sevenoaks where an
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Inspector used such a condition. However, circular 11/95 which sefs ouf the tests for
conditions states that they need fo be enforceable. This would require the Council to regularly
visit the site and check the ethnicity of the residents of the mobiles homes. The Council does
not have the resources to do this and it would be an inconvenience to the occupiers of the
mobile homes to receive regular visits from the Council. Therefore, it is not considered that
such a condition complies with this test for a proposal for 10 homes.

in the absence of any information relating fo local need, ethnicity of existing occupiers or a
mechanism to secure occupation by gypsies, this application is more akin to the provision of
10 permanent small units of accommodation in the countryside. As such, the proposal is
considered unacceptable in principle.

impact on the character of the countryside

The presence of ten permanent mobile homes on the land and the associated paraphernalia
will have an adverse impact on the open, rural and undeveloped character of the area. The
mobile homes, fencing and hardsurfacing all have an urbanising impact which is detrimental
to the rural character of the area.

There are no trees or any other landscaping on the site at present to soften the impact on
either the existing unauthorised mobile homes or the 10 proposed mobile homes.

[mpact on neighbours
The nearest residential dwellings are the existing mobile homes/caravans on the adjoining

land to the east. Paragraph 4.10 of the CLG Good Practice Guide to Designing Gypsy
and Traveller Sites 2008 states that the site boundary must provide clear
demarcation of the perimeter of the site so as to prevent nuisance for existing
residents and at para 4.47 caravans or homes should be 6m from the nearest
caravan or home. It is considered that there is sufficient space for a further 10 homes
to be accommodated without an unacceptable impact on neighbours in terms of
residential amenities.

Layout
The CLG Good Practice Guide to Designing Gypsy and Traveller Sites 2008

suggests that pitches should be provided along with amenities buildings, lighting,
landscaping, play areas, refuse facilities and fire safety. The layout plan submitted
with the planning application does not include any of these features. However, it is
considered that if the proposal were to be considered acceptable then these features
could be secured by condition.

The layout plan does show a road through the middle of the site which stops at the
northern site boundary.

Ecology
The Binfield Badger Group commented on the last application that survey work

should be undertaken and the countryside officer objected to the last application on
the basis of insufficient information to assess the impact on protected species. The
Council's countryside officer has objected to this application on the basis of the
possible presence of great crested newts. No survey work or other information has
been submitted to address ecological issues.

Contamination

Both the Environment Agency and the Council's Environmental Health Officer have
suggested that the land may be contaminated. This issue was raised in the officer’s
report in respect of the previous application F/2007/2184. However, no survey work
or information has been submitted in respect of this application to address this issue.
PPS23 sets out the government's approach to contaminated land and indicates that
a precautionary approach should be adopted. In the absence of survey work and
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since both the EA and the Council's Environmental Health officer consider that the
site is likely to be contaminated (the site has been used for industrial/vehicle repair
works for a considerable time) it is considered that the absence of information should
be a reason for refusal.

Special Protection Area

Natural England has commented that the site is 2.8km from the SPA linear distance
and 3.8km by road. As such, the proposal, in combination with other plans and
projects is likely to add to urbanisation of the area around the SPA which has an
adverse impact on its interest features, namely woodlark, nightjar and Dartford
warbler. It is therefore considered that the presence of 10 permanent units of
accommodation on the site is unlikely to survive the tests of Regulation 49.

Impact on highway safety

The Highways officer has indicated that the access to the adopted highway should be
included within the red line application site. It is considered that the authorised use of
the site is for the parking and maintenance of transport/haulage contractors vehicles”.
This would generate a certain level of traffic. The access is hardsurfaced and it is
considered suitable for the traffic that would be generated by 10 dwellings. On the
basis that 10 x 2 bed dwellings would not generate any more traffic than the
authorised use, there is no requirement for a contribution towards highway
infrastructure.

Infrastructure

The proposal would increase pressure on the existing infrastructure in the area and
no planning obligation has been submitted to mitigate the impact. In accordance with
the Council’s Infrastructure Mitigation Advice Note the following contributions would
be required to mitigate the impact of the proposal:

On the basis that the mobile homes would be 2 bed, there is no requirement for
secondary school education. There are places at the catchment primary school
(Shinfield) so the only education requirement is Special Education Needs. The
Council’s Parks and Open Spaces Officer has commented that a sum of £44.05 per
dwelling for Amenity Open Space plus £191.72 for pitches plus £1761.64 per
dwelling should be sought (total £1997.41 per dwelling). Plus a sports and
countryside contribution. Total leisure contribution for 10 dweliings = £33160.

SEN 10 x £332=£3320

Leisure = £33160

Libraries 10x£229.27= £2292.70
Monitoring fee= £250

Drafting fee= £1000

Recommendation: REFUSAL and pursue enforcement in respect of the
unauthorised use of land for 14 mobile homes for residential purposes, the
unauthorised use of land for the portable amenities block, the unauthorised
use of land for the storage of an empty office portable building, the
unauthorised change of use of land and the building for car breaking. Whilst
reasons for refusal 1-4 should be used as reasons for issuing the enforcement
notice it is considered that reason 5 should not be included on the
enforcement notice as the Council has no evidence that there are great crested
newts on adjoining land.
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1. The mobile homes are tantamount to the creation of ten dwelling units and as such
do not fall within the categories of development acceptable in the countryside, they
would have a defrimental impact on the open, rural and undeveloped character of the
countryside. Accordingly, the proposal is contrary fo policies DP6 of the Berkshire
Structure Plan, WCC1 of the Wokingham District Local Plan and government
guidance contained within Planning Paolicy Statement 7.

2. The site is within 5km of the Thames Basin Heaths Special Protection Area (SPA)
and the development, in comhination with other plans and projects has the potential
to increase the visitor pressure on the SPA to the defriment of the interest features,
namely nightjar, woodlark and Dartford warbler. As such the development is contrary
to government guidance contained within Planning Policy Statement 9.

3. The development increases pressure on local services and infrastructure, in
particular, special education needs facilities, libraries and leisure facilities. As such
the development is contrary to policies DP4 of the Berkshire Structure Plan and
W0S4, WR7 and WICS of the Wokingham District Local Plan.

4. In the absence of a contaminated land survey it has not been demonstrated that
the site is suitable for residential use without an adverse impact on health. The
propasal is therefore contrary to PPS23.

5. In the absence of an ecological survey it is not possible to assess the impact of the
proposal on biodiversity. As such the proposal is contrary to PPS9.

Informatives:

1. Reason 2 could be overcome if mitigation measures could be put in place to

avoid adverse impact on the SPA. Reason 3 could be overcome by the submission of a
planning obligation to secure contributions towards infrastructure. Reason 4 could be
overcome by the submission of a contamination survey and any mitigation measures
required. Reason 5 could
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Application No:F/2007/2184 MXT

WOKINGHAM BOROUGH COUNCIL
TOWN AND COUNTRY PLANNING ACTS

Notification of Refusal of Permission

Mr Jim Lee

C/0O C Beresford - Webb
PO Boxé6

Xaghra

Gozo

Malta

XRA 1000

Application Number: F/2007/2184

Parish: Arborfield
Location: Walkers Yard , Eversley Road, Arborfield Cross.
Proposal: Proposed change of use of existing Industrial site to

residential caravan site for 17 caravans. Demolition of
existing Industrial building.

The Wokingham Borough Council in pursuance of their powers under the above Acts and
Regulations hereby Refuse Permission for carrying out the above development for the
reason(s) specified hereunder.

