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| * appLicaTion No: 99/69061/F

LOCATION: Land North of Long Copse Eversley Road
Arborfield

APPLICANT: D R Walker

PROPOSAL: PROPOSED DEMOLITION OF EXISTING .
BUILDING ERECTION OF REPLACEMENT BUILDING & ITS USE
FOR PARKING & MAINTENANCE OF TRANSPORT/ HAULAGE
CONTRACTORS VEHICLES WITH VEHICLE MANOEUVRING &

! STAFF PARKING ON ASSOCIATED LAND REPLACEMENT OF
EXISTING BOUNDARY FENCE REMOVAL OF PART OF
EXISTING HARD SURFACING AND PROVISION OF NEW
LANDSCAPING

CONSULTATION EXPIRY DATE: 6th March 1999

APPLICATION EXPIRY DATE: 5th April 1999

CAQE NEFICER: Mre A OAdall




WOKINGHAM DISTRICT COUNCIL

TOWN AND COUNTRY PLANNING ACTS

NOTIFICATION OF REFUSAL OF PLANNING PERMISSION

D R Walker
C/O Robin Bradbeer Planning & Dev Consultancy
20 Lansdowne Parade

Cheltenham_
Glos.
GL50 2LH
Application No : 99/69061/F
Parish : . ARBORFIELD PARISH
Proposal : . PROPOSED DEMOLITION OF EXISTING BUILDING ERECTION OF
: -+ REPLACEMENT BUILDING & ITS USE FOR PARKING & '
MAINTENANCE .OF TRANSPORT/HAULAGE CONTRACTORS
" "VEHICLES WITH VEHICLE MANOEUVRING & STAFF PARKING
* ON'ASSOCIATED LAND, REPLACEMENT OF EXISTING U
BOUNDARY FENCE, REMOVAL OF PART OF EXISTING HARD
SURFACING AND PROVISION OF NEW LANDSCARING -~ -
Location : Land North of Long Copse Evérsley Road Arbortfield

The Wokingham District Council in pursuance of their powers under the above Acts and
Regulations hereby REFUSE PLANNING 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 condmons the reasons for
which are specified hereunder.

REASONS(S) :

o

The proposed building for storage and maintenance of haulage lorries is inappropriate
development in the countryside in a gap between settlements. Due to its location and
size, the building would have a visually detrimental effect on the character and
appearance of the countryside. As such the proposal is contrary to Berkshire Structure:
Plan Policies C2 and C6; Loddon Area Local Plan Policies LTV2 and LC1; Wokmgham
District Local Plan (Deposit Draft) WCC1, WCC2 and WRE4.

Date 13 April 1999 @@ W _
Development Control Mé%ag;r

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. The applicant should contact the
Building Control Section of the District Council's Environmental Services for further
information.

Note Would you please ensure that the Red Public Notice relating to this planmng
application which the Council sent to you to put on display is now removed, if this has
not already been done. This will avoid any confusion by local residents as to whether
further applications have been made, and will assist in keeping the country side and
townscapes tidy.
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Rob:ﬁjl'radbeer

Planning& Development Consultancy

20 Lansdown Parade, Cheltenham, Glos. GL30 2LH Tel: 01242 577151 Fax: 01242 527151

Environmental Services Department My_Ref RW.BL57
Planning Services PLANNING SERVICES 2 6PMarch_1.999,
Wokingham District Council PCL | ns

PO Box 157 be ﬁ@ .

Shute End APR

Wokingham Berkshire RG40 1WR [.S8 I

2 9 MAR 1999

For the attention of Mrs Angela Odell GOPIES T0- By fax to- 0118 9746484
Development Control Team S ji: et

Dear Mrs QOdell

LAND AND BUILDINGS NORTH OF LONG COPSE READING ROAD
ARBORFIELD
PLANNING APPLICATION 99/69061/F

| refer to our telephone conversation this morning during which you
confirmed that you were able to gain access to the site yesterday for a
further site inspection during which you were accompanied by your
colleague Mr Thorp and by Councillor Drake.

During our conversation you invited my comments upon whether the
present appeals would be withdrawn should this application be approved.
| said that | though this would be the case but agreed to take my client’s
instructions. After having done so | am able to confirm that in such
circumstances the current appeals would be withdrawn.

Should either you or Mr Thorp wish to discuss any points further please
do not hesitate to contact me directly.

Yours sincerely

ot

ROBIN BRADBEER

c.c. M Thorp, Planning Services

16716105, wps

Robin Bradbeer BA (Hons) MRTPI Chartered Town Planner 9 57



RESPONSE PREPARED ON THE CONSULTATION OF PLANNING APPLICATION
! * MADE ON BEHALF OF THE HIGHWAY AUTHORITY

RESPONSE IS REQUIRED WITHIN 7 DAYS OF 10 February, 1999

Application Number: 99/69061/F From : Mrs A Odell

Application Type: Full Parish ARBORFIELD PARISH

Proposal: PROPOSED DEMOLITION OF EXISTING BUILDING

; ERECTION OF REPLACEMENT BUILDING & ITS USE

FOR PARKING & MAINTENANCE OF TRANSPORT/
HAULAGE CONTRACTORS VEHICLES WITH VEHICLE
MANOEUVRING & STAFF PARKING ON ASSOCIATED LAND
REPLACEMENT OF EXISTING BOUNDARY FENCE REMOVAL OF PART
"OF EXISTING HARD SURFACING AND PROVISION OF NEW
LANDSCAFPING

Location: Land North of Long Copse Eversley Road Arborfield
For: - DR Walker

The Highway Authority : -(—H—-——Domm&wmmmmme.gramef—pcmlmon——

(3) Recommends that the LPA include the followmg condltlons on any permission
which it may give

(Mﬁ As 'a'u'rdlb/l .

V2
7/3(4
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WORK SHEET FOR Mrs A Odell

Application Number : 99/69061/F

Applicant : D R Walker

Location : Land North of Long Copse Eversley Road
Arborfield

Proposal : PROPQSED DEMOLITION OF EXISTING BUILDING

ERECTION OF REPLACEMENT BUILDING & ITS USE

FOR PARKING & MAINTENANCE OF TRANSPORT/

HAULAGE CONTRACTORS VEHICLES WITH VEHICLE
MANCEUVRING & STAFF PARKING ON ASSOCIATED LAND
REPLACEMENT OF EXISTING BOUNDARY FENCE REMOVAL
OF PART OF EXISTING HARD SURFACING AND PROVISION OF
NEW LANDSCAPING

Site Notice Displayed ? : YES NG DATE
S 25. 2.9,
. 1
Date of Neighbour Notifications : .......veeeeisensniimseroiisinmessisesse.
Date 0f SIte VISIt : wuueeereesrsssssssssessoseomssssanseesssssmsssssssssassssssssans eneeasssssassssasnssesesens

Date Registered : 8th February 1999

Earliest Date for Decision : 6th March 1999

Latest Consultation Date/Site Notice Expiry Date : 6th March 1999
Application Expiry Date: 5th April 1999

Consultation Responses :

Planning Issues :
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Application Number99/69061/F

Appraisal :

Recomendation :
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Application Number : 99/69061/F

Conditions/Reasons for Refusal

No

S$td Con

Std Reas

Non Std Conditions / Reasons for Refusal
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[
SITE ADDRESS:

RECORD OF SITE VISIT

Land North of Long Copse
Eversley Road
Arborfield

APPLICATION NUMBER: 99/69061/F
OFFICER: Mrs A Odell

IR

1 SITE/STATUTORY NOTICE DISPLAYED ?

2. DESCRIPTION OF SURROUNDINGS

3. DESCRIPTION OF SITE/BUILDING

4. RELATIONSHIP TO ADJOINING PROPERTIES

5. SITE CONSTRAINTS
TREES
ACCESS/PARKING
LEVELS
BOUNDARY TREATMENT

OTHERS
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ARBORFIELD PARISH CONSULTATION SHEET ﬂb—r.-"'“"'"’”:g(«j_”
5

CASE OFFICER:

APPLICATION NUMBER:

SITE:

PROPOSAL:

COMMENTS BY:

-t ST e
oSN S

. m..._m—-zr:ﬂ“ﬁ'—r o
PLANNING “‘—ﬂ‘JaL“ Lf;‘,_ e
-“61"'"" Vs P
P v i T

[:\l,P ﬂﬂﬂﬂﬂﬂﬂﬂﬂ e s e

Mrs A. Odell *Eg--——-—-‘"““'“mwwafim S
(ol SV

99/69061/F m,,,.ft:,.\. LS

COPIES TO: e
Eversley Road “Atborfield=——

Demolition of existing building, erection of replacement
building & its use for parking & maintenance of
transport/haulage contractors vehicles with vehicle
manoeuvring & staff parking on associated land.
Replacement of existing boundary fence, removal of
part of existing hard surfacing and provision of new
landscaping.

6 March, 1999

COMMENTS:

This application appears to differ only very slightly from 98/68559/F, submitted at the end

of last year.

The main objections put forward by the Parish Council at that time still apply, in that the
proposed development would be inappropriate in the countryside in a designated ’gap between

settlements’.

As such, the application is contrary to C2 and C6 of the Berkshire Structure Plan, Policies
WCC1 & WCC2 of the Wokingham District Local Plan, and LTV2 and LC1 of the Loddon

Area Local Plan.

A7 I
SIGNED: (@/

DATE: 7. 2.9

CLERK TO ARBORFIELD PARISH COUNCIL
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FROM: Mrs A Odeli 115 Fis 1999
DATE: 10 February, 1999
TO: Environmental Design
Urban Design andscape Trees Conservation
Location. Land North of Long Copse Eversley Road Arborfield
Proposal: PROPOSED DEMOLITION OF EXISTING BUILDING

ERECTION OF REPLACEMENT BUILDING & ITS USE
FOR PARKING & MAINTENANCE OF TRANSPORT/
HAULAGE CONTRACTORS VEHICLES WITH VEHICLE

MANOEUVRING & STAFF PARKING ON ASSOCIATED LAND
REPLACEMENT OF EXISTING BOUNDARY FENCE REMOVAL

. OF PART OF EXISTING HARD SURFACING AND PROVISION OF
NEW LANDSCAPING

Application Number: 99/69061/F

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

Tazes o LWV\%AW/\QQ, ESvnvmennls

Frevows St apoly
.~ga~rv\ﬂ_ .C’Wyv\/\ Ay Lo cafe '&h"""’"‘j
‘h\QM Cross dolion o TSI, M b
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WOKINGHAM DISTRICT COUNCIT——1RO~
MEMORANDUM 2o MAL 48
COPIES T0: [noi:
FILE:
From: Pauline Beever My=Ref:*=—P—§B'ﬂ§M=\K}LA = s
Environmental Protection & Housing
To:  Mrs A Odell Your Ref:
Planning

Date: 16 March 1999

PLANNING APPLICATION NO. 99/69061/F

LOCATION: LAND NORTH OF LONG COPSE, EVERSLEY ROAD,
ARBORFIELD.

PROPOSAL: DEMOLITION OF EXISTING BUILDING. ERECTION OF
REPLACEMENT BUILDING AND USE FOR PARKING/MAINTENANCE OF
TRANSPORT HAULAGE CONTRACTORS

] have some reservations in that the proposal is sited adjacent to a residential caravan
park. I would like the following conditions attached should Members be minded to
grant consent.

1. Construction operations for which noise is audible at the site boundary shall
only be carried out between 07.30 hours and 18.00 hours Monday to Friday, 09.00
hours and 13.00 hours on Saturdays and at no times on Sundays, Public or Bank
Holidays without prior agreement in writing from the Planning Authority.

Reason: In the interests of the amenities of neighbouring occupiers.

Informative: The applicant is advised to seek prior consent (Section 61, Control of
Pollution Act 1974) to ascertain the extent of additional construction noise conditions
that may be imposed. For further information contact the Environmental Protection
and Housing team.

2. Operations for which noise is audible at the site boundary and/or nearest
residential boundary shall only be carried out between 07.30 hours and 18.00 hours
Monday to Friday, 09.00 hours and 13.00 hours on Saturdays and at no times on
Sundays, Public or Bank Holidays without prior agreement in writing from the
Planning Authority.

Reason: In the interests of the amenities of neighbouring occupiers.
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3. Noise resulting from the use of any plant, machinery or equipment shall not
exceed a level of 5DB(A) below the existing background level (or 10dB(A) below if
there is a particular tonal quality) when measured according to British Standard
B54142.1990, at a point one metre external to the nearest noise sensitive premises.

Reason: In order to protect the amenities of neighbouring occupiers.

Informative: The applicant is advised to refer to Planning Policy Guidance PPG24,
Planning and Noise.

4, Commercial vehicles (including fork lift trucks) shall only be started up,
manoeuvred, operated, loaded or unloaded between 07.30 hours and 18.00 hours
Monday to Friday, 09.00 hours and 13.00 hours on Saturdays and at no time on
Sundays, Public or Bank Holidays without the prior agreement in writing of the Local
Planning Authority.

Reason: In the interests of the amenities of neighbouring occupiers.

5. All plant, machinery and equipment (including fans, ducting and external
openings) to be used by reason of the granting of this permission shall be so installed,
maintained and operated so as to prevent the transmission of noise and vibration in the
vacinity of the premises. A scheme of works for protecting neighbouring occupiers
from noise generated shall be submitted to and approved in writing by the Local
Planning Authority.

Reason: In order to protect the amenities of neighbouring occupiers.

Informative: The applicant is advised to refer to Planning Policy Guidance PPG 24,
Planning and Noise.

PAULINE BEEVER
ENVIRONMENTAL HEALTH OFFICER

iy S



WOKINGHAM DISTRICT COUNCIL

PLANNING APPLICATION
Town and Country Planning (General Development Procedure) Order 1995

NOTICE UNDER ARTICLE 8

| give notice that the applicant(s) named below have applied to the
Wokingham District Council for planning permission:

APPLICANT: D R Walker
APPLICATION NUMBER: 99/68061/F
SITE: Land North of Long Copse Eversley Road, ArborfieldArborfield

PROPQOSAL: PROPOSED DEMOLITION OF EXISTING BUILDING
ERECTION OF REPLACEMENT BUILDING & ITS USE FOR
PARKING & MAINTENANCE OF TRANSPORT/ HAULAGE
CONTRACTORS VEHICLES WITH VEHICLE MANOEUVRING
& STAFF PARKING ON ASSOCIATED LAND.
REPLACEMENT OF EXISTING HARD SURFACING AND
PROVISION OF NEW LANDSCAPING.

THE APPLICATION IS BEING ADVERTISED IN THE READING
CHRONICLE NEWSPAPER ON 26.02.99 FOR THE FOLLOWING
REASON(S):-

PROPOSAL IS CONTRARY TO THE DEVELOPMENT
PLAN

Anyone who wishes to make representations about this application should
write within 21 days of the date of this notice to the case officer, Mrs A Odeli,
Planning Services, P.O. Box 157, Civic Offices, Shute End, Wokingham,
RG40 1WR where and within which period the applications, plans and other
documents submitted with them may be inspected during all reasonable
working hours.