Reasons

1. The site is within 5 kilometres of the Thames Basin Heaths Special Protection
Area (SPA). The development has a significant effect on this nationally and
internationally protected area as it, in combination with other proposed developments in
the area, has the potential to significantly increase the visitor pressure on these protected
sites. No information has been submitted to demonstrate that the proposed development
does not have an adverse impact on the integrity of the protected area, nor with respect to
any mitigation or compensation measures to address this impact. The proposal is
therefore contrary to Policy EN3 of the Berkshire Structure Plan (2001-2016) and
Planning Policy Statement 9.

2. The applicant has not adequately demonstrated a need for a gypsy site in this
particular location. This is considered necessary given the sensitive nature of the site by
virtue of the fact that it is located within a countryside location. The proposed
development is therefore contrary to Policy WH17 of the Wokingham District Local Plan
and Policy H8 of the Berkshire Structure Plan (2001-2016)

3. The proposal does not secure appropriate mitigation of the service, amenity and
infrastructure needs which would result from the development. As such the proposal is
contrary to Berkshire Structure Plan (2001-2016) Policies DP4, T1 and T4; and
Wokingham District Local Plan Policies WOS4, WR7, WR9, WICS, WT2, WT3, WT7,
WT8, WT9 and WT10.
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Application No:F/2007/2184 MXT

Informatives

This refusal is in respect of plan number 109G/1 received by the Local Planning
Authority on 11 September 2007

You are advised that as this application is for a part retrospective permission the
stationing of 15 caravans on the site constitutes a breach of planning control. You are
advised to remove the mobile homes in order to regularise the breach and avoid the need
for enforcement action to be considered.

You are advised, in compliance with The Town & Country Planning (General
Development Procedure) (England) (Amendment) Order 2000, that the following policies
and/or proposals in the development plan are relevant to this decision:

Wokingham District Local Plan - WOS1, WOS3, WOS4, WCC1, WH17, Council's
adopted Landscape Character Assessment

Berkshire Structure Plan - EN3, HE

National Guidance - PPS7, Circular 01/06 (specifically para. 47), PPS9

Mark Cupit
Development Control Manager
Date: 05/11/2007

Should you require further guidance or information on the conditions and/or reasons set
out in this decision notice please contact the Planning Case Officer, Mark Turner on
telephone number: 0118 974 6453 or by email at: mark.turner@wokingham.gov.uk

NEW DWELLINGS - If this notice relates to approval of new dwellings please ensure that
you contact The Council to arrange for an address & post code to be allocated. Details can
be obtained from Mrs V Conlon on 0118 974 6303.

If this notice grants permission to proceed with the proposal the applicant is reminded that
it refates to planning permission only and does not constitute approval under any other
legisiation including Building 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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OFFICER REPORT — DRAFT DECISION NOTICE

Expiry Date: 10/12/2007

Application Number: F/2007/2184

Parish: Arborfield
Location: Walkers Yard , Eversley Road, Arborfield Cross.
Proposal: Proposed change of use of existing Industrial site to

residential caravan site for 17 caravans. Demolition of
existing Industrial building.

Recommendation: REFUSAL

Reasons

1. The site is within 5 kilometres of the Thames Basin Heaths Special Protection
Area (SPA). The development has a significant effect on this nationally and
internationally protected area as it, in combination with other proposed developments in
the area, has the potential to significantly increase the visitor pressure on these protected
sites. No information has been submitted to demonstrate that the proposed development
does not have an adverse impact on the integrity of the protected area, nor with respect to
any mitigation or compensation measures to address this impact. The proposal is
therefore contrary to Policy EN3 of the Berkshire Structure Plan (2001-2016) and
Planning Policy Statement 9.

2. The applicant has not adequately demonstrated a need for a gypsy site in this
particular location. This is considered necessary given the sensitive nature of the site by
virtue of the fact that it is located within a countryside location. The proposed
development is therefore contrary to Policy WH17 of the Wokingham District Local Plan
and Policy H8 of the Berkshire Structure Plan (2001-2016)

3. The proposal does not secure appropriate mitigation of the service, amenity and
infrastructure needs which would result from the development. As such the proposal is
contrary to Berkshire Structure Plan (2001-2016) Policies DP4, T1 and T4, and
Wokingham District Local Plan Policies WOS4, WR7, WR9, WICS, WT2, WT3, WT7,
WTE, WT9 and WT10.

Informatives

This refusal is in respect of plan number 109G/1 received by the Local Planning
Authority on 11 September 2007

You are advised that as this application is for a part retrospective permission the
stationing of 15 caravans on the site constitutes a breach of planning control. You are
advised to remove the mobile homes in order to regularise the breach and avoid the need
for enforcement action to be considered.

You are advised, in compliance with The Town & Country Planning (General
Development Procedure) (England) (Amendment) Order 2000, that the following policies
and/or proposals in the development plan are relevant to this decision:

Wokingham District Local Plan - WOS1, WOS3, WOS4, WCC1, WH17, Council's
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adopted Landscape Character Assessment
Berkshire Structure Plan - EN3, H8
National Guidance - PPS7, Circular 01/06 (specifically para. 47), PPS9

Recommendation and conditions/reasons agreed: TN~

. I =
Date: < \ \\l Sx

* 13

REMEMBER - The earliest date for a decision on this application is:
11/10/2007
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Application No: F/2007/2184 — Walkers Yard, Eversley Road, Arborfield Cross

Proposal:

Proposed change of use of existing industrial site to residential caravan site for 17
caravans. Demolition of existing Industrial Building.

The proposal site measures approximately 0.49 Hectares.

It was noted during the site visit that the scheme has already been partially
implemented. The description therefore needs changing to reflect the part-
retrospective element of the proposal.

At the time of the site visit 15 caravans had been stationed on the Northern part of
the proposal site. The industrial building was still in situ.

The overall site would allow for an average of 0.029 Hectares in area per caravan.

Property description:

The proposal site is an area of land within the designated countryside. The site
contains a 280m? industrial building. The proposal includes the demolition of the
building.

The site is bounded to the North and West by palisade security fencing. The existing
Highfield Park caravan site (as referred to in the Planning History below) is located to
the East of the proposal site.

The site has been partially surfaced in a loose shingle with the remainder,
predominantly in the vicinity of the industrial building, being tarmac.

Planning History:

Adjoining Highfield Park, Eversley Road

Planning Appeal — ref. No. T/APP/X0360/A/98/294314/P2.

Continued use of land as a gypsy caravan park for permanent residential occupation
at Highfield Park, Eversley Road, Arborfield.

Appeal upheld — Conditional Planning Permission Granted - 1999

Development Plan designations:
The proposal site falls within an area designated as Countryside.
The proposal site also falls within a Badger Sett and an SPA consulation zone

Relevant Policies:

Wokingham District Local Plan — WOS1, WOS3, WO84, WCC1, WH17, Council's
adopted Landscape Character Assessment

Berkshire Structure Plan — EN3, H8

National Guidance — PPS7, Circular 01/06 (specifically para. 47), PPS8

Consultation Responses

Local Members: No comments

Parish/Town Council: No comments

| ocal Residents:

Ten objections have been received from local residents. Concerns raised included —
Sewer problems
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The presence of transient rather than setfled travellers

Issues relating to lorries associated with the current business use

Over crowding

Problems for waste lorries

Concern that the neighbouring site has exceeded its permitted number of residents
Complaints regarding noise

Disruption caused by new families coming to the site

There has also been a petition received from the management agency of Poperinghe
Way on behalf of 23 residents. It raises concerns on the grounds of drainage,
sewerage infrasfructure, litter, environmental (gas canisters), refuse animal welfare
and land ownership (a concern that caravans will move to the site without
permission.

Environmental Health:

Noted that there is a potential for the developed land to become contaminated as a
result of demolishing the existing building. Pre-commencement condition required to
assess the materials in the existing industrial building.