Dated: 26.02.99 - Dis plaget by A oslote
Carol Rimmer 22 99
Development Control Manager

Civic Offices

Shute End

Wokingham,Berks, RG40 1TWR

' 967



Received by Wokingham District Council

Application No: 99/69061/F

Applicant: D R Walker

Proposal: PROPOSED DEMOLITION OF EXISTING BUILDING
ERECTION OF REPLACEMENT BUILDING & ITS USE
FOR PARKING & MAINTENANCE OF TRANSPORT/
HAULAGE CONTRACTORS VEHICLES WITH VEHICLE

MANOEUVRING & STAFF PARKING ON ASSOCIATED LAND
REPLACEMENT OF EXISTING BOUNDARY FENCE REMOVAL

OF PART OF EXISTING HARD SURFACING AND PROVISION OF
NEW LANDSCAPING

Location: Land North of Long Copse Eversley Road
Arborfield

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
& ¥ri. 9.30am - 5.00pm Tues, 9.30am - 1.00pm Saturday. closed all day Wednesday)

Comments should be sent in writing QUOTING THE APPLICATION NUMBER to the
Case Officer Mrs A Odell P.O. Box 157 Council Offices, Shute End, Wokingham
Berkshire, RG40 1WR to arrive on or before 6th March 1999. 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.

Development Control Manager 9 6 8
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the land/ buildings to which the application number ~
relates.

Address of site W \M /1' Lfvylovw

| have today displayed the site notice(s) in a prominent Tosltion Ol'l

® i, I Kb MM

Signed m@

Date 17/ q// 44
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Pg:tige - Do not affix Postage Stamps if posted in
will be P Gt. Britian, Channel Islands, N Ireland
by licensee

or the lsle of Man

Business reply service
License no. RG147

Planning Services

Environmental Services Department
Wokingham District Council
Council Offices

Shute End

Wokingham

Berkshire RG40 1BR
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ACTION REQUIRED BY CENTRAL SUPPORT

FEE: Recaived .2.2.=.C.2  Required ... Additional .................. S T S
Jon Pernd om Ci&[b&SS“l\F

Enforcement Section o be Notified || ............. /' Local Members to be Notified m&

. \0-2 -449
ADDITIONAL INFORMATION REQUIRED FOR VALIDATION
| Date Requested ) Date Received

3. 1/2500 OS LOCATION RLAN

showing property edged

RED/BLUE

' @: 11500 BLOCK PLAN showing

EXISTING + PROPOSED

DEVELOPMENT + ADJ.
3, FORMS UNSIGNED
4, CORRECT S.66 CERTIFICATE
5. A CLEARER/COLOURED print

for display at Cttes of DRWG

NOS:-

8. ELEVATION PLANS:-

7. FLOOR PLANS:-

8. METRIC SCALE: Scale disdaimer

9. Listed Building Application

10. Encroachment Letter
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...................................................................................................................
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nobui Bradbeer

Planning& Development Consultancy

20 Lansdown Parade, Cheltenham, Glos. GLS0 2LH Tel: 01242 577151 Fax: 01242 527151

Environmental Services Department My Ref. RWB/157
Planning Services 4 February 1999
Wokingham District Council

PO Box157 o i aaa e ey
Shute End CB.FERTS3Y9% 62067

Wokingham Berkshire RG40Q 1WR

For the attention of Mrs Angela Odell
Development Control Team

Dear Mrs QOdell

LAND AND BUILDINGS NORTH OF LONG COPSE READING ROAD
ARBORFIELD

PROPOSED REDEVELOPMENT OF EXISTING INDUSTRIAL BUILDING -
REVISED PROPOSAL

| attach a completed planning application in respect of the following
proposal at this site:

Proposed demolition of existing building, erection of replacement
building and its wuse for parking and maintenance of
transport/haulage contractors vehicles with vehicle manoeuvring
and staff parking on associated land. Replacement of existing
boundary fencing. Removal of part of existing hard surfacing and
provision of new fandscaping

The application comprises the following documentation which is
attached:

. Certificate of Ownership and Agricultural Holdings
Certificate dated 04/02/99.

. Six copies of the Part 1 and Part 2 application form dated
04/02/99.

. Six copies of each of the following plans:
157/98/1C location plan and site plan
001A proposed elevations
002A floor plan
DO5A sections

. Product leaflet from WH Baker concerning the proposed
fencing.

Robin Bradbeer BA (Hons) MRTPI Chartered Town Planner 157937 3
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The planning merits of a comprehensive rationalisation of this site were
set out to you fully under the previous application {98/685569/F). For
your convenience a copy of my covering letter dated 23 October 1998
which accompanied that application is attached.

Following consideration of your written report on application 98/68559/F
it is apparent that the scale of the proposed floorspace increase was a
concern which was reflected in the reason for refusal given in the Notice.

In tandem with lodging an appeal against refusal 98/68559/F the
applicant is prepared to submit this revised proposal as a compromise
which could avoid the need to proceed with the earlier appeais.

This revised proposal omits the canopy shown previously on the west
side of the building. Deletion of this part of the building results in a
significant floorspace reduction causing the floorspace increase to fall
from 72% to 48%

GFA m?
EXISTING BUILDING 380
PROPOSAL 98/68559/F 654 (+ 72%)
THIS REVISED APPLICATION 564 (+ 48%)

This revision would prevent covered storage of the low loader and
necessitate its removal from the site. This would impose a cost and
inconvenience upon the applicant. Whilst such an outcome would be
less satisfactory to him than the original proposal he would be prepared
to tolerate this.

If you wish to discuss any aspect of this application please contact me
directly.

MWLW

ROBIN BRADBEER Enc.

=S4 4
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1789/a

Application No,

Please {ill in both Certificate

A,

B, C or the

D and

Agricultural Holdings Certifi-

cate.

Delete sections not

relevant.

{a)

‘Owner” means a person
having a freehold interest
or leasehoid interest the
unexpired term of which is
not less than 7 years.

OR

+ See Note (a) to Certificate A

(b}

(c)

(d}

OR

Insert description of steps
taken.

Name of local newspaper
circulating in the area
where the land is situated.

Date of publication (which
must be not eariier than the
beginning of the period of
21 days ending with the
date of the application).

&b
SECTION 66 CERTIFICATE }4
S

08 FiD 1359 6206 \e«p

CERTIFICATE A

1 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 awner of
(a) of any part of the land to which the application relates. -

_

| certify that:

Owner’s(a) name

CERTIFICATE B

| have/The applicant has* given the required np#€e to everyone else who,
at the beginning of the period of 21 days”ending with the date of the
accompanying application was the ownerf{a) of any part of the land to which
the application relates, as listed petOw.

Address®at which notice

: Date on which
(e"served

notice was served

| certify that

of the land to which th::;ﬂﬁgi
Owner’'s{a) name Add at which notice

CERTIFICATE C

@ IIThe applicant* cannot issued a certificate in accordance wi
paragraph (a) ar paragraph {b) of Section 66(1) of the Act in pect of the
accompanying application.

® I have/The applicant has* given the reguifed notice to the persons

specified below, being persons who at the#Beginning of the period of 21

days ending with the date of the applic&tion were owners (a) of any part
relates.

Date on which
notice was served

| have/The applicant has* taken all reasonable steps open to me/him/her* to
find out the names and addresses of the other owners (a) of the land, or of a
part of it, but have/has* been unabie to do so. These steps were as follows:

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




1789/b

OR

(b) Insert description of steps
taken

(c) Insert name of I[ocal
newspaper circulating in
the area where the land is
situated,

(d) Insert date of publication
{which must not be earlier
than the beginning of the
period of 21 days ending
with the date of the
application).

CERTIFICATE D

I centify that

® |/The applicant cannot issue a certificate in accordange®with paragraph
(a) of Section 66 of the Act in respect of the accom/mn’t}'ing application,

@ |/The applicant have/has taken all reasonablgssteps open to me/him/her
to find out the names and addresses of everwné else who, at the beginning
of the period of 21 days beginning with tHe date of application was the
owner {a) of any part of the land to whic‘r;,the application relates, but havefhas
been unable to do so. These stepgsWere as follows:

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

® Notice of the afiplication as attached to this Certificate, has been published in

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

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

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,

OR

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

alternative and insert “not applicable” as the information required by the second
alternative.

@ None of the land to which the application relates is, or is part of, an agricultural

hoiding.
@

® | have/The applicant has given the requi
my/him/herself who, at the beginnin
date of the application, was a te
the land to which the applicat

natice to every person other than
the period of 21 days ending with the
of an agricultural holding on all or part of
relates, as follows:

Tenant's name ress at which notice Date on which

was served notice was served

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

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

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

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

Certificate under Section 66
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Please answer ALL QUESTIONS in BLOCK LETTERS. If a question is -
not applicable, answer NfA in space. Please submit SIX copies of this
form and plans to:- : :

THE DISTRICT PLANNING OFFICER

WOKINGHAM DISTRICT COUNCIL

PLANNING DEPARTMENT

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

WOKINGHAM DISTRICT COUNCIL
PLANNING APPLICATION

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

PART 1

D.R. WALKER -

C/O AGENT

Robin Bradbeer
Planning&: Development Consultancy
20 Lansdown Parade, Cheltenham, Gloucestershire GL50 2LH

[

01242 577151

. . ;
LAND AND BUILDING TO THE NORTH OF LONG COPSE

" READING ROAD ARBORFIELD

PROPOSED DEMOLITION GF EXISTING BUILDING. ERECTION -
OF REPLACEMENT BUILDING AND ITS USE FOR PARKING AND
MAINTENANCE OF TRANSPORT/HAULAGE CONTRACTORS
VEHICLES WITH VEHICLE MANOEUVRING AND STAFF PARKING

ON ASSOCIATED LAND. REPLACEMENT OF EXISTING BOUNDARY
FENCING. REMOVAL OF PART OF EXISTING HARD SURFACING

AND PROVISION OF NEW LANDSCAPING.

05526

OWNER

157/98/1C; O01A; DO2A; DO5A;




176%9%

TRANSPORT YARD TQO INCLUDE ANCILLARY MAINTENANCE
AND REPAIR OF COMMERCIAL VEHICLES

YESINO

YES/ NG~

NO

b viRhAh S

PVC STEEL CLADDING. - DARK GREEN
FACING BRICKS - S'AMPLE_ES TO BE AGREED

PROPOSED 2.4m HIGH STEEL PALISADE FENCE
WITH SPLAYED TOP PAINTED GREEN (RAIL: 8005)

TO SOAKAWAY

SEPTIC TANK _

SRR O

"REFERTO PLAN
NO CHANGE PROPOSED

NOT APPLICABLE -

NONE. REVISED APPLICATION SUBMITTED
" WITHIN 12 MONTHS OF REFUSAL 98/68559/F
ON 14 JANUARY 1999

D.R. WALKER 4 FEBRUARY 1999
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PLANNING APPLICATION PART 2

RS

SUI GENERIS
(REFER TO PART1.11)

ceepthe

TRANSPORT YARD TO INCLUDE ANCILLARY MAINTENANCE
AND REPAIR OF COMMERCIAL VEHICLES .

a) D. B. WALKER PLANT HIRE (READING) LTD __ %~ -
OPERATE FROM THE SITE :

e T, AT T

b} NO

10 PERMANENT
2-6 CASUAL




17694 YOUR PLANNING APPLICATION

WHY DO YOU NEED TO MAKE A PLANNING APPLICATION ?

New buildings, major aitarations and enlargement of existing buildings, and many changas in the use of buildings and
land need planning permission. ) )

The Town and Country Planning Acts impose a duty on Local Authorities to controt these changes, and this means
that a balance has to he found betwesn the need and pressure for change, and the desire to protect the character of
settiements and the countryside.

The merits of each application are, therafore, carefully examined.

WHAT ELSE MAY YOU HAVE TODO?

Listed Buiiding Consent: for works to a Listed Building; or for demolition works on land within the curtilage
. of a Listed Building or within a Conservation Area.
Advertisament Consent: for the display of advertisements or signs

Building Regulation Approval: for most new building or construction work.
Special forms are available for these types of applications.
You should aiso check whether there are any other regulations with which you may need to comply.

Bl

WHAT HAPPENS TO THE APPLICATION ?

1t will first be checked to see if it is complete and if itis, it will be registered. _ @

Consultations will be carried out with publi;: and other bodies, such as the Highway Authority, or Local
Parish Councils, > ) v

3

Publicity may be given to allow tocal p':eople the opportunity to.mmment 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 siandards (such as parking, or visibility at road junctions}, and any
other material considerations. '

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

The appiication will then be considered either by a Planning Committee or Sub Committee {(made up of Councilloes)
or iy the Chief Officerresponsible for planning matters. Objections to an :s:3plication will be taken into consideration
by’ the Committee or the Chief Officer. s '

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

HOW LONG WILL IT TAKE ¥

An application will generally be determined within eight weeks although a langer period may sometimes be required .
for a complicated application. '

WHAT SORY OF DECISION CAN BE MADE ?

- Your application may be approved.

Your‘ap-plication may be approved subject to certain conditions. These could impose restictions on the use of land
or buildings, or require further details to be approved at a iater stage, (e.g. materials or fandscaping).
You may appeal against the conditions, but this apens the entire periission to review by the Secretary of State,

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

WHAT HAPPENS IF THE APPLICATION IS REFUSED ?

You have the right 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 2 Public inquiry.

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

DATA PROTECTION ACT 1984

‘Information contained in this form is likely to be persgnal data within the terms of the Data Protection Act 1984,
and _s such will ba held by the Council an computer (such as the PLANAPS applications processing system| and
may be used by the Councii only for purposes ragistared under the terms of the Data Protection Act.’




Highfield Park

‘A

Site Plan, Scale: 1 to 1250

This copy has been produced specifically for Planning
and Building Control purposes only. Mo further copies
may be made. Unauthorised reproduction infringes
crown Copyright and may lead to prosecution or civil
proceedings.

Reproduced from the Ordnance Survey mapping with the
permission of the Controller of Her Majesty's Stationery
Office. ® Crown Copyright.

Wokingham District Council, Licence No. LA086134

Date: 9 February 1999
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APPLICATION NO.69061

Name of appellant:
DR Walker

Site address:Land And Buildings North
Of Long Copse, Reading Road, Arborfieldi}

Proposal:Proposed  demolition

use for parking and maintenance
transport/haulage  contractors  vehicles
vehicle manoeuving and

associated  land.

hard surfacing and provision of new landscaping. :

Case Officer:AQ
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The Planning Inspectorate

Room 1404 _ Direct Line 0117 - 987 8927

Tollgate House o Switchboard 0117 - 987 8000

Houlton Street o Fax No 0117 - 987 8139
Bristol BS29DJ . GTN 1374 - 8927

E-miil ENQUIRIESPINS @GTNET.GOV.UK

Mr R Bradbeer BA(Hong o} Ref:
Planning & Developmen} fonsul i :

Fd
i

20 Lansdowne Parade | avp IR £: :
CHELTENHAM cS . - PD(0360/A/98/297286/P5
Gloucestershire - < anc 1999 T/ P/X0360/A/98/ 1017474/P5
GLS0 2LH 05 Al T APP/X0360/A/99/1021642/P5
COPIES TO: ' \‘_7:__ - 02 AU6 1999 '
— g — 77

Dear Sir

TOWN AND COUNTRY PLANNING ACT 1990, SECTION 78 AND SCHEDULE 6
APPEALS BY D R W. | | - o o

AP ALKER
APPLICA_TION NOS: 97[;__‘6924/\7 ’ 98/685&9/1* & 99!692)_-611!"

1. The Secretary of State for the Environment, Transport and the Regions has appointed
me to determine your client’s appeals against the following decisions of the Wokingham
District Council, all relating to land to the north of Long Copse, Reading Road, Arborfield,
and for which I held a local inquiry on 29 and 30 June 1999. '

Firstly, to refuse an application for planning permission under Section 73 of the Town
and Country Planning Act 1990, for the development of land without complying with
a condition subject to which a previous planning permission was granted. The
planning permission was No 43811(F) dated 10 April 1996 for the change of use of
land and building to non-agricultural storage/vehicle maintenance workshop.

. The condition in dispute provides that:- |
"the use hereby permitted shall be discontinued on or before 31 Decembes-
The reason for the condition:-

"in order that the future of the uses on this part of the enclave can all be dealt.
with at about the same time, and in order to give an opportunity for
alternative premises to be sought in the meantime.” (Appeal A).

. Secondly, to refuse planning permission for the proposed demolition of an existing
building, erection of a replacement building and its use for parking and maintenance
of transport/haulage contractors vehicles with vehicle manoeuvring and staff parking
on associated land; replacement of existing boundary fencing; -and removal of part
of existing hard-susfacing and provision of new landscaping; (Appeal B).

- And thirdly, a révised. scheme with the same deScription as that for Appeal BT
.(AppealC). ' . : o L
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2. It was agreed at the inquiry that your client’s. business does not come within any of
the standard Use Classes, and should therefore be considered to be a sui generis use for the
purposes of these appeals. As a separate point, a covering letter submitted with the
Appeal A application requested a variation of the time limit to allow continued use until
31 December 2000. However, from discussions at the inquiry both parties agreed that I
should consider the use being allowed to continue until at least 30 June 2002. 1 have
therefore determined Appeal A on that basis.

Main Issue

[

3. FI' [} [d VL LA, 1CdIu aIa—SeCIr, CORSIOC ERCInait o e ASES-15tHE

effect the appeal proposals would have on the character and appearance of the surrounding

area, having regard to the relevant development plan policies which seek to protect the

countryside and encourage employment. Because of the general similarities between Appeals
£

B and C, I shall deal with these 2 appeals together. L

gl

Development plan policies

4. The development plan for the area comprises the Berkshire Structure Plan 1991-2006,
incorporating Alterations adopted in August 1997 (BSP), and the Loddon Area Local Plan,
1995 (LALP). Policy C6 of the BSP defines green gaps.and wedges as important open areas
which are of special significance because they provide physical or visual separation of
settlements or communities which ‘are close together. - It indicates that such areas will be
identified in local plans. The other relevant BSP policies drawn to my attention are LD3

(Environmental Impact of Development);.. C2 (Development Outside Built-Up Areas and

Settlements); BU1 (Assessment of Proposals for Further Business, Industrial, Distribution
and Storage Development); and BU2 (Provision of a Variety of Business Premises).

5. With regard to the LALP, you said that as it was 'prepared in the context of the b

previous Structure Plan for Berkshire, it had an end date of 31 March 1996. However, it
still forms part of the statutory development plan, and the Council’s view was that although
no longer relevant for housing purposes, it was still relevant in the context of these appeals.
In these circumstances I intend to accord the appropriate policies significant weight. The
appeal site lies within an area notated on the LALP proposals map as a Separation of
Settlements area. In such areas policy LC1 indicates that development which would eithes
detract from the undeveloped appearance or intensify existing sporadic development will not
be permitted. Other relevant policies are LTV2 (Development in Rural Areas); LC6
(Landscape Management); LC21 (Re-Use or Conversion of Buildings in Rural Areas for
New Commercial Uses); and LE2 (Employment Development on Unidentified Small Sites)-

6.  The Council is also preparing the Wokingham District Local Plan (WDLP), which .

has completed its deposit period, and for which Proposed Amendments were published earlier
this year. Relevant policies are: WOS3 (Development Control Principles); WCC1
(Development in the Countryside); WCC2 (Green Gaps and Wedges); WEM9 (Identified
Local Need - Units for Uses that have a Detrimental Impact on Residential Amenity);
WEM12 (Identified Local Need - General Industrial, Storage and Distribution- Areas);
WRE2 (Re-Use and Adaptation of Rural Buildings for Commercial Uses); and WRE4
(Development on Existing Employment Generating Sites Outside Settlements).. The Council
has adopted this plan for development control purposes but I consider it to still be at a
relatively early stage of preparation, as a public inquiry (into matters other than major-
housing south of the M4), is not due until 2000, In these circumstances I shall only accord

R 086
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the above policies limited weight. I have also noted that objections have been lodged to

‘policies WCC2 and WEM9 on behalf of the Appellant.

The appeal site and sarrounding area

7. The appeal site comprises some 0.53ha located within an area of countryside, ‘about
1km to the south of the settlement of Arborfield Cross and some 250m to the west of the

* A327 Reading Road. It has been used by the Appellant since 1994 as the operating base for

his business as a plant and haulage contractos. The temporary planning permission granted
in 1996 expired at the end of 1997, and Appeal A seeks to allow that use to continue
lawfully. The site rises gently to the north-west, and contains a large, steel-framed former
agricultural building, clad with light coloured concrete blocks and grey sheeting to the roof,
and with a floor area of about 380sqm. A pair of full-widih metal doors in the northern
elevation give access to the building, which is used as a maintenance workshop/ for the
Appellant’s vehicles, and for covered parking. : 1

A
. Fi
8.  The remainder of the site comprises a vard of beaten earth and hardcore, and with
the exception of a few cars parked to the east of the building and a small amount of open
storage, it was largely cleared. A solid, corrugated metal fence, some 2.5m high runs along
the north-west, north-cast and east sides of the site. The site is served by a surfaced roadway
which also leads to a gypsy caravan site (Highfield Park) which was granted planning
permission earlier this year, located immediately to the east of the appeal site. .Other lawful
or permitted development to the south and east of the appeal site comprises an electricity sub-
station, the Bound Oak industrial area and the former Poperinghe Barracks. In addition there
is an unauthorised scrapyard located to the south of the appeal site, for which appeals against
enforcement notices were dismissed in 1998. These areas all take access from the A327 by
means of a wide tarmac surfaced junction. - Open fields for grazing lie to the north and north-.
east, and a block of woodland known as Long Copse lies to the north-west. Public footpath
No 17 runs in a roughly south-west/north-east direction along a ridge in the fields to the
north-west of the site. - - ' . o

Consideration of Appeal A

9. Circular 11/95: The Use of Conditions in Planning Permissions, indicates that a
second temporary permission sh uld not normally be granted, but that is what has been
specifically applied for in this case. As the temporary permission granted in 1996 (reference
TIAPPIH033OIAI9SIZS7.084/P8), only ran for some 20 months, it did not seek to control
those areas of the site which could be used for storage or vehicle parking and manoeuvring.
1 acknowledge that 1 could impose conditions to address these matters if I were minded to
allow this appeal, but of more concern is the lack of Jandscaping to help shield both the
existing building and the activity on the site. In my opinion it would not be reasonable to
expect significant landscaping to be provided, for a permission which would only run for
some 3 years. - '

10.  Insofar as the proposal would re-use an existing building, it would not conflict with
the aims of BSP policy C2. However, it is clear to me thit your client’s business . is
somewhat hampered by the size and design of the existing building. Vehicles lave to be
stored inside in 3 or 4 rows, and all have to enter, exit and manoeuvre at the northern end
of the building and site, where this activity can more easily be seen from footpath No 17.
As I'have already concluded that the requirement for comprehensive landscaping would not.
be reasonable in this case, 1.consider that this manoeuvring and parking of large vehicles in

-3-.
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the open would have an unacceptable impact on the countryside. The proposal would
therefore not fully accord with policy C2. For the same reasons it would also conflict with
BSP policies LD3 and C6. I consider that the proposal would not fall into any of the
categories of development indicated to be acceptable in rural areas under LALP policy LTV2
and again, the absence of comprehensive landscaping means that in my opinion the proposal
would oonfllct with’ the other pohcnes regardmg the lmpact of development in the area.

11. BSP pollcy BUl detalls -a number of cnterla agamst which proposals for busmess,
industrial, distribution and storage development will be assessed, and.in my opinion, the
Appeal A proposal does not conflict with this policy. However, the fact that 1 have
concluded that it would not be reasonable to require-landscaping with this proposal means
that there would be a conflict with criterion ‘C’ of the LALP employment policy LE2. For
similar reasons I consider that the proposal would conflict with emerging WDLP policies
WRE2 and WRE4. In view of all the above points I conclude that the Appeal A proposal
would have a harmful effect on the character and appearance of the surrounding area and
would, on balance, conflict with the adopted and emerging development plan p hcxes to
which I have teferred : _

12. - A material consideration is the fall-back position of an extant planning permission for
. Class B1(c) use of the existing building and site, granted in November 1995. The Council

accepted that if the cusrent appeals. fail, this permission will be implemented, although

perhaps not by your client. In any case, even if the current permission were to lapse, the

Council acknowledged that it is likely it would re-grant the permission, if applied for. In

these circumstances I see no real likelihood that the site would revert to being unused and

therefore, in my opinion, the degree to which it will contribute to the green gap or separation

between settlements is extremely limited. However, it is my. judgement that the Appeal A

proposal would be more harmful than the fall-back position, as the Class B1(c) use would

bring with it improved landscaping which would help to shield activity on the site.

Consideration of Appeals B and C -

13. The Appeal B and C proposals would both entail the demolition of the existing
building and its replacement with-a new, steel-framed building to be finished externally with
dark green steel cladding to the roof and walls. This building would provide 10 separate
garage spaces, each served by its'own roller shutter door, along the eastern elevation, with
2 of these spaces doubling up as workshop bays. Each vehicle would therefore have its own
independent access to the building, thereby removing the need for excessive manoeuvring at
the northern end of the site. . The building would have a greater. internal height than the
existing building, but as it would be cut into the ground, the ridge height would be no
higher. The basic building for- Appeal C would have a floor area of some 564sqm (48%
larger than the existing building). This would increase to 654sqm for Appeal B (72% larger
than existing), by the addition of a lean-to canopy attached to the western side. In addition,
a washdown hard-standing would be situated on the west side of the building, and a parking
area for 16 cars would be laid out towards the centre of the western boundary. Both
proposals also offer a landscapmg scheme, detailed. on Dtawmg No LMSIJ4ILCII
revision A, tabled at the i mqmry .. : ‘

14.  For reasons detailed below, I am not convmced that the proposals would confhct with
the aims of BSP policies LD3 and C2, or with LALP policy LE2. Furthermore I consider
that the proposals would generally accord with the aims of BSP policies BU1 and BU2.
However, as the appeal site lies within a Separation of Settlements area/Green Gap, I
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consider that the proposals conflict with the aims of BSP policy C6 and LALP policy LC1.
They do not, therefore, accord with the development plan. '

15. However, turning to other material considerations, it is my opinion that the extant.
planning permission for Class B1(c) use of the existing building and site carries a much
greater significance with regard to Appeals B and C. 1 consider that these cases turn on
whether the appeal proposals would have a greater or lesser impact than the permitted Class
B1(c) use would have. In undertaking this comparison I am also mindful of the fact that the
Highfield Park gypsy site, immediately to the east, now has a permanent permission. I
accept that in granting permanent planning permission for this development my colleague
Inspector concluded that the acknowledged harm that would be caused to the environment
and-countryside policy aims, would be outweighed by the social and humanitarian benefit in
the very particular and exceptional circumstances in that case. However, notwithstanding this
point, the site now lawfully exists and has introduced the visual impact of buildi}l;s and
P

parked vehicles adjacent to the appeal site. .
. : F

'16.  The Class Bl(c) permission requires a landscaping scheme to be agreed with the

Council, and implemented, with the approved plan showing a belt of additional planting and
landscaping around the north-west, north-east and eastern boundaries of the site. In addition
the existing metal fence would be retiined. In my: opinion these proposals compare
unfavourably with the more comprehensive landscape scheme which accompanies Appeals
B and C, comprising proposed mounding to continue that provided for the adjacent Highfieid

_ Parkesite; a landscaped area some 33m deep at the northern end of the site; and replacement

of the existing metal fence with an open palisade type fence, painted dark green.
Furthermbre, while the extant Class B1(c) permission is subject to a condition which prevents
storage and industrial or business uses taking place outside the building, it does not restrict
the parking, manoeuvring and loading of vehicles. - .-~ S

17. I saw from my inspection that glimpsed views of the north facing gable end of the
existing building are possible from a significant length of footpath No 17. However, because
of the distance of the footpath from the-appeal site (some 170m at its closest point), and

because of the tree cover offered by Long Copse, the existing building did not appear-unduly .
obttusive. The proposed building would be some 7m longer and about 2.5m wider, with the -

canopy in Appeal B adding a further 4.5m. However, 1 consider that the increased length
would not be particularly noticeable in most distant views, as the building would appear
foreshortened, and the gréater width would be largely shielded by trees. Furthermore, in
time the proposed landscaping would improve the shielding of the site and the building. I
acknowledge that the impact of the new building would be somewhat greater from viewpoints
on footpath N6 17 close to Long Copse, but the greater length of the building would again
be largely screened by the Long Copse trees adjacent to the site. Even though these trees

are deciduous, I consider that some screening would still be provided in winter months, and

a new hedgerow is proposed on:this boundary, such that the overall impact on the
surrounding area would not be unacceptable. : : _ .

18. I have had regard to the Council’s concerns that Class B1(c) uses are by definition
relatively unobtrusive and neighbour friendly, and that the fall-back position would therefore
be less harmful than these proposals. In addition the Council considered that as the plan
which accompanied the Class B1(c) application showed the existing building divided into
4 small units, any change to fewer units, which could attract larger employers to the site,
would probably be a material change of use. This, however, would clearly be a matter of
fact and degree, dependent on the particular circomstances of any such proposal. In my g

.:_#3-“:; - 5 S
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opinion there is no way of controlling the number or type of vehicles which could lawfully
visit and park on the appeal site under the fall-back position, and I am therefore not
persuaded that the appeal proposals would be more harmful. Indeed, the normal working
routine of your client’s business indicates that there would be a strong likelihood that
movements to and from the site 1tself throughout the day, would be fairly limited.