Concern raised regarding the potential for contaminated land and requiring no
excavation without an assessment for possible contaminants being carried out first.

Develepment Plans:

The proposal accords with criteria F of WCC1 and with Policy WH17. The use of a
landscaping condition, particularly in respect of the West and Northern Boundaries
should be considered.

The impact of the proposal, both in terms of impact on any nearby properties and on
openness of the countryside should be weighed against the existing use of the site
and the neighbouring use at Highfield Caravan Park.

The Council has prepared a GTAA as part of the wider consideration carried out by
ACTVAR. Submissions, including two options, have been sent to SEERA and a
response is awaited.

There are proposals for additional pitches on existing sites however their eventual
implementation is questioned.

Environment Agency:
The Environment Agency has assessed the risk of flooding at the site as low risk.

Countryside Officer:
Obijection on the grounds that the applicant has supplied insufficient information in
order to assess the impact of the development on protected species.

The developer is required to submit a survey of the buildings by a trained and
licensed bat worker. It is considered that the submission of such a survey should not
be covered by condition.

Natural England:
Natural England objects to the proposed development owing to the absence of

measures to avoid significant effect on the Thames Basin Heaths (TBH) Special
Protection Area (SPA).

Thames Water:

Thames Water raise no objection in terms of sewerage or water infrastructure.

Royal Berkshire Fire and Rescue Service:
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Raise an objection because of a lack of water for fire fighting on the development and
surrounding buildings associated with the building. It was noted that it is possible to
alleviate this issue by way of the provision of a private fire hydrant or Emergency
Water Supply (EWS).

Binfield Badger Group:

There is evidence that badgers have been living within the vicinity of the proposal
site. It is recommended that an assessment is performed by a qualified ecologist to
ensure that no badgers are currently resident within the statutory exclusion distance
andfor would have their foraging areas impacted, before the proposed work is
permitted to go ahead.

Waste Services:

Problems have been experienced regarding access to the existing site.
Recommendation for an enclosed waste store on the site located within 5m of an
adopted highway.

APPRAISAL:

Principle of Development:

The development is located within the countryside and as such development would
not normally be permitted. However, certain specific categories of development,
notably Permanent and Transit Gypsy Sites, within the countryside are deemed
acceptable by virtue of Policy WCC1 of the Adopted Local Plan. It should be noted
that where acceptable in principle development must meet criteria to ensure it
remains appropriate.

Gypsy and Traveller Accommodation Assessment (GTAA):

Wokingham Borough Council has completed a GTAA in conjunction with other
Authorities within Thames Valley. The initial work was carried out by ACTVAR on
behalf of the county and concluded that The Berkshire Gypsies & Travellers
Accommodation Assessment (GTAA) suggests that a total of 39-41 additional
permanent pitches will be required in the county to meet needs in the 2006-2011
period, of which 3 would be in Bracknell Forest, 6 in Reading, 9 in Slough, 4 in West
Berkshire, 15 in Windsor and Maidenhead and 2-4 in Wokingham. The initial view
was to double that number to meet the pericd 2011-16.

To meet the need for 2 to 4 further plots, Planning and Policy are looking at options
to increase existing sites to accommodate additional pitches and the work is on

going.

Further work was then carried out by the County unitary authorities led by Windsor
and Maidenhead. Slough commissioned a report from Atkins, which accepted the
GTAA figure of 39 but came up with a variety of potential solutions based on a county
need to supply 78 pitches over a 10 year period.

These figures will be submitted to SEERA imminently and it is anticipated that a
requirement will be set in the early part of 2008.
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At present a need for 17 further gypsy plots has not been identified and the applicant
has provided no evidence to the contrary thus the application fails to comply with
Policy WH17.

Human Rights:

The applicant has raised the Chapman case brought before the European Court of
Human Rights. In particular the applicant notes that there is a clear obligation by
virtue of Article 8 to facilitate the Gypsy way of life.

The Local Planning Authority accepts the foregoing but notes that evidence has not
been produced as to the status of the occupiers of the proposed caravans. Itis
acknowledged that the applicant claims gypsy status but noted that he is a resident
elsewhere within the Borough of Wokingham and as such his status is irrelevant to
this planning application.

The residents of the existing gypsy caravan site have raised concerns that gypsies
do not occupy some of the plots on that site. This issue will be the matter of future
planning enforcement investigation but does raise some concern with regard to this
planning application and the possible occupation of the proposed caravans.

In the absence of evidence regarding the status of the applicants it is considered that
this matter should be treated as an application for the siting of residential caravans
for occupation by any person, not necessarily restricting the occupation to gypsies.
As such the Gypsy way of life referred to in the Chapman case is considered to be
irrelevant to this planning application.

National Planning Policy:

Paragraph 62 of Circular 01/06 states -

“Local planning authorities should not refuse private applications solely because the
applicant has no local connection. But they are entitled to refuse private applications
in locations that do not comply with planning policies, especially where the authority
has complied with this guidance and proceeded properly to ensure needs identified
by accommodation assessments are being met."

The Authority would contend that it is in the process of meeting the needs highlighted
by the GTAA. As such Circular 01/06 underlines the Local Planning Authority’s right
to refuse the application where it does not meet the requirements of planning
policies.
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Section 106 Contribution:

In line with policies WOS4 of the WDLP and policy DP4 of the BSP, the following
contributions would be required for this scheme based on a net increase of 5
dwellings. The highways contribution is based on a net increase in bedrooms and |
am assuming that the caravans would have two bedrooms. This has been calculated
on the basis of the Council's Infrastructure Mitigation Advice, issued on 6 June 2006:

Education £5,644.00
Leisure £97,882.43
Libraries £3,897.59
Monitoring and Drafting £1,250
Affordable Housing NONE
Highways £22,100
Total £130,774.02

It is noted that a Section 106 Agreement has not been submitted as part of the
planning application. Informal discussions with the applicant lead the Local Planning
Authority to believe that such an Agreement may be acceptable to him.

Impact of proposal on neighbouring properties:

It is considered that the proposal would have a direct impact on the residential
occupiers of the existing caravans within Highfield Park. The issues raised in
objection to the application related primarily to social behaviour, much of which is not
controlled by the planning system.

However, it is considered that an increase in the number of adjoining plots from 11
(as authorised) to 28 would exacerbate the problems and issues already raised by
the residents of the existing plots. The Appeal Inspector who granted permission for
the adjoining Highfield Park site deemed the 1.24 Hectares adequate for 11
caravans; this assumption is made by virtue of the condition he deemed it necessary
to impose on that permission. It is considered that fitting a further 17 caravans on a
site that, using the Appeal Inspector’s rationale, would be suitable for no more than 4
caravans, would exacerbate the feeling of overcrowding that has been expressed by
the existing residents on the site.

Impact on streetscene/character:

The proposed scheme would result in 6 caravans more than those deemed
acceptable on Highfield Park being sited within the proposal site. The proposal site
is 0.75 hectares less than Highfield Park.

It is therefore considered that the cramped nature of caravan siting necessary fo
accommodate this number on such a small site would cause a visually unacceptable
intrusion into the couniryside.

It was acknowledged by an Appeal Inspector (T/APP/C/92/H0330/617908-11) in
dealing with an appeal that concerned the stationing of gypsy caravans on land
adjoining the application site concluded that —
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The stationing of mobile homes on the land “would unacceptably harm the character
and appearance of the area contrary to the Council's policies to protect the
countryside and in particular, the separation of settlements.”

At that time the applicant’s personal needs were felt to override this problem,
however, as already discussed the applicant has not demonstrated a need in this
case and as such the harm is considered to be unacceptable.

Circular 01/06 states — “The obligation on public authorities {0 act compatibly with
Convention rights does not give gypsies and travellers a right to establish sites in
contravention of planning control.”

It has not been demonstrated to the satisfaction of the Local Planning Authority that
the proposed site is for the benefit of gypsies or travellers. As such the
considerations that would be afforded that particular group of people are not valid in
considerations for this planning application. The planning application is therefore
considered to be for the siting of 17 residential caravans in the countryside,
something which would under any other circumstance be unacceptable.

Recommendation: Refuse
Date: 9 October 2007

912



Reasons For Refusal

The site is within 5 kilometres of the Thames Basin Heaths Special Protection Area
(SPA). The development has a significant effect on this nationally and internationally
protected area as it, in combination with other proposed developments in the area,
has the potential to significantly increase the visitor pressure on these protected
sites. No information has been submitted fo demonstrate that the proposed
development does not have an adverse impact on the integrity of the protected area,
nor with respect to any mitigation or compensation measures to address this impact.
The proposal is therefore contrary to Policy EN3 of the Berkshire Structure Plan
(2001-2016) and Planning Policy Statement S.

The applicant has not adequately demonsirated a need for a gypsy site in this
particular location. This is considered necessary given the sensitive nature of the
site by virtue of the fact that it is located within a countryside location. The proposed
development is therefore contrary to Policy WH17 of the Wokingham District Local
Plan and Policy H8 of the Berkshire Structure Plan (2001-2016)

Holding Reason

The proposal does not secure appropriate mitigation of the service, amenity and
infrastructure needs which would result from the development. As such the proposal
is contrary to Berkshire Structure Plan (2001-2016) Policies DP4, T1 and T4, and
Wokingham District Local Plan Policies WOS4, WR7, WRS, WIC8, WT2, WT3, WT7,
WT8, WT9 and WT10.

Informatives:
PLAN NUMBERS

This refusal is in respect of plan humber 109G/1 received by the Local Planning
Authority on 11 September 2007

RETROSPECTIVE PLANNING APPLICATION

You are advised that as this application is for a part retrospective permission the
stationing of 15 caravans on the site constitutes a breach of planning control. You
are advised to remove the mobile homes in order to regularise the breach and avoid
the need for enforcement action to be considered.

RELEVANT POLICIES

NO7 You are advised, in compliance with The Town & Country Planning (General
Development Procedure) (England) (Amendment) Order 2000, that the following
policies and/or proposals in the development plan are relevant to this decision:

Wokingham District Local Plan — WOS1, WOS3, WOS4, WCC1, WH17, Council’s
adopted Landscape Character Assessment

Berkshire Structure Plan — EN3, H8

National Guidance — PPS7, Circular 01/06 (specifically para. 47), PPS9
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PLANNING ASSESSMENT

The Proposal
1. The application is for the change of use of the site from a Breakers yard to a
caravan Site with 17 detined pitches and the removal of the industrial
building, The site is designed for use by Gypstes.

WALKERS YARD, EVERSLEY ROAD, ARBORFIELD.

The Site

[

The land comprise what has long been known as Walkers Yard close by the
new housing development at Everstey Road. [ts access is from the newly

constructed roundabout which serves the adjoining housing estate.

LP¥)

The site is well screened from adjacent housing and from the Eversley Road.

With judicious planting it will be virtually invisible.
4. There are currently 14 mobile Homes on the land and the existing workshop.

This will be removed and the land 1t occupies converted to provide three

family size plots. The land is served by all services.
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Planning History

5. An application for use as sites for Gypsies on the site to the south was partially

successful but the area of Land on the boundary of Eversley Road was refused on

Appeal.

6. The application site has no planning history relating to use for caravans.

Planning Policies

National Policy

7. On 28" January Circular 01/06 become the current national policy and must

be given the most significant weight. It makes dramatic changes to planning
for gypsy and travellers sites. The clear intention of 01/06 is to increase the
number of gypsy sites with planning permission, particularly in areas of unmet
need like Somerset.

01/06 also makes it clear that LPAs should not be aitempting to force gypsies
from sites until the LPA has identified suitable, available sites through the

LDF process.

01/06 strongly supports permanent planning permission at this site.
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There have not yet been many decisions since 01/06 became the current
national policy but in one decision the Inspector does not even refer to local

plan or structure plan policies concentrating instead on 01/06.

8. PPS1 and PPS7 have previously been considered at the appeals. Both
predate 01/06 and their policies have been taken into account in the

development of 01/06.

Local Plan

0. Circular 01/06 says (Paragraph 69) that at any appeal the Inspector will have
regard to the development plan ‘so far as it is relevant’. It is quite clear that the
emergence of 01/06 means that the existing Local Plan should be given a

substantially reduced weight, given haw out of step it 1s with revards to the new

ctreular.

10. WH17 regarding Gyosy sites adopts a criteria based approach, which 01706
makes clear in paragraph 33 "must not be used as an alternative to site
allocations. .. where there is an identified need for pitches.” There are currently no

allocated sites for new provision within Wokingham Borough Council.

L1. The overall thrust of WH17 is also considerably out of line with 01/06. Some
ot the Criteria are clearly unacceptable and should e given little if any weight.

However given the natural screeniny of this site means it easily complies with that

part of the Policy.
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12. WH17is clearly superseded with regards to sustainability issues with regards

to gypsy sites by 01/06 paragraphs 64 to 66.

Gypsy Status

13. The appellant claims Gypsy Status. The application is to provide
accommodation for Gypsy families who normally reside or resort to the area on
either a long term or short term basis. The sites will not be used for commercial

purposes.

Need

14. 01/06 is predicated on the basis that LPAs should only be able to take
enforcement action when they have made sufficient provision to meet an

identified need as paragraphs 12b makes absolutely clear.

15. Paragraph 121 says LPA’s should avoid making gypsies and travellers

homeless through eviction from unauthorised sites without an alternative to move
to. Paragraph 32 sets out that the government may intervene where a LPA fails to
make sufficient provision in a DPD. Paragraph 33 states that LPA’s must allocate

sites to meet need. Paragraph 43 deals with transitional arrangements where there
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is clear and immediate need for instance evidenced through the presence of
significant numbers of unauthorised encampments or developments which is

exactly the situation that Wokingham Borough is in.

16. Paragraph 69 on appeals sets out that the Inspector will take into account all
material considerations, but it emphasises that these include ‘the existing and
planned provision of, and need for, sites in the area, the accuracy of the data used
to assess need, the methodology employed in the assessment and how up-to-date it
is, information on public and private sites, personal circumstances and alternative

accommodation options.’

17. There is an unmet need nationally, regionally and locally. The ODPM Gypsy
count figures show the current situation. The count also shows that the number of
Pnivate Authorised Sites {which the Government has been trying to encourage
since 1994) remains at a low level. The County wide figures show a similar
pattern with a clear indication of need as evidenced by a substantial number of
caravans on unauthorised sites and a low level of caravans on private authorised

sites.

18. Wokingham is behind other authonties with its planning for Gypsy and
traveller sites. [t does not appear to have made any assessment of need. No
attempt appears to have been made to bring forward suitable sites for private

gypsy sites in advance of a GTAA as suggested in paragraph 43 in 01/06.
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19. Considering the apparent lack of action by the LPA with regards to assessment
of need and identification of additional sites, it is clear (01/06 paragraphs 45 and
46) that even if this site was completely unsuitable, which it is not, then a

temporary permission would be justified.

Sustainability

20. Circular 01/06 completely changes the basis of considering sustainability with
regards to gypsy and traveller sites. It makes it clear that sustatnability should be
considered in the round and not just in terms of transport mode and distances to
services. It lists five considerations. In all five areas this site is clearly a

sustainable site.