19.  Inview of the above points I therefore conclude that despite there being a conflict in
principle with the Green Gap policies, neither the Appeal B nor the Appeal C proposal would
have an unacceptably harmful effect on the character and appearance of the surroundmg arca,
particularly when oornpared to that which could arise if the fall-back Class B1{(c) permission
was implemented. In fact in many respects I consider that there would be an overall visual
improvement, as a result of the less obtrusive fence, the more subdued coloured cladding
proposed for the new building, and the comprehensive landscapmg, which would also serve
to provide some additional screening for Highfield Park. . f [

Overall conclusions

20. - ‘Therefore, drawing together my conclusmns on these eases, my adverse findings w1th
regard to Appeal A mean that I shall dismiss this appeal. However, my favourable findings
with regard to Appeals B and C mean that I shall allow these appeals, subject 10 a number
of conditions based on those discussed at the inquiry. In order to ameliorate the impact of
the development I agree that conditions restricting the number of heavy goods vehicles
(HGVs) that can operate from and be maintained at the site; defining where open storage
should not take place; controlling the provision of external lighting and the lours of activity
on the site; and controlling the materials to be used for the external cladding, the new

fencing and any hard surfacing are all reasonable and necessary. 1 shall also impose’

conditions requiring details of the proposed landscaping scheme and the construction of the
proposed retaining wall to be agreed with the Council and for the proposed fencing to be
erected, in order to ensure a satrsfactory scheme.  In my opinion the condition relating to the
storage and disposal of waste is not necessary as it duplicates control available under other

legislation. As it was agreed that your client’s business should be considered as a sui generis

use for the purposes of these appeals, the suggested condition relating to development under
Part 8 of Schedule 2 to the Town and Country Planning (General Permitted Development)
Order 1995 is not necessary. _
Other considerations

21.  The Council expressed fears that the appeal -proposals could create a precedent, if

permission were granted, and it submitted details of a number of court cases which it

considered to be relevant. However, I have assessed these proposals on their own particular
merits, and in light of all the relevant circumstances pertaining to them and to the appeal site,
and consider it unlikely that directly comparable circumstances would re-occur elsewhere to
any significant degree. The Council was also concerned that a oonsequenoe of allowing these
appeals would be to isolate part of the unlawful scrapyard siteated in the green. gap.

However, as this would also be the case if the Class B1(c) permission were rmplemented

this matter carries insufficient werght to affect my decrsron :

22. 1have consrdered all other miatters raised but they are not sufficrent to outweigh the
considerations which have led me to my conclusrons
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Decisions

23.  For the above reasons, and in exercise of the powers transferred to me, T hereby
dismiss Appeal A, but allow Appeals B and C and grant plabning permission for the
proposed demolition of an existing building, erection of 2 replacement building and its use
for parking and maintenance of transport/haulage contractors vehicles with vehicle
manoeuvring and staff parking on associated land; replacement of existing boundary fencing;
and removal of part of existing hard-surfacing and provision of new landscaping, on land to
the north of Long Copse, Reading Road, 'Arborfield, in accordance with the terms of the
applications (Nos 98/68559/F and 99/69061/F) dated 23 October 1998 and 4 February 1999
respectively, and the plans submitted therewith, both subject to the following conditions:

1. the development hereby permitted shall be begun before the expiration of
‘ 5 years from the date of this permission; - , {; “

2.  no development shall take place until samples of the materials to bejused in

' the construction of the external surfaces of the building hereby permitted, and
the new fencing and any hard-surfacing have been submitted to and approved
in writing by the local planning authority; development shall be carried out
in accordance with the approved details; !

3. before. the building hereby permittcd' is brought int6 use, th'ie"_existing solid
metal fencing shall be removed and replaced with the approved 2.4m high
palisade fencing, as shown on the approved plans; o

4, before the development hereby approved commences, details of the proposed
retaining wall to be constructed alongside parts of the western site boundary.
shall be submitied to and approved in writing by the local planning authority;

the retaining wall shall be constructed in accordance with the approved details
before the building hereby permitted is constructed;

5. no development shall take place until there has been submitted to and
approved in writing by the local planning authority a scheme of landscaping,
based upon Drawing No LMSL/4/LC/1 revision A, which shall include
indications of all existing trees and hedgerows on the land, and details of any
to be retained, together with measures for their protection in the course of
development; = '

Jandscaping shall be carried out in the first planting and seeding season

(1 November - 31 March) following the building being first brought into use

or the completion of the development, whichever is the sooner; and any trees

or plants which within a period of 5 years from the completion of the

landscaping 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 consent to any variation;

6.  all planting, seeding or turfing comprised. in the approved details of

7. not more than 10 HGVs and 2 trailers shall operate from and be maintained
at the site; only HGVs operating from the site shall be maintained at the site,
and any such maintenance shall take place within the building only;

.‘7-_7‘
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8. the area shown hatched on plan DW1 attached to this letter shall not be used
for any storage purposes, nor for the parking of HGVs operating from the

site;

9. no HGVs shall enter, leave or manoeuvre within the site other than between
the hours of 0600-1900 Mondays to Fridays, 0600-1600 Saturdays and not at
any time on Sundays or Public or Bank holidays;

10.  no maintenance involving running of engines or any other activities which are
audible at the site boundary shall take place other than between the hours of
0600-1900 Mondays to Fridays, 0600-1600 Saturdays and not at any time on
Sundays or Public or Bank holidays; |

11.  there shall be no external lighting on the site without the prior permission in
writing of the local planning authority. f f
24.  These conditions require further maﬁers to be agreed by the local planning authority.
There is a right of appeal to the Secretary of State if it refuses any such application, fails to
give a decision within the prescribed period, or grants a conditional approval. -

25 . The developer’s attention is dfawn to the enclosed note relating to the requirements
.of the Building Regulations 1991 with respect to access for disabled people.

26.  This letter only grants planning permission under Section 57 of the Town and Country
Planning Act 1990. It does not give any other approval or consent that may be required. .
Yours faithfully

David Wildsmith BSc(Hons) MSc CEng MICE FIHT
Inspector =

992




A
J:f‘f
e o Ref No: T/APP/X0360/A/98/297286/P5
- ' T/APP/X0360/A/98/1017474/P5
T/APP/X0360/A/99/1021642/P5
APPEARANCES
FOR THE APPELLANT
Miss Nadia Sharif ' Of Counsel, instructed by Mr Robin
| Bradbeer, Planning & Development
~ Consultancy
She called: : ," :
® | i
. : Py
SN Mr Robin Bradbeer - Agent, Planning & Development
- . BA(Hons) MRTPI - i Consultancy, . 20. Lansdowne. Parade,
: ' Cheltenham, Gloucestershire, '
‘ GLS50 2LH
Mr David P Withycombe Chartered Landscape Architect, Land
- MSc MLI Management Services, 13a West

Street, Reigate, Surrey, RH2 9BL

FOR THE LOCAL PLANNING AUTHORITY

Mr Rupert Warren Of Counsel, instructed by the Solicitor
to the Council
He called: ' o
. Mr Michael L Thorp ' Principal Development Control
eY BA(Hons) MSc MRTPI MCIT Officer, Wokingham District Council
DOCUMENTS
. Document 1 List of persons present at the inquiry on each day
Document 2 Council’s letter of notification of the inquiry and list of
o - persons notified
Document 3 | Newspaper cutting from Wokingham Times (Council)
‘Document 4 Appendices 1-55 to Mr Bradbeer’s evidence
Document 5 . : Appeﬂdicés A-J to Mr Withycombe’s eiridence
Document 6 - ~ Appendices 1-16 to Mr Thorp’s evidence
Document 7 - List of suggested conditions (Council) R ' _ -
Document 8 | L!St of suggested condltxons (Appellant) ' '

.-_lgi_._‘. : 093



Document 9 |

Dochment 10

Document 11

Document 12

Document 13
PLANS

. "Plans A(1-2)
Plans B(1-4)
Plans C(1-4)
Plan D

Correction to Proof of Evidence of Michael L. Thorp

Decision Letter dated 21 November 1996, references
APP/C/96/H1840/642937, 642902, 642305, 642497, 642498
and App/H1840/A/96/263758 (Appellant)

Planning permission relating to Appellant’s other site at
Playhatch Quarry, near Reading, Berks (Appellant)

" Letter from Environment Agency, dated 9 December 1998

(Council)
Bundle of details of 3 Court cases (Council)

Application plans for APP/X0360/A/98/297286
Application plans for APP/X0360/A/98/1017474
Application plans for APP/X0360/A/99/1021642

Landscape Scheme - Drawing No LMSL/4/LC/1 revision A
(Appellant) .

10~
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, the plan DW1, referred o in my decision
| letter reference:

T/APP/X0G360/A/98/297286/P5
T/APP/X0360/A/98/1017474/P5
T/APP/X0360/A/98/1017474/PS

regarding condition No 8.

| Do Wildesdl, .

| David Wildsmith BSc(Hons) MSc CEng MICE FIHT
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Robin Bradbeer

Planning&Development Consultancy

20 Lansdown Parade, Cheltenham, Glos. GL50 2LH Tel: 01242 577151 Fax: 01242 527151

The Planning Inspectorate Ref. No. RWB/157
Room 1004 7 June 1999
Tollgate House

Houlton Street

Bristol BS2 9DJ

For the attention of Mr S Raychell Your Refs.,
Case Officer APP/X0380/A/98/297286

APP/X0O360/A/98/1017474

APP/X0360/A/98/1021642

Dear Mr Raychell

PLANNING APPEAL TO THE SECRETARY OF STATE

TOWN AND COUNTRY PLANNING ACT 1990

APPELLANT: MR D R WALKER

SITE: LAND AND BUILDINGS NORTH OF LONG COPSE READING ROAD
ARBORFIELD BERKSHIRE -

| relation to these appeals | attach the following evidence on behalf of
. the appellant

. Proof of evidence of Mr Bradbeer with supporting
documents

. Proof of evidence of Mr Withycombe with supporting
documents.

| have suggested to the LPA that evidence should be exchanged by hand
on 8 June 1899,

Yours sincerely

[N

ROBIN BRADBEER Enc.

T e

cc.  Wokingham District Council, Ms Z Teekaram]
pl

Rcbin Bradbeer BA (Hons) MRTPI Chartered Town Planner ,mQQ 6



TOWN AND COUNTRY PLANNING ACT 1990
SECTION 78 APPEAL

PROOF OF EVIDENCE OF MICHAEL L. THORP

APPELLANT : D R Walker-

APPEAL SITE : Land North of Long Copse, Arborfield,
' Berkshire '

APPEAL (A) : . Refusal of Permission for the Relaxation of

Conditions - on Approvai 43811 to allow
Continued Use of Land for Non-Agricultural
Storage/ Vehicle Maintenance Workshop
(Application No. 97/66904/V) C

- APPEALS (B) & (C) : Refusal to Grant Permission for the

‘ o Redevelopment of Existing industrial Building,
Replacement of Existing Boundary Fencing,
Removal of part of Existing Hard Surfacing and
Provision of New Landscaping in Connection
with Use of Site as a Transport/ Haulage Yard,
to include Ancillary Maintenance Repair of
Commercial Vehicles (Applications Nos.
98/68559/F & 99/69091/F)

LOCAL PLANNING AUTHORITY REFERENCES  : (A) 97/66904/V
: (B) 98/68559/F
(C) 99/69091/F

DEPARTMENT OF THE ENVIRONMENT, (A) APP/X0360/A/98/297286
TRANSPORT AND.THE REGIONS REFERENCES : (B) APP/X0360/AI99/1017474
(C) APP/X0360/A/99/
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1.00 INTRODUCTION

1.01 | am Michael Leslie Thorp. | hold a Bachelor of Arts Honours Degree in
- Town and Country Planning and a Master of Science Degree in
Transport Engineering and Planning. | am a Member of the Royal
~ Town Planning Institute and of the Chartered Institute of Transport. |
have been employed as Principal Development Control Officer by
Wokingham District Council since April 1998. Previously, | have been
employed on development control matters by Local Planning

~ Authorities for over 18 years.

2.00 BACKGROUND TO THE APPEAL

2.01 Application no. 97/66904/V was submitted on 31 December 1997. The
application was to vary Condition No. 1 of Permission No. 43811 to
allow continued use of the land for non-agricultural storage and use of
the building as a vehicle maintenance workshop. (This: condition
required the use to cease by 31 December 1997). The application was
the subject of the Council's normal consultation procedures and a letter
of- abjection was received from the Parish Council. The application -
was refused under delegated powers on 17 March 1998 This proposal
is now referred to as Appeal A. -

2.02 Appilication no. 98/68559/F was submitted on 30 October 1998. The 9
‘application was for redevelopment of the existing industrial building,
replacement of existing boundary fencing, removal of part of existing
hard surfacing and provision of new landscaping in connection with
use of site as a transponlhaulage yard, to include éncillary
maintenance repair of commercial vehicles. The replacement building
would have a floorspace of 654m?, this being an increase in floorspace
of 72% compared with the currently existing building. The application
was the subject to the Councii's normal consultation procedures and a

l ll f | . ‘- L] ’ ﬁ _|Iﬁ __P_a.n-sr CW_—W v e e e e
application was recommended for refusal and the Development
Control Sub-Committee refused planning permission at its meeting on
13 January 1999. This proposal is now referred to as Appeal B.
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2.03

2.04

Application no. 99/69061/F was submitted on 8 Eebruéry 1999. The
application was for redevelopment of the existing industrial building

(excluding proposed lean-to), replacement of existing boundary

fencing, removal of part of existing hard surfacing and provision of new
landscaping in connection with use of site as a transport/haulage yard,
to include ancillary maintenance repair of commercial vehicles. The
replacement building would have a floorspace of 564m? , this being an

increase in floorspace of 48% compared with the currently existing
building. The application was the subject to the Council's normal

consultation procedures and a letter of objection was received from the
Parish Council. The application was recommended for refusal and the
Development Control Sub-Committee refused planning permission at
its meeting on 7 April 1999. This pi'oposal' is' now referred to as Appeal
C.

A plan of the appeal site is attached as Appendix 1. Copies of the
Refusal Notices, Committee Reports and Minutes for the Appeal

applications are attached in Appendix 2. Relevant planning history of

the appeal site and surroundings is attached in Appendix 3.

-tea
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) 3.00

3.01

3.02

3.03

3.04

r

THE SITE AND ITS SURROUNDINGS

The appeal site is situated in the countryside (see Appendix 1 for
1:2500 scale Ordnance Survey extract showing the site and
surroundings). The site is approximately 0.53 ha. in size, and contains
a 380 sq.m. pale, metai ciad and breeze block building. The remainder
of the site is a yard of beaten earth/scalpings. The land rises slightly to’
the rear (north-west side). There is solid metal fencing about 2.4m
high around the north-west, north-east and east side boundaries of the
site. The fence is painted green on the outer sides. '

The site is accessed from a metalled track, which also leads to
Hig‘hﬁ'eld Park, and joins other accesses onto a wide bell-mouth
adjoining the A327 Eversley Road. Highfield Park on-theAeast side of
the appeal site is a gypsy mobile home site. On the south-west side of
the site is Dunn's Scrapyard. The land slopes upwards more steeply
to the north-west side of the site and is adjacent to a copse (Long
Copse) along the southern part of this side of the appeal site and open
fields along on the northern part. There are also open fields to the
north-east side of the site. -

A public footpath (No. 17) runs along the ridge in the field to the north-
west. (See Appendix 4 for copy of public footpaths map).” The appeal
site can be seen for some distance along this footpath, including
oblique views of the northern end of the building across the open field.
This building can also be glimpsed through the trees at this end of
Long Copse in winter when they are bare of leaves.

The appeal site, Highfield Park and the scrapyard are part of a number
of developments accessed off the bell-mouth to the A327. These
include the Boundoak and Poperinghe Barracks sites to the south.

4 1000




4.00

4.01

4.02

4.03

4.04

4.05

POLICIES

The Development Plan which applies to the area in which the appeal
site is located comprises the Berkshire Structure Plan (BSP) and the
Loddon Area Local Plan (LALP). The Deposit Draft Wokingham

District Local Plan (WDLP) will replace the adopted LAL_P.

The Loddon Area Local Plan (LALP) was adopted on 5 May 1995. The
Planning and Transportation Committee at their meeting on 21
November 1996 resolved to “re-affirm the decisions of this Committee
and the Councii in relation to the current adopted local plans and to
note that they will continue to carry weight as the most up to date
adopted policies, except in relation to housing provision”.

The Wokingham District Local Plan was placed on deposit from 21
October to 2 December 1997 and has been used for Development
Control purposes since 21 October 1997. A Pubilic Local Iﬁquiry into
the Wokingham District Local Plan opened in October 1998, dealing
initially with the proposed major settlement south of the M4 motorway.
The County Council issued a statement of general conformity of the
Wokingham District Local Plan with the Structure Plan in May 1997.

The Proposed Amendments to the WDLP 1999 were published in April
1 999, with consultation pericd from 23 April to 11 June 1999, and has
been adopted for development control purposes from 23 April 1899.

The following policies contained in BSP are relevant to the
consideration of this appeal (copy in Appendix 5):

LD3 Environmental Impact of Development

C2 Development Qutside Built-Up Areas and Settlements

C6 Green Wedges and-Gaps
IS p ]| [~

I e

S

BU1 Assessment of Probosals for Further Business,
Industrial, Distribution and Storage Development

BU2 Provision of é Variety of Premises
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Loddon Area Local Plap

4,06 The following policies in LALP are relevant to the consideration of this

appeal (copy in Appendix 6):

LTV2 Development in Rural Areas
LC1 Separation of Settlement
" LC2 1. Re-use or Conversion of Buildings in Rural Areas
for New Commercial Uses | '
LE2 Employmént Development on Unidentified Small Sites

4,07 The following policies in the WDLP are considered relevant to this

appeal (copy in Appendix 7):

 WOS3

WCC1

WCC2

"~ WEMS9
WEM12
WREZ2

WRE4

Development Control Principles

‘Development in the Countryside (outside the

Metropolitan Green Belt)
Green Gaps and Wedges

Identified Local Need - Units for Uses that hé\)e a
Detrimental Impact on Residential Amenity

identified Needs - General Industrial, Storage and
Distribution Areas

Re-use and Adaptation of Rural Buildings for
Commercial Uses

Development on Existing Employment Generating
Sites Outside Settlements

6 1002




4.08

4.09

5.00

501

5.02

. appeal:

-P se e
The following policies referred to in paragraph 408 abové in the
Wokingham District Local Plan (Deposit Draft) are proposed to be
amended (copies of proposed amendments in Appendix 8): WOS3,
WCC1and WCC2. |

ll I- IEI- E-!

The following Planning Policy Guidance Notes are relevant to this

PPG1  General Policy and Prihciples
PPG4  Industrial and Commercial Development and Small
Firms

PPG7  The Countryside-Environment Quaiity and.Economic
and Social Development :

THE LOCAL PLAN PROCESS

(i) The Loddon Area Local Plan

No objectlons were received to the proposed inclusion of the appeal
site in the gap and in the countryside and not to be included as a site
for further employment development, Therefore the focal plan. inspector
did not comment on the site’s potential for further develdpment in his
report following the Public Inquiry into the LALP. This gap policy was
formally adopted with the rest of the LALP in May 1995,

(i) The Wokingham District Local Plan
The appellant’s agent has submitted objections to Policies WCC2 and

T L

WEM9 of the WDLP (copies attached in Appendix 9). The Local
Planning Authority does not intend to change these policies in
response to those objections for the following reasons. |
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5.03

5.04

5.05

5.06

Regarding Policy WCC2, the Gap designaﬁon is unchanged from the
LALP and the Local Planning Authority considers there is no material
change in’ circumstances, except for the decision on Highfield Park to
wafrant a change in gap boundaries. For the reasons stated in
paragraphs 6.28 & 6.29 below, the Highfield Park development should
not be used to justify any such change. (The boundary of the Gap
designation is addressed in paragraphs 6.24 - 6.27 below of this
statement). '

Regarding Policy WEMS, inclusion of the appeal site in this policy by
expanding the Poperinghe Barracks site would have a detrimental
impact on the countryside. It would result in the consolidation and
intensification of development and uses not requiring a rural location,
which would erode the countryside character of the area and encroach
into the Gap. |

Regarding the amendments to the WDLP proposed by the Local
Planning Authority (Appendix 8), the propoéed amendments to Policies
WOS3 and WCC1 do not significantly affect these appeals. The
proposed amendment to Policy WCC2 is addressed in paragraph 6.37
below.

Regarding WDLP Policy WREA4, only two representations have been

~ received (copies in Appendix 8). One was in support and the other only

objects to criteria (a) and (c) i.e. to intensification and site area
coverage. As no objections have been received to criterion (b), i.e. no
increase in visual impac_t; it may be assumed that criterion (b) will be
finally adopted, and therefore carries significant weight.
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6.00

6.01

6.02

THE COUNCIL’S CASE

It is clear that appeal proposals B_& C have been submitied to meet

the medium-to-long term needs of the business, because the existing
building is too small to satisfy the appellant’s requirements. Appeal A
appears to have been submitted to enable the appellant to continue

~ operating from the site. In his Rule 6 statement paragraph 6.7, the

agent appears to indicate that a temporary permission may be
acceptable to the appellant, pending the Inspector's report on the
forthcoming Local Plan Inquiry. As the inspector’s report on this part of
the Inquiry is not expected before early 2001, there would be no point
in granting a limited period consent expiring before mid-2002. The

~ Local Planning Authority consider that this would not be acceptable for

the reasons given belbw. it is also the view of the Local Planning
Authority that Appeals B & C are.unacceptable because they are
contrary to Development Plan and Draft Local Plan Depbsit policies.
Proposals B & C should therefore be dismissed as they could not
reasonably be considered appropriate unless the Local Plan Inspector

has reported and recommended changes that would re-zone this site.

The main jssues are:
A The visual effect of the proposed developments.
The effect of allowing permission for the appeal proposals in the
context of relevant Development Plan Policies:
() Countryside and rural employment policies
(i) Gap Policies

The extant permission for B1(C) use on the site.

C.

D. The effect of adjacent land uses.

E. The needs of the business and employment policies.
# : Precedent.
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6.03

6.04

6.05

The appeal site was part of open countryside land. As explained in |
Section 2 above, there are fields to the north-east and northern part of
the north-west boundaries to the side with woodland (Long 'Copse)
adjacent to the southem part of the north-west boundary. The existing
building can be seen for some distance along the public footpath on
the ridge to the no_rth-west across the open, sloping field. It can also
be seen through the trees of Long Copse from the footpath, particularly
in winter when the trees are bare of leaves. This is because this
northemn end of the copse is thin in dépth. and the trees have a
relatively high canopy, affording little: screening at the lower Ieveli
vﬁhere the building is located. |

The most éensitive views of the appeal site are from the public footpath
in the open field to the north-west of the site. When walking aloﬁg this
footpath towards the south-west, the building comes into view. having
crossed the stile at the end of the wood around Arborfield Court. The

_ building becomes increasingly prominent c)rie passes directly above it.

For Appeal A, the existing building would be used for maintenance
purposes. | The appellant's Goods Vehicle Operators Licence
(Appendix 10) requires the authorised vehicles (10 vehicles and 2
trailers) to be parked in this building between the hours of 1900 and
0600 daily and at all other times when not entering or leaving the site
or manoeuvring for parking or maintenance purposes. It is understood
that the lorries are now normally parked in the building overnight and at -
weekends for security purposes. However, due to the need for ‘nose

to tail' parking inside the building and lack of space inside it, it is
evident that retention of the building instead of redevelopment will not
suit the appellant's medium to long term needs. ‘
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6.08

6.07

In paragraph 5 of his decision allowing temporary permission
(Appendix 11) the Inspector said that this (storage confined ‘to the area
between the building and woodland)...."would not remove the visual
impact of the movement and parking of large vehicles in the opeh
which is in my view an unavoidable part of the use for which
permission is sought” He clearly found this not acceptable and only
granted temporary pemmission to enable the appellant to seek

alternative premises and so that decisions could be taken about the

future -of the uses on neighbouring sites at about the same time. As

explaine& in paragraph 5.04 above, the Local Planning Authority has
decided that this part of the area should not be re-used for employment

~ uses.

The use of the open part of the site for parking and manoeuvring of the
HGV vehicles does therefore have a visual impact of an urbanising and
industrial nature. Because the lorries have to park in the building in a
nose-to tail arrangement, it is likely that some lotties have to be parked

in the yard for at least some of the time. For example, if a lorry that has

. to be out first the following morning arrives back first at the site at the

end of the working day, it would be likely to be parked at least

temporarily in the yard until the lorries which are to leave later the

following morning arrive back and are parked in the building in front if
it. There is therefore likely to be more open parking and manoeuvring
under proposal A than under proposals B & C, where each lorry will
have its own entrance door. if another operator accupied the site, with
an operation which involved more frequent lorry movements into and

out of the site at times throughout the day, then clearly the amount of

open parking and manoeuvring would be intensified, with consequent

increased detrimental effect on the character and appearance of the
countryside. '

11 1007

=



6.08

6.09

6.10

6.11

For Appeals B and C the existing building would be demolished and
replaced by a 654m? building (Appeal B) or a 564m? building (Appeal
C). The replacement building would be of the same height as the
existing building, achieved by digging out the sloping area of land on
which it would be situated. This building would protrude about 5.25m
further ﬁorthwards and 2.25m westwards than the existing building.
Appeal proposals B and C are similar, except that Appeal C omits the
propased 90m? lean-to which would be sited between tﬁe main building
and Long Copse. '

The further northward "projection of the proposed main building will
result in it being significantly more visually prominent when seen from
the p'ub'lic footpath to the west than the existing building, particularly in
ﬁinter. This is_because the additional projection will be across land
which is directly open to view from this footpath.

For Appeals B and C it is proposed to remove the existing fencing on

the west, north and east sides and replace it with 2.4m high green

painted metal palisade fencing, with planting behind it. In the longer-
term this should have the effect of improving the boundary treatment
when viewed from the public footpath. However, in the shorter term it -
will expose the yard to clear views from the footpéth. The employees’
cars/vans which they leave at the site during the day will be clearly
open to view.‘ Any lorries manoeuvring, palkihg or other vehicles or

paraphernalia in yard will also be open to view. -

The appeliant heeds a high level of security for the site, to prevent
people from looking into the site to see what is in it for theft purposes.

The proposed semi-open fencing is unlikely in practice to provide the
required level of security.
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6.12

. 6.13

6.14

The proposed landscaped area at the northern end of the site and strip
along the east boundary will in time help to screen the site and the

adjacent Highfield Park gypsy site. However, it is considered that this

will not offset the more visually intrusive effect of the proposed larger
building, because the overhead electricity wires will prevent any trees
being planted on the strip of land underneath them and for the
wayleave distance either side. This is the very strip of land along which
trees would need to be planted to screen the additional extended

building from views from the public footpath.

(i) Countryside and Rural Employment Policies

The appeal site is designated as ‘Rural Area’ and ‘Separation of
Settlements’ in the Loddon Area Local Plan and as ‘Countryside’ and
‘Green Gap/Wedge' in the Draft Deposit Wokingham Disfrict Local

Plan. In both LALP and WDLP the appeal site is on land designated

‘countryside’ land outside a seitlement boundary. Therefore, the
appeal proposal represents unplanned development in the countryside,
‘where development will not normally be allowed.

The policies in the plans relating to this designation, aim to maintain a
clear distinction between built-up areas and the countryside, in order to
protect the countryside and environmental quality. This strategy is
supported by PPG7 (The Countryside: Environmental Quality and
Economic and Social Development) which states at paragraph 2.14:

“ The Govemnment's policy is that the countryside should be
safeguarded for its own sake and non-renewable and natural
resources should be afforded protection.....”

development to that which is both appropriate (in type and form) and

sensitive to its location. The current transport/haulage yard is not a

use which is essential in, or wholly appropriate to, a rural area and it
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6.16

6.17

6.18

has only ever had temporary permission which has now expired.
Whilst these policies in principle allow re-use of existing buildings, they
require the scale, impact, character and siting of the re-use and its
associated works and activities to be visually and environmentally
acceptable.

For Appeal A, the previous inspector found the associated open uses
of the yard would have a visual impact, and that there would be a
policy objection in principle (Appendix 11, paragraph 5). The relevant
policies have not significantly aftered in this respect since that appeal
decision in the current Structure Plan and WDLP. The policy objection
therefore remains.

“The lorries are apparently currently parked in the building overmnight

and at weekends, and it is accepted that this reduces _the visual
impact. However, the appellant uses the site at a relatively low level of
intensity with little outside storage. Most of the outside storage is
tucked away between the buildiﬁg and Long Cdpse. However, ancther
operator of the site could use it at a much more intense level with

significantly more ouiside sto_rage, parking and manoeuvring including |

of lorries. There could also be a much higher level of traffic generation
activity than the current level of movements, which are nearly all at the
beginning and end of the working day only. Traffic, including lorries,

could be in and out all day. This would have a significantly greater .

adverse environmental impact on the character of the area.

The proposal is therefore contrary to WDLP Policy WRE2 (d) because
there are visual and environmental objections to the impact the open

uses would have on the character and appearance of the countryside.
For these reasons the proposal would also be contrary to BSP Policy
C2 (i), LC21, WOS2 and WCC1 and to PPG7.
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6.19

6.20

6.21

6.22

For Appeals B and C the propos_al is for redevelopment of the existing
building. The relevant policy in the WDLP is therefore Policy WRE4,
In principle this allows redevelopment “on sites in existing use outside

settlements”. As the site has never been in permanent permitted

employment use the proposal to redevelop the existing building is

contrary to this policy. Aithough there is an extant pem:anént
permission for B1 (C) use of the building and site, this has never been
implemented.

Apart from this objection in principte under Policy WRE4, the proposal
is potentially contrary fo WRE4(a) because another operator could use
the site at a much greater_llevel of intensity as explained in paragraph
5.13 above. '

The prbposed building in both Appeals B and C would be much larger
in size than the existing building (increasing existing floorspace by 72%
and 48% respectively), and would project further northwards,'having a
significantly greater visual impact from the public fobtpath. Therefore,

even if they had fallen within the scope of WRE4, they would not .

constitute acceptable development under WRE4 because, inter alia,
neither proposal is for “minor extension”. Due to its location, the
proposed lean-to in Appeal B would not significantly increase the
apparent bulk of the building when viewed from outside the site,
though it could facilitate a more intense use of the site. Both proposals
would therefore be contrary to Policy WRE4(b) and (c).