Highway Safety

21. The alterations made to the junction with the A327 and the construction of the

roundabout was designed to enable safe access and egress for the site roadway.

920



Human Rights

22. The ECHR case of Chapman paragraph 96 established that there is a positive
obligation by virtue of Article 8 to facilitate the Gypsy way of life. Paragraphs
103 and 104 also makes clear that in dealing with their obligations under Article

8, Contracting States must take the following issues into consideration:

e}

The availability of alternative accommodation.

o The suitability of alternative accommodation.

a

The particular need of the appellant and families involved.

The financial resources available,

Q

23. The Chapman judgement was made while 1/94 was the relevant policy. There
has been no stmilar case since 01/06 has replaced 1/94. It is contended that the
emergence of 01/06 will have added to list of considerations. In particular the
extent to which the LPA has carried out its duties in assessing need and

identifying additional possible sites is clearly now a consideration.

921



Common Humanity

24. Consideration of common humanity has to be taken into account, as is noted in
the ODPM publication Managing Unauthorised Camping in Paragraph 4.10 and
also in R-v-Kerrier DC ex p Catherine Uzell and others 1995] 71 P & CR page 45

paragraph 6.

25. The appellant will accept any appropriate and reasonable conditions regarding

additional screening, sewage or restrictions on business activities.
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APPLICATION NO:
VAR/2000/1018

LOCATION:
10 Highfield Park Eversley Road, Arborfield

Cross Reading.

APPLICANT:
M Giles & J Sheen C/O Michael Cox
Associates

PROPOSAL:

Proposed variation to condition 1 of consent
97/67796/T to allow sub division of plot.
EARLIEST DATE FOR DECISION: 28/04/2000

APPLICATION EXPIRY DATE: 22/05/2000

CASE OFFICER: Angela Odell
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WOKINGHAM DISTRICT COUNCIL

TOWN AND COUNTRY PLANNING ACTS

Notification of Refusal of Permission

M Giles & J Sheen

C/O Michael Cox Associates
177 Cuckfield Road
Hurstpier Point

West Sussex

BN6 9RT

Application Number: VAR/2000/1018

Parish: ARBORFIELD
Location: 10 Highfield Park, Eversley Road, Arborfield Cross,
Reading.

Proposal: Proposed variation to condition 1 of consent
: 97/67796/T to allow sub division of plot.

The Wokingham District Council in pursuance of their powers under the above
Acts and Regulations hereby Refuse Permission for carrying out the above
development in accordance with the application and the accompanying plans
submitted to the Council subject to compliance with the following conditions, the
reasons for which are specified hereunder.

Reason ‘

1. The proposal would be unacceptable intensification of development
having a detrimental effect on the character and apperance of the area which is
in the countryside and a gap between settiements. The proposal is therefore
contrary to Berkshire Structure Plan Policies C2 and C6, Loddon Area Local Plan
Policies STV2 and LC1 and to Wokingham District Local Plan (Deposit Draft)
Poticies WCC1 and WCC2. .

(fDha Aot

Development Contral Managpf/ ™ -
Date: 23 May 2000

a1

If this notice grants permission to proceed with the proposal the applicant is reminded that it relates to planning
permission only and does not constitute approval under any other legislation including Building Regulations.
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WORK SHEET FOR : Angela Odell
Application Number : VAR/2000/1018

Applicant : M Giles & J Sheen C/O Michael Cox Associates.

Location : 10 Highfield Park, Eversley Road, Arborfield Cross, Reading.

Proposal : Proposed variation to condition 1 of consent 97/67796/T to allow
sub division of plot.

Site Notice Displayed 7 : YES NO DATE

Date of Neighbour Notifications : ......vvenesienscsnceeseenians
Date of Site Visit : vo.eoveen S 00 s
Date Registered : 27/03/2000

Earliest Date for Decision : 28/04/2000

Latest Consultation Date/Site Notice Expiry Date : 28/04/2000

Application Expiry Date: 22/05/2000

4

i . { wj“‘l’; God fo pddliat . g Loe 7
ro 5 Mw, Schooly wrvshpeded ¢ . S -

Planning Issues :
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Application Number: VAR/2000/1018

Appraisal :

___QQ‘M_@&M_}LV—_&LQMW‘ [‘?‘7/667‘?§n-,—)

\ '\t«- . . .

Recomendation : Approval: D Refusal: B/
(tick appropriate box)
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Application Number VAR/2000/1018
Conditions/Reasons for Refusal

No

Std Con

Std Reas

Non Std Conditions / Reasons for Refusal

{

Tla

 #1 0 PY) Lo le L

Mo

Lﬂ%ﬂ&#@ﬂb&w—m
Aok cotal effedeon the ‘qmmcmw%ﬂ&

of the ouen ¢hoil o W e cowtneiliond
¢ g

J

LA e Poliedey, STvz p~ Lef ard b wouw{$2)

w2, C2 ¢C&

yelazdiion Selflonerts 7o joineesahd

Pobewmy Polrvis Wl o ey,
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RECORD OF SITE VISIT

SITE ADDRESS: 10 Highfield Park OFFICER: Angela Odell
Eversley Road Arborfield Cross coc
Reading. DATE OF SITE VISIT:.... =..2.5.0....

APPLICATION NUMBER:
VAR/2000/1018

1 SITE/STATUTORY NOTICE DISPLAYED ?

2. DESCRIPTION OF SURROUNDINGS ~ Cuclare dod UL vvsed cuen

qu(’hj Contnsin pds se bl thne

3. DESCRIPTION OF SITE/BUILDING ~ Vacowt ( plbtio) - basdcoe Yoo
Jamdea Wello rovad e (5‘m-a sl e ten)

4. RELATIONSHIP TO ADJOINING PROPERTIES O th=w It Pl

5. SITE CONSTRAINTS

TREES

ACCESS/IPARKING W& alesn woda gt
LEVELS Fox

BOUNDARY TREATMENT #ecebes

OTHERS
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Tel: (0118) 974 6445

Date: q ) s oo
My ref: VAR/2000/1018

CONFIDENTIAL
Councilior Cowan
Birch House
Eversl_e y Road Environmental Services Department
Arborfield Cross Planning Services
Reading P.O. Box 157
RG2 9PG Shute End, Wokingham

Berkshire RG40 1WR

Tel: (0118) 974 6000

Fax: (0118) 974 6484

Dear Councillor Minicom No: (0118) 974 6991

DX: 33506 — Wokingham

Application Number: VAR/2000/1018
10 Highfield Park, Eversley Road, Arborfield Cross, Reading.
Proposed variation to condition 1 of consent 97/67796/T to allow sub division of plot.

| write to let you know that the above mentioned application has been recommended for

ARG REFUSAL: D/under delegated powers.

If you have any questions please do not hesitate to contact Angela Odell on (0118) 974 6445. If
you then feel the application needs to be transferred to the next available Development Control
Sub-Committee for decision please fill in the form below.

This form must be received no later than 19. 5. 00

Yours faithfull
v (/d]“ (hutehaln gy

Head of Planning and Transportation

x<

LISTING FORM

Case officer: Angela Odell Application Number; VAR/2000/1018

10 Highfield Park, Eversley Road, Arborfield Cross, Reading.

Proposed variation to condition 1 of consent 97/67796/T to allow sub division of plot.