There is no evidence that the use of the site as currently operated is

causing unacceptabie disturbance or loss of amenity to the residents of

Highfield Park. However, if the site were operated more intensely by
another operator it could cause such nuisance and so be contrary to
Policy WRE4 (d) and (f). '
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6.23

6.24

6.25

For these reasons the Appeals B and C proposals are also contrary to
Policies C2(ii), LTV2, LC1, WOS2 and WCC1 and to PPG?7. '

- {ii) Gap Policies

In addition to the site being designated as ‘Rural Area’ in the LALP and
as ‘Countryside’ in the WDLP, the site is also designated as

“Separation of Settlements’ and ‘Green Gap/Wedge’ in the LALP and

WDLP respectively. (See paragraphs 1.3.09 and 10 of the LALP and
paragraphs 2.24 to 2.28 of the WDLP). Paragraph 2.25 of the Draft
Deposit Wokingham District Local Plan explains that ‘gaps’ comprise
open land which provides physical or visual separation between
distinct identified settlements. Paragraph 2.25 is proposed to be
amended to prevent intensification of existing uses in gaps. Paragraph
5.26 of the BSP explains that such land needs especially vigorous
protection from development which would threaten its role as important

open land.

Land has been designated as ‘gap’ land in the local plans where it
comprises the land directly between the two ._sé’_ctlements and adjacent
land which is in the same ‘landscape compartment. In this case the

-WNW boundary of the ‘gap’ has been defined as the line largely

contiguous with public footpath No. 17 because it is mainly on the ridge
line above the land directly between the settlements to the east. This ’

. ridge line, directly to the west and north west above the appeal site and

the woodland around Arborfield Court, forms the natural boundary to

‘the landscape compartment as the ‘gap' is not seen from land to the

west of this ridge.

6.26

The boundary line of the gap turns through 90 degreés at the end of
the copse and then runs SSE along the southern boundary of a copse,
which has clearings within it. 1t then follows the tree/hedge line which
runs through the unauthorised scrapyard to the electricity sub-station.
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6.27

6.28

It continues on behind the sub-station to follow this tree/hedge line to
the A 327. This ‘gap’ boundary is therefore a logical line of trees and
hedges which form a visual ‘stop’ to the landscape compartment.

in paragraph 9 of his decision letter dismissing the previous appeal on
the Highfield Park site (Appendix 12), the Inspector considered the
‘gap’ was logically defined and that “the whole of the area defined is a
sensitive one particutarly because it rises northwards to the skyline as
seen from Arborfield Garrison”. The appeal site is therefore logically
designated as ‘gap" because it is open land within the landscape
compartment which forms the gap.

. In his decision letter for Application No. 97/66796 at Highfield Park, the

Inspector made it clear in his paragraph 40 that he only granted
permanent permission for use as a gypsy caravan site for the following
reasons: ‘

“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 beneﬁt in the very
particular and exceptional circumstances in this case.”

In " his paragraph 22, he concluded that permanent residentiat

occupation of the site would consolidate and intensify an area of
sporadic development away from any identified settlement, and would

encroach into open counfryside. The Inspector therefore did conclude

that the development would cause acknowledged harm to the

environment and the countryside policy aims.

However, because this development was allowed only because of the
very particular and exceptional humanitarian circumstances of the
case, it should be given fittle weight when assessing the current appeal

proposal in policy terms.
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6.29 The current appeal proposals at Walkers Yard (adjacent to Highﬁeld

6.30

Park) would exacerbate the effect caused by the Highfield Park
development, partlcularly proposals B and C whlch mvolve
redevelopment for a larger building. They would similarly consolidate
and intensify development in what was open cquntryside in the gap
between Asettlements. Whiist Highfield Park was granted bermanent
permission for use as a gypsy caravan site, this was due to the very
exceptional humanrtanan circumstances of the application being for
gypsy residential use and because of the circumstances and settled
nature of these partlcular gypsies. Though this development was
allowed, it should not therefore be used as a precedent for allowing
any of the current appeals. To do so would result in further
consolidation and intensification of unacceptable development in the
countryside and ‘gap’.

In dismissing appeals against enforcement notices on Dunn’s
scrapyard to the south of Walkers Yard (of which part is in the gap) in
his paragraph 26, the Inspector stated that this use also was not
essential in, or wholly. appropnate to, a rural area (copy of Inspector's
decision letter in Appendix 14). In his paragraph 27 he concluded that
the use significantly intensified and consolidated the inappropriate
commercial impact and continuation of the use would ham tﬁe still
predominant rural character of the wider area and policy aims to
maintain a clear distinction between built-up areas and the countryside.
In paragraph 30 he also considered that the continuation of the use
would be contrary to policies to ensure separation of settlements. For
these reasons the current appeals at Walkers Yard should also be
dismissed. (The Local Planning Authority is now undertaking

procedures to ensure the enforcement notice applying to the scrapyard
is complied with.)
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6.31 For all three appeals at Walkers Yard, use of the open part of the site

| as a transport/haulage yard, and for Appeals B and C the‘increased
visual impact of the proposed building, would cause visual harm to the
character and ‘appearance of the countryside.. This would be
unacceptable encroachment of development into the sensitive gap
between the settlements, contrary to Development Plan policies.
‘"The proposals in Appeals B & C would aiso be contrary to Wokingham
District Local Plan Deposit Draft paragraph 2.25 as proposed to be
aménded, because the substantial increase in building size would

® facilitate future intensification of use of the site.

C. The extant permission for Bi(c) use on the site :

6.32 The application for B1(c) use of site (reference in Appendix 2, copy of
decisioh notice in Appendix 16) was allowed because it complied with
policies for re-use of existing buildings. In particulér, it proposed small
workshop units as encouraged by LALP Policy LC21. There was no
restriction on the exie‘nt of associated use of the open area for parking
and manoeuvring, but landscaping was propbsed and this was covered
by Condition No..2 of the Consent Notice. - Condition No. 3 prevents -

open storage on the site.

6.33 A Class B1(c) use, by definition, is relatively unobtrusive, and
- neighbour-friendly. This cannot be said for non-agricultural stqragé 1
vehicle maintenance workshop use. | Whilst in theory a significant
number of {orries could pérk and manoeuvre on the site in connection
with the B1(c) uses, in practice this is unlikely. Vans are more
commonly used in connection with smalt B1(c) units, with lorries only
calling occasionally at such sites. Even if the building should be used

by only one firm, it is unlikely in practice that a significant number of
lorries - would actually operate out of the site. Therefore, in practice,
B1(c) use of the site is likely to have significantly less impact on the
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6.34

6.35

6.36

6.37

open parts of the site than the proposed transport/haulage contractor's
use.

D. The effects of adjacent land uses
The sites referred to are identified on the plan in Appendix 3 and their
planning histories are also set out in Appendix 3.

The effect of development on these sites are assessed below
according to their planning status: ‘

1. Unlawtful development

2. Development with planning permission

3. Development with Certificates of Lawful Use (Existing Use) - CLU(E)
4. Other potential development

1. Unjawful development

(i) Site C - L. T. Dunn |

The use of this site as a scrapyard is unauthorised and the appeals
against the enforcement notices were dismissed last year (Appendix
14). The relevance of this decision to the current appeals has been

.addressed in paragraph 6.30 above..

2. D I I .“ I . " - s.

. () Site B - Highfield Park

Application Number 97/66796 was granted permanent permission for

. the exceptibnél humanitarian reasons explained in paragraphs 6.27

and 6.28 above.

(i) Site D - Boundoak Industrial Site
Application No. 44812 was granted permission on 15.3.96 for change

of use of the existing agricultural buildings to B1, B2 and B8 uses.
This was allowed because, again, it comprised appropriate re-use of
existing buildings consistent with poiicies. '

20 1016




6.38

6.39

6.40

(iii) Site E - Poperinghe
Application No. 33873 for change of use of the piggery buildings to

light industrial use was allowed on appeal because, again, it comprised

~ re-use of éxisting buildings; the buildings and the site are not obtrusive

(being on lower land) and are generally well screened by vegetation. A

further permission for B2/B8 use was allowed because, again, it

complied with policies.

Applibation No. 99/69172/F by X-trac to redevelop the site for B2

production facility with ancillary offices was received on 24.2.99. On
19.5.99, the Council's Development Control Sub-Committee resolved
to grant planning permission subject to the negotiation of a satiéfactory
Section 106 agreement. This site at present contains converted army
barrack buildings, with permission for change of use to B1, and/or B2
and B8 uses. The site is outside the gap and is zoned for employment
uses in the Wokingham District Local Plan. This proposal is therefore

not.comparable with the current appéal proposals.

3. Development with Certificates of Lawful Use
(i)_Site C - Dunn
The bungalow adjacent to the electricity sub-station was allowed under

permission number 18048 with an agricultural occupancy condition in

relation to the then adjacent pig farm. A cerlificate of lawful use

(existing) was granted on 9.9.96 after the applicant was able to
demonstrate that it had been occupied by a non-agricultural worker for

the required time period.

6.41

(i) Site D - Boundoak

A certificate of lawful use (existing) was granted on 16.8.95 for use of
part of the site for haulage and goods vehicle operating centre use with
parking of dumper trucks and mechanical diggers for contract hire. A
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6.42

6.43

6.44

6.45

certificate of lawful use (existing) was subsequently granted on
27.11.95 on part of the site for the storage etc. of scaffolding.

4. Other potential development

Site F - Former unauthorised gypsy caravan sites

Applications Nos. 33812-5 on land south-east of the appeal site were
refused. on 12.9.89 and dismissed on appeal. Application no.
95/63126/F on land to the north-east of the appeal site was refﬁsed on
19.2.96. These applications were for the retention of gypsy caravan
sites. They have been vacated but there is stil hardstanding and
rubble etc. left on the sites. '

The existing unlawful use at' Dunn’s scrapyard ié subject to current
enforoement action and is causing hamn because it is use of open
land, contrary to countryside policies. If any of the current appeals are
allowed, which also involve use of open land contrary to development

land within the gap which will cause visual and physical harm.

The_develobments with planning permission at Walkers Yard (B1(c)
unimplemented use), and Boundoak both comprise commercial re-use
of existing buildings, which is allowed under development plan policies
and PPG7. Because the uses take place primarily within existing
buildings, they do not cause significant harm.

The_gypsy caravan use at Highfield Park was aliowed on very

exceptional humanitarian grounds, contrary to policies (see paragraph

6.28 above). The current appeal proposals at Walkers Yard have no

such exceptional circumstances.

22 1018

“plan policies, the result will be a significant cumulative erosion of open -



6.46 The developments with certificates of lawful use (existing) have not
been judged against planning policies, since they were not the subject
of planning application-s.. It would appear that they managed to attain
this status because they caused little harm, and so did noi come to the
attention of the Local Plannihg Authority. Although the uses at
Boundoak are partly of open land, the site is so Well screened By trees
and activity sufficiently low key that these uses managed to evade
enforcement action. This is also the case with non-agricultural

- occupancy of the bungalow.

. 6.47 The recently pemmitted proposal for redevelopment of the existing
buildings at Popperinghe Barracks complies with policies. It is
redevelopment of existing buildings on a brownfield site, which has
permission for employment uses (which have commenced), there is no
increase in footprint, and the site is zoned for employment
devel'opment under WDLP Policy WEM9. In addition, the site is not in
the gap/green wedge and is generally well screened by existing trees,
vegetation and by a bank to the A327.

6.48 The deé’cription of the proposed development for Appeal A is for
development beyond that which is currently occurring at the appeal

.' ) site. The proposed development as described would enable the site to
be used as a haulage/transhipment depot. This could involve the open
storage of goods and materials over the whole site, which would be

~ visually unsightly and intrusive, and would have a detrimental effect on

the character and appearance of the countryside, and would be
contrary to focal plan policies. Furthermore, it may well result in
significant numbers of lorries visiting the site throughout the day, to the
detriment of visual and residential amenities. Even if it is determined

that the current use should be permitted, that is not a reason to allow

T T T ’ i re no justmcanon undeér Oca‘ plan policies ~—

for allowing extension of the activity that is currently taking place.

6.49 The Local Planning Authority acknowledges there is a shortage of

suitable sites in the area at an affordable price that can accommodate
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6.50

6.51

6.52

uses such aé the appellant's, which essentially involve the parking and
manoeuvring of HGV's. However, this is primarily because the appeal
use is one that requires the availability. of cheap tand, whereas land is
expensive in this district. It is not necessarily reasonable nor possible-
to expect accommodation of low value uses in areas of relatively high

land values.

To illustrate the point, it would be unrealistic to expect a non-
agricultural storage/vehicle maintenance wdrkshop use to be located in
the City of London, aithough they may carry out much of their work
there. That does not. mean that the company in question is
commercially disadvantaged, as no competitor would be likely to afford
to re-locate to such a location, and therefore the quoted prices from all
companies seeking such business in such a location would reflect the
fact that they cannot afford to locate there. '

The Local Planning Authdrity can only designate land for particular
development. It is always going to be the case, in such a district as
ours, that a company requiring cheap land may be out-bid by a more

prosperous company “or more profitable similar use. The Local

" Planning Authority is not able to, nor should it, interfere with the

market to favour one particular company. Therefore, the non-

~ availability of premises for this particular company is no justification for

granting permission as an exception to normal policy and principles.

The Local Planning Authority aiso acknowledges that the appellant has
been searching for such premises from before the business vacated
the previous premises at Hyde End Road, Spencers Road.-

However, the appellant voluntarily sold the Hyde End Road premises
for residential redevelopment in the knowledge that the business would

have to vacate this site and relocate to alternative premises if it were to
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6.53

6.54

continue. It is understood that the appeliant found suitable ailternative

premises at Gray’'s Yard, Reading Road, Finchampstead (further south
down the A327 from the appeal site). It is also understood that delays

.resulted in postponement of the relocation and financial problems

resulting from holding the Grays Yard site without occupying it; and as
a result the appellant sold Grays Yard and relocated to the appeal site

(which did not have planning permission) in the absence of a more

suitable site in planning terms. The fact that the appeltant had
difficulties over premises, having voluntarily sold the Hyde End Road
site, does not mean that the proposals should be allowed contrary to

policies. .

However, the District Council is continuing to resist changes of change

from lower value industrial and warehouse uses to higher value uses

(usually B1 offices). This is in order to ensure the availabillity of larger

premises for such local firms which may wish to expand, to provide a
mix of employment opportunities, and to accord with the principles of
sustainability. For example, Application no. 98/68202/F, which involved
loss of BB floorspace was refused permission in accordance with the
recommendation (copy of report in Appendix 15). .

The relevant employment policies (BU1, BU2, LE2, WRE2, WRE4 and
PPG4) in principle support the needs of small businesses with local

connections. However, this support has to be balanced against the

effects on countryside and environmental impact policies. PPG4
paragraph 13 advises that:
‘planning decisions must reconcile necessary development

with environmental protection and other deveiopment plan

policies’.
The support given by these employment policies and the difficulties the
appellant experienced in keeping his relocation site at Grays Yard, do

not mean that any of the current appeals should be allowed. This is
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6.55

6.56

because such developments would have a detrimental effect on the
character and appearance of the area and would be contrary to
countryside, countryside employment and gap policies. In the view of
the Local Planning Authority, these objections outweigh the needs of
the business and polieies which support its needs.

It is. evident that the appellant has not taken advantage of the time
allowed by the limited period consent granted on appeal, in order to
obtain an alternative site. Instead, for appeat A, application is made to
extend the period for the use. There is no evidence that any such
extension would result in the use relocating at the end of this period.
Instead, it appears to be a ploy for eventually obtaining permanent use
of the site. Thus, giving a further limited period consent is
inappropriate. The Local Planning Authority has held back from serving
an enforcement notice until the outcome of this appeal is known. If
these appeals should be dismissed, the Local Planning Authority would

. be mindful of allowing an appropriate period for compliance in any

subsequent enforcement notice.

F. Precedent

Allowing any of these appeals could encourage proposals for
redevelopment and intensification of cbmmercial use on the other sites
nearby referred to in Section D 'above,' especially those with
commercial certificates of lawful use (existing). In addition, the District
Council has been resisting other commercial probosals in the area
which are also in countryside/gap locations  where
additional/replacement buildings have been proposed, contrary to the

Council's policies. In particular two applications nos. 98/67515/F and o

98/68163/F were refused permission' in accordance with the
recommendations (copies of reports in Appendix 15).
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6.57 There is a general problem in the area whereby landowners of suitable
sites with commercial consents are all seeking higher value uses (in
particular B1 uses). Granting permissions on sites such as the appeal
site in conflict with planning policy can exacerbate the situation since
the perception that the only way lower value uses can be
accommodated is as an exception to policy almost becomes a self-
fulfilling prophecy; Allowing the appeal would therefore set a
precedent in so far as it would make it more difficult for the Local
Planning Authority to cdntinue to resist similar proposals that conflict
with policies. Such proposals, if permitted, will cumulatively result in
the erosion of the countryside and urbanisation of the gaps between

settlements.

6.58 Furthermore, as it would be unreasonable to make any permission for
new buildings (Appeals B & C) pefsonal, if these appeals should be
allowed, there is no guarantee that the site may not in future be used
far more intensively in the same use by a different occupier.
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7.00

7.01

7.02

7.03

7.04

7.05

CONCLUSIONS

In compliance with Section 54A of the Town and Country Planning Act
1990, applications should be determined in accordance with the

. development plan unless material considerations indicate otherwise.

For all three appeals, transport/haulage use is .not essential in, nor
wholly'appropriate to, a rural area, and the use is inappropriate in this
predominantly rural location outside a settiement boundary, contrary to

countryside polrcres

For Appeal A, the proposed continued use of the open area of the
appeal site for the parking and manoeuvring of lorries would also
detract from the open, predominantly rural character of the area,

contrary to policies.

For Appeals B and C, the redeveloped building would also be
excessive in size as a replacement burldrng and would be more vrsualiy
intrusive, than the existing building.

The Appeal A proposal is only likely to satisfy the short-term needs of

the business. Allowing it, even temporarily, would therefore only
continue the pressure to allow replacement of the building to meet

medium-long term needs.

The needs of the business do not outweigh the policy objections in
principle and the visual impact of the proposals.

7 06 For the above reasons, rt is requested that the appeal be dlsmlssed
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€} Muofa;yuhwapplkaﬁmummﬁmﬂymamq&mﬂ relanng - \/

-

* to the same site;

n in the case of uppe-ls appeals against non-ddummuol. demlsofeonﬂdmtnms

likely to have been relevant to the Council's decnon.

ire to be allowed. If ith i wi ' i
were to al_ID no%m%wm“m&ﬂmmm

h)  any other relevant information 'pr corfespmdmec the Cowicil consider the Inspectorate T

should be aware of. S

‘16, -

17.

) _Ple;nse confirm that‘,maccordanee \mhRegulntiun 5 (l],ymlmre notified detallsofthe . _ .

_FOR APPEALS BEING DECIDED BY THE WRITTEN mssmanous_mdcs_puns_. , ;

_'I’u

b) What date dldyou give those notified at 16a for the suhmnm'm of their re;nsemations? S

" ¢y Copies of the following documeénts must, if appropriste, be enclosed with this QUESHICUBAINE.  of doveraens
: . ) ) . T : o L N - . _mj'._,

i) representations received fmm interested parnﬁ about the original application; - , __l .

§i) the planning offices’s feport to committes;

[
s

i) any relevant committee minute. .

Relevant plans and policies; .

Please entlose extracts of relevant policies and plans and explanations of these. Each extract should
include the front page, showing the titic of the plan and date of approval or adoption. Where plans

and policies have not been approved or adopted, the stage and status of the plan should be given.

Do the documents listed above comprise the Counéil’s full statement of case? HEYNO

Council's refcl’em;rqa/ (As 0]~y V4 ":

) certify that a copy of this appeat questionnaire and any enclosures have todsy been sent to the appellant or agent

Signature KRMALY )

on behalf of LOCKINCNON DISITICK. Council

Date of desparch [0S QA

NB: Please alert the Inspectorate to any changes in circumstances occurring afier the return of this questionnaire.
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The Planning Inspectorate ~ | FOR OFFICIAL USE ONLY
An Executive Agency in the Department of the Environment and the Welsh Office '
PLANNING APPEAL
Th: appeal must reach the Inspectorate within 6 months of the date of the Notice of the Local .
Planning Authority's Decision, or within 6 months of the date by which they should have decided the application.
A. INFORMATION ABOUT THE APPELLANT(S)
FUILNGME: . D R WAL R | eeoioooreosomsmsesssssssssssssss14 4554w 2t 288k £ RR AR R R R e
Address GO AGENT, e eeeeeeese s esss e e ReR AR AR R AR
POSICOUE: .viriiiirenes | cornssassuasssnessrmenssinssesssssssmrsssssasssssssonsnsasnssasssssssanen Reference: ................ fusrasessaseesssnmessersnsnsassrtriashrat snatnti ness e
Faﬂm»mvd:ﬂupmaﬁuqcnmldayumm‘mw . ‘
- ;Dayumc TelePhone NO: .....vcorresoecesrrersecsescerssssmmsssmasssssssssssssssasaanss FAX NOZ - oeeeeeeeeeeeeeesessessssassssesseamsesmessesssssssoseasssses s massnsass
Agent's Name (if any): ... RO¥IN BRADEEER PMNMNG&DEVELOPWCOWULWC! .......................................
. P i
Agent's Address: ............ 20 LANSDOWNPARADE ||| ......oooooorrrorriomremmmmsmmssmmssssss s st essssstsssssossmmses e snsenssessne
ceeeeeemememeeeseereneeeererneesnnennnn CHELTENHAM. | GLOS. | iconieescorscesercssssrsesssssmssmmsssastnssssssss s sssssssssssssssss
Postcode: . GLSOZLH  oeeeeneeerernans Reference 157
Fahzmmmpm&mmd&yumww ) -
Daytime Telephone No: LORAZSTIISL | BB > & u [+ - O124252TI5L ..o
B. DETAILS OF THE APPEAL
Name of the Local Planning Authority (LPA): WOKINGHAM DISTRICT COUNCIL
q Description of the Development
| PROPOSED DEMOLITION OF EXISTING BU[LDING ERECTION OF REPLACEMENT
- BUIODING ANDP ITS USE FOR PARKING AND MAINTENANCE OF
TRANSPORT/HAULAGE CONTRACTORS VEHICLES WITH VEHICLE MANOEUVRING
AND STAFF PARKING ON ASSOCIATED LAND. REPLACEMENT OF EXISTING
BOUNDARY FENCING.. REMOVAL OF PART OF EXISTING HARD SURFACING AND
PROVISION OF NEW LANDSCAPING. _
Address of the Site: Nationat Grid Reference {sec key on
" LAND AND BUILDINGS NORTH OF LONG COPSE- OS map for Instructions).
‘ ' Grid Letters: Grid Numbers
READING ROAD ARBORFIELD BERKSHIRE || o8 TQ:298407
Postcode: ‘ SU 757658
Failure to provide the postcode may cause delay in processing your appeal. . )
Date and LPA reference number of the application you made and which is now the Date of LPA Noticc of Decision (if
subject of this appeal: . any):,
23 OCTOBER 1995 98/68559/F 14 JANUARY 1999
Are there any outstanding appeals for this sitc eg Enforcement, Lawful Development Certificate etc? If so plcasc give
details and any DOE reference number here:........ APPIXOSGOIABSIZMM ...............................................................................
PRESENTLY HELD IN ABEYANCE

q dee Questron &

4.ﬁq6 ................
g0

. 1 (Rev 1996)




C. REASONFOR THE APPEAL

J

THIS APPEAL IS AGAINST the decision of the LPA:-~ (* Delete as appropriate)

(0 *refuse/gram=sbjeet-te-conditionw: planning permission for the development described in Section B.

10 *refuse/grant subject to conditions, appsoval of the matters reserved under an outline planning
permission.

to refusc o approvc any matler (olhcr than those menticned in 2 above) reqmrcd by a condition on
" a planning pcrmission.

Or the fatlure of the LPA:-

4.

1o give notice of their decision within the appropriate period on an application for permnssuon or
approval.

] 0uNs

D. CHOICE OF PROCEDURE

CHOOSE ONE OF THE FOLLOWING TYPES OF PROCEDURE - These are described fully in the booklet
'Planning Appeals - A Guide' which accompavied this form.

1.

WRITTEN REPRESENTATION

If you have chosen the written represcatations procedure, please tick if the whole site can clearly be
scen from a road or other public land. (An unaccompanied site visit will be arranged if the Inspector
can adcquately vicw the sitc from public land.)

2.

LOCAL INQUIRY Pleasc give reasons why an inquiry is necessary O —
TO TEST THOROUGHLY THE COUNCIL'S REASONS AND BECAUSE

' EEMSBMISATSTAE

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

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

HEAR]EQ Although you may prefer a hearing, the LPA nced 10 agree to this procedure and the
Inspectorate must consider your appeal suitable.

0 & U4

L
i

E. ESSENTIAL éUPPORTING DOCUMENTS

A copy of each of the following shouid be enclosed with this form,

1.

2.

The application submitted to the LPA;

The silc bwncrship dctails (Article 7 centificale) submiited to the LPA a1 apblication slage;
Plans, drawings and docunxgnls forming part of the application submitted to the LPA;
The LPA’s decision notice (if ény);

Other relevant comrespondence with the LPA;

A plan showing the site in red, in relation to two named roads (preferably on an extract from the
rclevant 1:10,000 OS map). (Failure to submit this can delay your appeal).

Copies of the following should also be enclosed, if appropriate: '

‘000 [EUYEEE

7. If the appeal concerns reserved matlers, the relevant outline application, plans submitied and the
permission;’
8. Any plans, drawings and documecnts sent to the LPA but which do not form part of the
submitted application (cg drawings for iflusirative purposes);
9. Additional plans or drawings rclating to the application but not previously seen by the LPA.
Please number ther clearly and list the numbers Dere: ..o
4696
r'ozZJ
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F. APPEAL SITE OWNERSHIP DETAILS

v

IMPORTANT: THE ACCOMPANYING NOTES SHOULD BE READ BEFORE THE APPROPRIATE
CERTIFICATE IS COMPLETED. CERTIFICATES A AND B ARE GIVEN BELOW. IF NEEDED, CERTIFICATES C
AND D ARE ATTACHED TO THE GUIDANCE NOTES. :

SITE QWNERSHIP CERTIFICATES

PLEASE DELETE INAPPROPRIATE WORDING WHERE INDICATED (*) AND STRIKE OUT INAPPLICABLE
CERTIFICATE

CERTIFICATE A

I certify that:

On the day 21 days before the date of this appeal nobody, except the appellant, was the owner {sce Notc (i) of the
guidance notes) of any part of thie land o which the appeal relates. ' :

'ERTIFICATE B

1 certify that: : .
I have/the appellant has *given the requisite notice to everyone else who, on the g days before the date of this
appeal, was the owner (see Note (i) of the guidance notes) of any part of 7d 10 which the appeal rclates, as
listed below.

Owner's Name Address a1t which npwe® was served Date on which notice was served

I further centify that:

WMW(W BE COMPLETED IN ALL CASES WHERE A, B,CORD
T OWNERSHIP CERTIFICATE HAS BEEN COMPLETED) .

* None of the land to which the appeal relates is, or is part of, an agricultural holding.

OR

*¢ [ have/the appellant has *given the requisile notice 10 every person other than my/hi F* scll who, on the day
21 days before the date of the appeal, was a tenant of an agricultural holdi all or part of the Jand 10 which
the appeal relates, as follows:

Tenant's Name Address at which was served Date on which notice was scrved

* Delete as appropriate. If the appellant is the sole agricultural tenant the first alternative should be deteted and
" not applicalyie” should be inserted below the second alternative.

Signed ““b (on behalf of) DRWALKERh
- cani ROBIN BRADBEER o 4" rEBRUARY 1999
Name (iR CAPIAS) ...... e e e e b s ee e DALE T o T f a RO
| IAYAY A/

T



G. GROUNDS OF APPEAL If the written procedure is requested, the appellant's FULL STATEMENT OF i
CASE MUST be made - otherwise the appecal may be invalid, If the written procedure has pot been requgsted, a briel

outline of the appellant’s case should be made here.

SEE ATTACHED

Continuc on a scparawe sheet if necessary

PLEASE SIGN BELOW

I confirm that a copy of this appeal form and any supporting documents relating to the application not previously scnt to the
LPA has been sent to them. [ undertake that any future documents submitted in connection with this appeal will also be .
zopied to the | planning authority at the samc time.

: ‘ }
Signed /\ (on behall' 0[) DR WALKER '

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

CHECKLIST - Please‘ch;ack this list thoroughly to avoid delay in the processing of your appeal.

® This form signed and fully completed. | ¢ IST COPY: Send one copy of the appeal form with all the
supporting documents 10:
* Any relevant documcms listed a1 Section The Planning Inspectorate
E enclosed, Appeals Regisiry
_ Tollgaic House
o Full grounds of appeal/outline of case set Houlton Strect
. BRISTOL
out at Section G. BS2 9DJ

® Reclevant ownership certificatc A, B, C ‘;0 2ND COPY:

Send one copy 1o the LPA, avihe address from
or D completed and signed.

which the decision on the application (or any acknowledgements, eic) was
received, enclosing any supporting documents not previously submitied 1©

o Agricultural Holdings Certificate them as part of the application.

completed and signed,

4 3RD COPY: For you to keep

A
b

w

_qn

4




TOWN AND COUNTRY PLANNING ACT 1990

APPELLANT: D R WALKER

SITE: LAND AND BUILDINGS NORTH OF LONC:COPSE READING ROAD ARBORFIELD
BERKSHIRE

GROUNDS OF APPEAL - REFUSAL 98/68559/F

t. The propesal would be in accordance with the relevant policies of the developmient plan and

with relevant national planning guidance particularly as expressed in PPG7.

A The LPA has previously recognised the development patential of the site for industrial use by

granting planning permission for use of the building for purposes within Class B1(c) together

with use of the open yard both for car parking and for narking, manoeuvring and loading of

vehicles.

3 There is no planning policy basis to draw a distinction between the extant permanent

permission for B1{c} use and the appeal proposal. Appropriate comprehensive use of

for uses other than Class B1{c) would be consistent with poficy.

the site

4. This comprehensive redevelopment propasat upon this existing industrial site would rationalise

the applicant’s use thereby addressing the concemns raised in the LPA's previous refusal of

application 98/66904/V which sought permission ta continue using the premises as existing.

h. The proposal would not cause any unacceptable impacé in terms of highways, environment,

landscape or amenity. The proposal would beneficially improve the appearance

of the

adjoining arza of countryside by removal of the unattractive existing fencing and erection of

suitable replacement fencing, by turning over part of the existing open yard area to

landscaping and by planting of the site boundaries.