Transfer: Yes OJ No OJ
Reason for Transfer:

Signed: Date:

Councillor Cowan

NB. It would be helpful for speedy decision making if you could respond, even if you do not wish
this application to be transferred.
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Arborfield & Newland Parish Council

25 Melrose Gardens
Arborfield Cross
Berkshire
RG2 9PY
PLARNING SERVWES JHPY 2 € 7;.1?" Tel 01189 760680
LA s Fax 01189 760680
8¢ N /O F
PP e
s [ — .
3 e ] 18 April 2000
.f 28 &en 2050
Ms Angeld Odeli { o TR —
Planning Officer v ] i
Wokingham District Council S A |
Shute End
Wokingham
RG40 1WR
Dear Ms Odell

Planning Application V/2000/1018
-10 Highfield Park

The Parish Council reluctantly accepted that Highfield Park gained permission for a permanent
gypsy site for 11 mobile homes with seven conditions attached-{t would appear that not all the
conditions are being met. We would request that a Planning Officer visits the site.

The Parish Council is totally opposed to the variation of condition 1 of the 1999 Appeal for
the following reasons.

1. Permission was granted under exceptional circumstances for humanitarian reasons in
that the occupants of the plots and relatives were settled in this location.

2. It is not a good planning reason to divide the plot just because the owners have
separated. ;
3. The conditions were agreed by the Council, Mr Cox and The Secretary of State and

were necessary to control the number of plots, mobile homes, caravans and lorries on
the site in the interests of safeguarding the visual appearance of the surrounding rural

area.
4 If permission is granted for a variation of consent a precedent will be set therefore the
owners of the other plots could conceivably put forward the same argument to split
their plots.
5. The site falls within a “gap” and would not have been considered suitable as a

permanent gypsy site in The Local Plan as the site impacts on the appearance and open
character of the countryside. Any additional mobile homes would lessen the ability to
landscape the plots to mitigate the visual impact that the caravan site has on footpath
17 and the surrounding rural area.
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10.

Plot 10 shared the toilet/laundry block with plot 9 if a variation is granted to the
conditions this would allow an additional toilet/laundry block plus an extension to the
block on plot 9. With additional brick buildings and additional subdividing walls it
would give an urbanising appearance to a rural area.

It would appear from Mr Cox’s statement that there is not an overriding need for
additional plots on this site as prospective buyers live on authorised Council sites.

The accumulation of additional traffic generated from this plot combined with any
future changes to Highfield Park from Wokingham Lane onto the heavily trafficked
A327 would be completely unacceptable.

With more families applying to live on Highfield Park, where is the proposed children’s
play area?

With all the local schools over prescribed where will any new children from this
development go to school?

In Conclusion

The Parish Council strongly objects to the variation of condition 1 as The Inspector was quite
specific in granting permission with conditions attached because of the particular and
exceptional circumstances of the occupants of Highfield Park.

Any deviation from those conditions would set a precedent for others to follow which would
make it impossible to refuse variations in the future.

Yours sincerely

GULIYeN

Miss Zoe Cowan
Clerk to the Council
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HIGHWAYS CONSULTATION SHEET

From: Angela Odell
Date: 04 April 2000
Application Number: VAR/2000/1018

Proposal: Proposed variation to condition 1 of consent 97/67796/T to allow sub division of
plot.

Site Address:
10 Highfield Park, Eversley Road, Arborfield Cross, Reading.

Applicant:
M Giles & J Sheen C/O Michael Cox Associates.

Your observations are required in respect of this application within 7 days of the above
date.

v below as applicable;

1) [0 Recommend refusai for the reason(s) stated below;
2) S/Recommend approval but with condition(s) & reason(s) stated below:;
3} Recommend approval with no condition(s) or reason(s).

Signed: N S \?&kl Print name: N Tegivee
\3-4-00
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WOKINGHAM DISTRICT COUNCI!;J o ]
§ . ot ::,‘U‘B
MEMORANDUM A
FILE: -
From: John Mullaney, Environmental Health My“f{*:f:ﬂwJRM/PA
To:  Angela Odell, Planning Your Ref:

Date: 11 April, 2000

APPLICATION NO: VAR/2000/1018
PROPOSAL: PROPOSED VARIATION TO CONDITION 1 OF
CONSENT 97/67796/T TO ALLOW SUB DIVISION OF PLOT

SITE ADDRESS: 10 HIGHFIELD PARK, EVERSLEY ROAD, ARBORFIELD
CROSS

These proposals have been evaluated and I have no environmental health objections to the
application.

STl

John Mullaney ¢
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Received by Wokingham District Council

Application No: VAR/2000/1018
Proposal:

Proposed variation to condition 1 of consent 97/67796/T to allow sub division
of plot.

Location:
10 Highfield Park, Eversley Road, Arborfield Cross, Reading.

The application is available for inspection at Wokingham District Council's
offices during the following times:

PLANNING DEPARTMENT, SHUTE END, WOKINGHAM TEL (0118) 974 6428
8.30 - 5.00 Monday - Thursday & 8.30 - 4.00 Friday

WOODLEY LIBRARY HEADLEY ROAD WOODLEY (9.30am - 7.00pm Mon, Thurs
& Fri. 9.30am - 5.00pm Tues, 9.30am - 1.00pm Saturday. closed all day
Wednesday). If you intend to view this_application at Woodley Library (see
details above) please allow 4 days from the date of this letter for delivery of

plans.

Comments should be sent in writing QUOTING THE APPLICATION NUMBER to
the Case Officer Angefa Odell P.O. Box 157 Council Offices, Shute End,
Wokingham Berkshire, RG40 1WR to arrive on or before 28/04/2000. Written
comments submitted will become available for public inspection.

In view of the very large number of planning applications and letters of
comment received, it will not normally be possible for an individual reply to
observations made. However any comments will be taken into account when
the application is determined and you will be notified of the decision.

Head Planning and Transportation
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WOKINGHAM D.C. DEVELOPMENT CONTROL

vy a
Start date: m b T AR 2N0g Map Nol41.. Site ..(2.08. ...
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.......................................................................................................................................
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..............................
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MICHAEL COX ASSOCIATES

Chartered Town Plagpers wnd
Development Consultants

177 CUCKFIELD ROAD
HURSTPIERPOINT
WEST SUSSEX BNé6 9RT

Tel: 01273 834521
Fax: 01273 831055

fpey R -~ 40
The District Planning Officer, z LhZUUU I U

Wokingham District Council,

Council Offices,

PO Box 157,

Shute End,

Wokingham,

Berks

RG40 1WR *

16th March 2000

Dear Sir,
Re: Land at Highfield Park, Eversley Road, Arborfield

| have been instructed by the aowners of Plot 10 (Giles/Sheen) on the above gypsy caravan
site to submit an application for planning permission for the subdivision of their plot to
provide three plots of roughly equal size and of the same dimensions as the basic plots
elsewhere on the site. It had been the owners' intention to occupy this plot themselves but
they have separated since the permission was granted and they have now decided to
dispose of the plot.

Since it became known in the gypsy community that the plot was available the owners have
received many expressions of interest, notably from gypsy families who originally settled onto
Ducks Nest Farm but who left when the Council instituted enforcement proceedings. Other
interest has come from families resident on the authorised Council sites who are seeking
permanent accommodation for their adult offspring. As you will appreciate, the problem for
second generation gypsies is finding suitable accommodation whilst maintaining their
essential links with the family group. The lack of appropriate site provision frequently leads
to the practice of "doubling up” on approved pitches. This is common on the majority of
gypsy caravan sites but leads to overcrowding and family disputes resulting in pressure on
young couples to find alternative accommodation away from the family group. In this
instance there are marital and family ties between the gypsies fiving on Highfield Park and
those living on the authorised Council sites. The subdivision of Plot 10 as proposed will
therefore assist in providing permanent accommaodation on an authorised private gypsy
caravan site for the next generation of gypsy families.

You will also be aware from the bi-annual count of gypsy caravans that there is a consistent
level of some 12 unauthorised encampments in the authority's area although | note that the
Council made no return for July 1999. These unauthorised encampments are over and
above the 'need’ for additional pitches arising from the existing resident population of
authorised sites.

Piot 10 measures 45 m. by 32 m. and is capable of subdivision as proposed without
compromising the general appearance of the site. Access to the plots can be achieved from
the central roadway and from the private drive to the site. Planting within the plots will
enhance the appearance of the site at its entrance. The layout plans submitted show the
position of the mobife homes and of the toilet/faundry blocks. [ have aiso encilosed details of

1
Michael Cox BSc. Dip TP. MRTPI
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The District Planning Officer,
Wokingham District Council
16th March 2000

the type of mabile home proposed for each plot. Fuli details of the toilet/laundry blocks, the
subdividing walls and the entrance gates will be submitted in due course once the principle
has been established.

if there is any further information you require in respect of the enclosed application then
please do not hesitate to contact me.

Yours faithfully,

MICHAEL COX
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0273494755
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08:55 & 09273 494755 MICHREL COX ASS

t

MICHAEL COX ASSOCIATES

¥0:

FACSIMILE NO.

ATTENTION OF:

FROM:

DATE:

PAGES:

COMMENTS:

Dear Mrs. Hurst,

Yours sincerely,

NICOLA SIMPSON

Chartered Town Planners il
Davelopmunt Consultants

177 CUCKFIELD ROAD
HYURSTPIERPOINT g =
WEST SUSSEX BN6 9RT 77 iqnanLUUU*

Tel: 01273 834521
Fax: 01273 831065

WO inNG KR &M DTV erve 7 Cownwae
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.......... L TR L

Re: Land at Highfield Park, Evereley Road, Arborfield - M. Giles and J. Sheen

Please accepl my apologies for this onission

Michacl Cox BSc. bip TFF MRTPI

Y

-

trefer to our telephone conversation this moming concerning the above and attach horeto a
copy of the Section 66 Cerlificale: which shiould have accompaniad the application. A hard
copy of the Certificale will be posled Lo you today :
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~ SECTION 66 CERTIFICATE 4

[fﬁlicau n No.

Pleasg flll In both Coertificate
A, Bl C or D ang the
Agricgitural Holdings Certifi-
cale, |Delste sootions not
relevant.

{a) “Owner” means a person
haying a freehoid intergst
or {leasehold interest the
ungxplred term of which is
notless than 7 years.

" OR

+ See Note (8) 10 Certificate A

OR

take

(b} lnseF desoription of steps

(<) Nelml of local newspaper
circUlating in the area
whefp the land Is situated.

{d) Date, of publication {which
mushbe not earlier than the
beglAning of the period of
2 rs endinF with the
daie pl the application}.

T N\

i - -'1 .'. ':'7,.8.
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CERTIFICATE A
| certify that.
at the beginning of the period of 21 days ending with the date of the

accompanying application, nobody, except the applicant, was the owner of
(a) of any part of the land 1o 'which the application relates.

L"'"‘t":'iziR"rl’l&lc:b.'ﬂs B

| certify that: |

I have/The applicant has* given the required notice 1o evgryone else who,
at the beginning of the period of 21 days ending wity the date of the
accompanying application wasithe owner (a) of any part 6f the land to which
the application relates, as listed below. .

Date on which
notice was served

Owner's{a) name Address al which notice
was served

e B P B .. ——— s tum = - — s B
—_——— o . - T et e e e et % o

CERTIFICATE C /
f
| certify that /
® /The applicant® cannot iss%d a certificate in accordance with either
paragraph (a) or paragraph (b) 0f/Section 868(1) of the Act in respect of the
accompsanying applicalion. K4
® b have/The applicant ts:s‘ given the required notice to the persons

specilied Lelow, being persgns who at the beginning of the period of 21
days ending with the date ©f the appfication were owners (&) of any part
of the land to which the gpplication relates,

Owner's(a) name Addrgss st which nolice Date on which
WHS 58rVe0 notice was served

/

,
® |have/The ap{;!icant has* 1sken all reasonable steps open to mefhim/her* 1o

find out the ?émos and addresses of the other owners (8) of the land, or of g
part of it, b); have/has* been unable to do so. These steps were as fotlows:

...........................................................
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R | CERTIFICATE D
[P B
P S ]
TR B I cartify that ‘
A | e i b

OR ® I/Thg applicant cannot issye a certificats in accordanpe with'paragraph
(2) of Seption 68 of the Act in respect ef the accomT &ng ap ilcaﬂon.

| to find out the nemes and.add 8s of everyone else who, at th beginning
(b) 39" description of steps of the period of 21 days beglnning with the date of applioallon 'was the
owner (a) of any part of t¥1e4and to which the application re[p@oq, but havelhas

® |/The applicant have/has tzFa 81l reasonable staps o en' to é‘nelhimlhef

H
' SRS been unabie to do 50/1 hese sleps were as follows: i;
g4 {C) I sert namses of local B B _*
{ ¢/ " ‘newspaper circulating In - P o AN
' the area where the land Is /,«-- S
.s tualed . .’z-'ﬁ ......................... [ | .
e e
-~ 'BRA ‘,’- i

(d)-Ipsert date of publication | ..~

(Which must not bo sarlier 1@ Natice of the application as attached 10 this Certificate, has been published

| than the beginning of ihe” ‘
Pe”°° of 21 d '°ﬁd'"9 ThE (6) « « v v e e P e
Witk the jate the

. P"C ON (B) vt e [ T R T
l LI SR Y DL — L - - ey oy orrwm

ALL APPLICANTS MUST COMPLETE THIS SECTIONl

‘ ] v i
Voo
if ant of the site is part of an Agricultural Holdings Certificate o
' area’ of land which is let or
therd Is an a reement {0 let the
-t land{for agr cultural putposses
S T tenant, It may be an
" agricultural holding.  Further
advice may be oblained trom

One or other section must be crossed through as not applléabla. o

. K
H .\l iy
L

If the applicant is the sole agricuitural t@namt he or she must detete the firs
alternative and insert “not applicable” as the information requlred by the sacon

: the ?epanment. alternative.
. ' ’} 4 . R e # vl PP e e e re—— ERE T s
, @ None of the land to Wthh the apptucauon relates is, oris part of, an agricultun
holding.
o
i
? - - e
l OR~ " | ® I have/The applicant has given the reqwed not'l'ce to every ther the
my/him/Hersell who, at the beginning of the period o y§ ending with tt
: - date of the apphcatnon was a tbnant of an agricultiral hol ing on alt or part .
o ; the land %o which the applicatign relate;,=as follows:
}i ' Tenant's name Address -t whjch notice . Date on which
! ‘r , . was served ~ notice was serve:
.’-r' ‘ . ‘ -
: | - e e et e
\?4 : 1 1 .
2l : e e e vt e R —
Ao Signed . ... .. 'MM/\AM ______
i i On behalfof . ... .. M GILES /. 3. Mnées.\ .......
!ﬁ. ;' [.)atc -------- 6 ;’oo@ LI I ]
i ! i L -‘ :
'( E ' _-‘ B .. ‘ .
" TOWN AND COUNTRY PLANNING ACY, 1990 : e
TOWN & COUNTRY PLANNING GENERAL DEVELOPMENT ORDER 1938
‘) : Cenlificate under Section 66 . - :
10 L 942
A i
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Application No.

A Please fill in both Certificate
2 A, B, C or D and the

Agricultural Holdings Certifi-
cate, Delete sections not
refevant.

(a) “Om{ner" INeans a person
having a freehold interest
or leasehold interest the

CERTIFICATE A
| certify that:
at the beginning of the period of 21 days ending with the date of the

accompanying application, nobody, except the applicant, was the owner of
(a) of any part of the land to which the application relates.

unexpired term of which is

not less than 7 years.

OR

+ See Note (a) to Certificate A

—CERTIFICATE B

I certify that:

i have/The applicant has* given the required notice to evgryone eise who,
at the beginning of the period of 21 days ending withf the date of the
accompanying application was the owner (&) of any part 6f the land to which
the application relates, as listed below.

Dat.e on which
notice was served

Address at which notlce
was served

QOwner's{a} name

OR

(b)' insert description of steps
taken.

‘(¢) Name of local newspaper
circulating in  the area
where the land is sitdated.

(d) Date of publication (WhlGh
must be not earlier than the
beginning of the period of
21 days ending with the
‘date of the application). /

=4

CERTIFICATE C

| certify that

® )/The applicant* cannot issugd a certificate in accordance with either
paragraph (a) or paragraph (b} of Sect:on 66(1) of the Act in respect of the
accompanying application. -

® I have/The applicant has* given the requzred notice to the persons
specified below, being persgns who at the beginning of the period of 21
days ending with the date /of the application were owners {a) of any part
of the land to which the pphcatton relates. ‘

ncfd; 55 af w’hich‘naﬂce
wag/served

Date on which
notice was served

Owner's(a) ran

i have/The ap‘ licant has* taken all reasonable steps open to mefhim/her* to
find out the ames and addresgses of the other owners (a) of the land, or of a

part of it, byt have/has* been unable to do so. These.steps were as follows:
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OR

(b) Insert description of steps
taken

(c) Insert name of local
newspaper circulating in
the area where the land is
situated.

(d) Insert date of publication

| CERTIFICATE D

| certify that

® [/The applicant cannot issue a certific

in accordance with paragraph
{a) of Section 66 of the Act in respect

the accompanying application.

@ [/The applicant have/has take/n/ Il reasonable steps open to me/him/her
to find out the names and addrgsSes of everyone else who, at the beginning
of the period of 21 days bedinning with the date of application was the
owner (a) of any part of the4and to which the application relates, but have/has
been unable to do s0,-These steps wete as follows:

s , e
(which must not be earlier 1“@ Notice of the appiication as attached to this Certificate, has been published in

than the beginning of_the
period of 21 days-efding
with the date of the
application).

ALL APPLICANTS MUST COMPLETE THIS SECTION

If any of the site is part of an
area of land which is let or
there is an agreement to let the
land for agricultural purposes
to a tenant, it may be an
agricultural holding. Further
advice may be obtained from
the Department.

Agricultural Holdings Certificate
One or other section must be crossed through as not applicable.
If the applicant is the sole agricultural tenant he or she must delete the first

aiternative and insert *not applicabie” as the information required by the second
alternative.

@ None of the fand to which the application reiates is, or is part of, an agricultural

OR——— ——

holding.
5

@ | have/The applicant has given the required notice to Wather than
my/him/herseli who, at the beginning of the pericd of jEys ending with the
date of the application, was a tenant of an agﬂcu’rfﬁa holding on all or part of
the land to which the application relates,-as$ follows:

"

Tenant's name AddLe,ss-aT’ﬁﬁich notice Date on which
__was’served notice was served

...............

Onbehalfof . ..... YA .GILES {’55'“'%’&) ........
Date........ 2%\ % 7—40,0@_ ...............

TOWN AND COUNTRY PLANNING ACT, 1990
TOWN & COUNTRY PLANNING GENERAL DEVELOPMENT ORDER 1988

Certificate under Section 66
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1769 WOKINGHAM DISTRICT COUNCIL
PLANNING APPLICATION PART 1

APPLICATION FOR PERMISSION TO CARRY OUT DEVELOPMENT - TOWN AND COUNTRY PLANNING ACTS

Please answer ALL QUESTIONS in BLOCK LETTERS, If a question is

not applicable, answer N/A in space. Piease submit S1X copies of this

form and plans to:-

THE D!STRICT PLANNING OFFICER

WOKINGHAM DISTRICT COQUNCIL

PLANNING DEPARTMENT

P O Box No. 157
- COUNCIL OFFICES
SHUTE END
WOKINGHAM
BERKSHIRE, RG40 1

MlcHAEBL Cox ASSOCIAYES |

177 _CockEileLd RoAO
HuesSTPIeEE PoinT WEST 5v3SEX

BANb apT o1273 334652}

BiaHFierD PRRX  gveERstLey RoBO,

ARGolFieLtb, BEEKS
VALIATon OF conDitTion | of
PLANNING PELMSS100) DATED li-!l! 19

Ibho 99.Mm.

OW N BE

S17e Prand ! LocATienw PLaN

97/p6794

B B
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PLANNING APPLICATION PART2




1769d YOUR PLANNING APPLICATION

WHY DO YOU NEED TO MAKE A PLANNING APPLICATION ?

New buildings, major aiterations and enlargement of existing buildings, and many changes in the use of buildings and
land need planning permission.

The Town and Country Planning Acts impose a duty on Local Authorities to control thess changes, and this meamns
that a balance hgs to be found batween the need and pressure for change, and the desire to protect the character of
sattiements and the countryside.

The merits of sach application are, therefore, carefully examined.

WHAT ELSE MAY YOU HAVE TODQ ?

Listed Building Consent: for works to a Listed Building; or far demolition works an land within the curtilage
of a Listed Building or within a Conservation Area.

Advertisement Consent: for the display of advertisements or signs

Building Regulation Approval: for most new building or construction work.

Spacial forms are available for these types of applications.

You should also check whether there are any other regulations with which you may need to comply.

WHAT HAPPENS TO THE APPLICATION ? .
It will first be checked to see if it is complete and if it is, it will be registered.

Consultations will be carried out with public and other bodies, such as the Highway Authority, or Local
Parish Councils. ’

Publicity may be given to allow local people the opportunity to comment on your proposals.

The application will be considered in relation to the Council’s planning policies and guidelines, the past history of
decisions on that site or in the'locality, other standards (such as parking, or visibility at road junctions), and any
other material considerations.

Tha site will be visited by a Planning Officer You may be asked to submit more information, or to amend
your application.

The application will then be considered either by a Planning Committee or Sub Committee {made up of Councillors)
or bythe Chief Officerresponsible for planning matters. Objections to an application will be taken into consideration
by the Committee or the Chief Officer. ’

Shortly after the application has been determined, you will receive a Decision Notice.

HOW LONG WILL IT TAKE ?

An application will generally bs determined within sight weeks although a ionger period may sometimes be required .
for a complicated application.

WHAT SORT OF DECISION CAN BE MADE ?

Your application may be approved.

Your application may be approved subject to certain conditions. These could impose restictians on the use of land
or buildings, or require further details to be approved at a later stage, (e.g. materials or landscaping).

You may appeal against the conditions, but this opens the entire parmission to review by the Secretary of State.

Your application may be refused. The reason will be listed on the Decision Notice.

WHAT HAPPENS |F THE APPLICATION IS REFUSED ?

You have the sight to appeal against the refusal to the Secretary of State, but you have to do that within six months,
Appeals can be dealt with by written representations by both sides, or by a Public inquiry.

You may ask the Planning Officer whether an amended application would be mara likely to receive planning
permission.

DATA PROTECTION ACT 1984

‘Information c_ontainad in this form is likely to be personal data within the terms of the Data Protection Act 1984,
and as such will be held by the Countil on computer (such as the PLANAPS appliications processing system) and

¥ =¥, |

may be used by the Council only for purposes registsred under the terms of the Data Protection Act.’
' Jdo |
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MICHAEL COX ASSOCIATES

Chartered Town Planners and
Development Consultants

177 CUCKFIELD ROAD
HURSTPIERPOINT -
WEST SUSSEX BN6 9RT

Tel: 61273 834521
Fax: 01273 831055
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