B. The site does not Jie within an area of special landscape value nor is it particularly prominent

in the landscape as accepted by the Inspector who conducted the appeal in 1996. The

proposal would not unacceptably harm or erode the character of the lacality.

1032
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7. The extent and type of permanent industrial and other uses in the vicinity, which include uses
within Classes 81(c}, B2 and B8 sui generis uses for a scaffold yard and for a gaods vehicle
operating centre with plant yard together with a permanent gypsy caravan site upon which
the open parking of lorries is accepted, is a material consideration which weighs in favour of

this appeal.

8. The shortage of suitable a'ternative sites in the locality which may be suitable for the
appellant’s long established and locally based business is a further material consideration

which weighs in favour of this appeal.

Robin Bradbear

Planning & Development Consultancy
20 Lansdown Parade

Cheltenham

Gloucestershira  GLGO 2LH

Tek 01242577151

Fax: 01242 527151

1033
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The Planning Inspectorate - - FOR GFICIAL USE ONLY

mwwmmwdmmmmwm

PLANNING APPEAL

mwmmmwmsmdumaumamm
Planning Authority's Decision, or within 6 months of the date by which they should have decided the application.

A. INFORMATION ABOUT THE APPELLANT(S)

mmm

- ..

m--n-uur- i T

Postcode: Reference:
Pallere i grovids the pastconds way cee deloy fa procisisy your appeal.
Daytime Telephone No: : Fax Na: ...

Agent's Neme G sny): .. BOBSN BRADEEER _PLANNING & DEVELOPMENT CONSULTANCY

Agent's Address: --..-.J.M&M , e

m-pﬁﬁmﬁq_ﬂrkMﬁ“ - -
|| B.DETAILS OF THE APPEAL

o of the Local Planning Authority (LPA).  WORENGEAM DISTRICT COUNCIL

Description of the Development:  ppy 4 ws 130N OF CONDITION ON APPROVAL 43811
f TO ALLOW CONTINUED USE OF LAND POR NON AGRICULTURAL

Falawe 1o providie the prucede may couse dley in proceszing your sppeal. ] N

| Address of the Site: National Grid Reference (sce key on
LAND AND BUILDINGS NORTH OF LONG COPSE- OS map for Instructions).
h o¥ Grid Lenters: Grid Numbers
READING ROAD AREORFIRLD RERKSHIRE cg TQ:298407

subject of this appeal: .. any):
31 DECEMBER 1997 ' 97/6650UV 17 MARCH 1958

Date gnd LPA reference iumber of the application you made and which is now the Date of LPA Notice of Decision (if

Are there any outstanding appeals for this site eg Enforcement, Lawful Development Centificate etc? If so please give

details and any DOE reference number here:..... NO
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C. REASON FOR THE APPEAL

THIS APPEAL IS AGAINST the decision of the LPA:-

i

2. b‘mfusdmmbbdﬁwﬂiﬁm,wovﬂofﬂnnpﬂasmwﬂmdummﬂhnphmﬁng
permission.

3. mnfmmappmwwmm(oﬂmﬂmﬁmmumedmzabme)mqmmdbyamm
a plarming permission.

Or the failare of the LPA:-

4.

t0 *refuse/prent-snbjeet-te-conditions: planning pcrmission for the development described in Section B.

mmmdﬂm@mm@nﬁwwwﬁmwwﬂmfmmu
approval. :

(® Delete as appropriate) v)

U U0 UK

D. CHOICE OF PROCEDURE

CHOOSEQNEOF‘I‘HEFOIMWING 'I‘YPES OF PROCEDURE These are described lhllymthe booklet
'Planming Appeals - Acum'wkbmmpmmhrom :

1.

mmmnms

-~ If you have choscn the writien representations procedure, please tick if the whole site can clearly be

scen from a road or other public land., (Anmawompamedsucvmlwﬂlbeumged:l‘uwhspwm
canadeqmdymlhcnlcﬁmnwbhcland) : :

2. "mL[NQ!ﬂRYPbmgwemwhymhiqmi;my oo Lieiomberesbemimmmnds
: mwmsawm
3.

HEARING Aldnughyonmaypmfaahmﬁng;dePAmdwagmemlhismmﬂw

0 ® O [j

-

E. ESSENTIAL SUPPORTING DOCUMENTS

A copy of each of the following should be enclosed with this form.

1.

2.

3.

The application submined 1 the LPA;
Msimmﬂipdenils(mb1wﬁfm)subniu§dwmwA at application stage;
Hm.dmwingsuddommsfmningpnﬁﬂnapﬂmm“sdmunwm
The LPA's decision notice Gif any);

Other relevant corresporidenice with the LPA:

A plansluwmguncsncmnd in refation 10 two named mwmummumtfmﬂc
rclevam 1:10,000 OS map). (Failure to submit this can delay your appeal).

Copies of the following shouid also be enclosed, if appropriate:

1.

If the appeal concerns reserved mauers, the relevant outline applncauon. plans submitted and the
pemmission;

Any plans, drawings and documcnts sent 1 the LPA but which do not form pant of the
submiticd application (eg drawings for illustrative purposes);

Additional plans or drawings relating to the application but not previously seen by the LPA.
Please number them clearly and 1ist the RUMBCES ROFC: ...o.....nreeemeeoneeseosseesssssesssessssaneessanes

00 HUYEREE

i
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TOWN AND COUNTRY PLANNING ACT 1990

APPELLANT: D R WALKER

SITE: LAND AND BUILDINGS NORTH OF LONG COPSE READING ROAD
ARBORFIELD BERKSHIRE

GROUNDS OF APPEAL

1. The proposal would be in accordance with the relevant policies of
the development plan (Berkshire Structure Plan polrcres BU1,BU2,.
C2; Loddon Area Local Plan policies LC21, LE2; Deposit Draft -
Wokingham District Local Plan policies WRE2, WEM 12) and ‘with:
relevant national planning gurdance partrcularly as expressed in

B PPG7

) ‘ The LPA has prevuously recogmsed the development potentnal of;. o
| 'the srte for mdustnal use bv grantlng pl'annlng perrmssron for use'{ RPN
) of the bulldmg for purposes wrthrn Class B together wrth use‘~ L.

"'of the open vard both for car parkmg and for parking, manoeuvrmg

and Ioadmg of vehicles.

3. There is no planning policy basis to draw a distinction between the

extant permanent permission for Bil{c) use and the appeal
proposal. Appropriate comprehensive use of the site for uses

other than Class B1{c) would be ccnsistent with poficy.

4. The proposal would not cause any unacceptable impact in terms of

highways, environment, landscape or amenity.

5. The site does not lie within an area of special landscape value nor
is it particularly promihent in the landscape as accepted by the
Inspector who conducted the appeal in 1996. The proposal wduld

not unacceptably harm or erode the character of the locality.

1036
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6. The extent and type of permanent industrial uses in the vicinity,
which include uses within Classes B1(c), B2 and B8 together with
a scaffold 'vard and goods vehicles operating centre with plant
yard, is a material consideration which weighs in favour of this

appeaL

7. Relaxation of the time limited condition to allow continuation of

the present use wou‘id' enable policy - matters. affecting this .. ... .

industrial - enclave to be -considered comprehensively by the
lnspector at the forthcommg Local Plan lnqunry as lndlcated by the’ .

,Inspector who conducted the appeal m 1936

8. The éhortage of éuitable alternative sites' in t'heklocallity which may
be suitable for the appellént's business is a further material

consideration which weighs in favour of this appeal. .

Robin Bradbeer
Planning & Development Consultancy
20 Lansdown Parade
Chettenham
. GloucestershireGLE0 2LH
‘Tel: 01242 577151
Fax: 01242 527159 . 30 June 1998

, | 103




F. APPEAL SITE OWNERSHIP DETAILS

IMPORTANT: THE ACCOMPANYING NOTES SHOULD BE READ BEFORE THE APPROPRIATE
CERTIFICATE IS COMPLETED. CERTIFICATES A AND B ARE GIVEN BELOW., IF NEEDED, CERTIFICATES C
i1 AND D ARE ATTACHED TO THE GUIDANCE NOTES.

SITE OWNERSHIP CERTIFICATES

PLEASE DELETE INAPPROPRIATE WORDING WHERE INDICATED (*) AND STRIKE OUT INAPPLICABLE
CERTIFICATE |
* CERTIFICATE A

1 certify that- ’
On the day 21 days before the date of this appeal nobody, exceptdleappe!luu,wasmewm(see Note (i) of the
guidance notes) of any part of thk land to which the appeal relates.

OR
CERTIFICATE B

Ieemfytht.
lhvenhnppcnmhas*mﬂwmqmnwmmevmebewm.mme

' appmlwasﬂuom(secﬂotc()ofﬂngmdamemws)ofmpmof
lisied below, '

days before the date of this
0 which the appeal relutes, as

Owper’s Nare Datc on which notice was served

.lﬁnﬂmwﬁfythat:
AWMMBE@WINMW'MEA B,CORD
OWNERSHIP CERTIFICATE HAS BEEN COMPLETED)

**  Noneof the land to which the appeal relates is, or is part of, an agriculiural holding,

lor

*s  Ihave/the appellant has *given the requisite notice to every person other than my/hj
2lmwmaumammmamormamnwm‘
the appeal relates, as follows:

sclf who, on the day
all or part of the land to which

Tenant's Name

Address at which Date on which notice was served

¢ Delete as appropriate. If the appellant is the sole agricuitural tenant the first alternative should be deleted and
"not " should below the second alternative.

Signed .. bR N . Lee (onbehalf of) ...... PR WALKER

-----------------------------




G. GROUNDS OF APPEAL If the writien procedure is requesied, the appellants FULL STATEMENT OF
CA.SE MUST be made - otherwise the appeal may be invalid. If the written procedure has nof been requesicd, a bricf
outlline of the appellant’s case should be made here.

‘SEE ATTACHED

Continoe on & scpamic sheet if noccssary

PLEASE SIGN BELOW

lconf'umtluuoopyofﬂmawmlfummdmysnppwungdocumisnhtmgmmeapphmtmmlpmvmslymmm
LPA has been sent to them. 1 undertake that any fiture documents submitted in cormection with this appeal will also be
copied to the planning authority at the same time.

Signed A ‘ L‘U (on behalf of) DR WALKER
Name (in capitals) ...... ROBIN BRADBEER _ pate . 20 JUNE 1998

CHECKLIST - Please check this list thoroughly to avoid delay in the prodssing of your appeal.

° Thls form signed and fully completed. ¢ IST COPY: Send one copy of the appeal l‘orm with all the

supporting documents 1o;
® Any relevant documents listed at Section TllePlamnng_lmpectmte
E enclosed. Appeals Registry
Tollgate House
o Full grounds of appeal/outline of case set Houlion Swreet
o BRISTOL
out at Section G. & BS? 9DJ

- ® Relevant ownership centificate A, B, C

¢ 2NDCOPY: Send one copy to the LPA, a the address from
or D completed and signed.

which the decision on the application (or any acknowlcdgements, etc) was
received, enclosing any supposting documents not previously*submiucd 10

e Agricultural Holdings Centificate them as part of the application.

completed and signed.
4 3RD COPY: For you to keep 1039




RESPONSE PREPARED ON THE CONSULTATION OF PLANNING APPLICATION
MADE ON BEHALF OF THE HIGHWAY AUTHORITY

RESPONSE IS REQUIRED WITHIN 7 DAYS OF 10 February, 1999

Application Number: 99/69061/F From : Mrs A Odell

Application Type: Full  Parish ARBORFIELD PARISH

Proposal: PROPOSED DEMOLITION OF EXISTING BUILDING

' ERECTION OF REPLACEMENT BUILDING & ITS USE

FOR PARKING & MAINTENANCE OF TRANSPORT/
HAULAGE CONTRACTORS VEHICLES WITH VEHICLE
MANOEUVRING & STAFF PARKING ON ASSOCIATED LAND
REPLACEMENT OF EXISTING BOUNDARY FENCE REMOVAL OF PART
OF EXISTING HARD SURFACING AND PROVISION OF . NEW
LANDSCAPING

Location: Land North of Long Copse Eversley Road Arborfield
For: DR Walker

3) Recommends that the LPA mclude the foﬂowmg condltlons on any permission
which it may give

T2
(G344
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* RESPONSE PREPARED ON THE CONSULTATION OF PLANNING APPLICATION
MADE ON BEHALF OF THE HIGHWAY AUTHORITY

RESPONSE IS REQUIRED WITHIN 7 DAYS OF 6 November, 1998
Application Number: ~ 98/68559/F  From : Mrs A Odell

Application Type: Full Parish ARBORFIELD PARISH
Proposal: PROPOSED REDEVELOPMENT OF EXISTING INDUSTRIAL
BUILDIN CEMENT OF EXISTING BOUNDARY

FENCING OVAL OF PART OF EXISTING HARD

SURFACIN Gﬁ PROVISION OF NEW LANDSCAPING IN .
CONNECTION WITH USE OF SITE AS A TRANSPORT/ HAULAGE YARD TO INCLUDE ANCILLARY
MAINTENANCE AND REPAIR OF COMMERCIAL VEHICLES .

Location: LandNorlhofImngpseReadngoadArborﬁeld
For: DRWalknr

MHWWAMW' (2) :-'::. RO-ani-te ‘-_:':- ;
c 3 2 -Pemm 3

which-it may-pive STET

The propoted devdopment i oscessed directy  from the A2, o prinnany
 diSrbutor  (ood |, whert  the aperd . hmait  is' de-vesticted .  Speedq are

-ge.nemlb in exce®s of tis Unubt  ond have rdoltd in a fadad

- accident at the &I\'C—- juncbion wii-h the. A3 The. Hﬁh% any :
.. 18 contened  thok 0:\3 intelificotion of v ol tus Jurvcb.on coud redolt
n f\,ﬁher acadents ond wmew_ wished to recommend e fa\tm,qncg
corditiont, So 02 to enture: no. -r\.ia\a\fam.bat\ o{- u&t ot the “undsion

with e ASZT Mﬁfdu‘b*%w permSEI o grontd

-

-3, wa'\"l’hnflwvfhbtrof' Havg - b&u’:ﬂ q‘xm:}(d ﬁam ﬂr\n,a'n’r&i-ob
To prtnt oy cxpontion  owd  thos -Mmﬂifttrm::n of Juv\(bm'
accedl wWith. tha A327,

AmWw 1-‘1-'01.& Lo Qatto.

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




WOKINGHAM DISTRICT COUNCIL

PLANNING APPLICATION
Town and Country Planning (General Development Procedure) Order 1995

NOTICE UNDER ARTICLE 8

| give notice that the applicant(s) named below have applied fo the
Wokingham District Council for planning permission:

APPLICANT: D R Walker
APPLICATION NUMBER: 99/69061/F
SITE: Land North of Long Copse Eversley Road, ArborfieldArborfield

PROPOSAL: PROPOSED DEMOLITION OF EXISTING BUILDING
ERECTION OF REPLACEMENT BUILDING & ITS USE FOR
PARKING & MAINTENANCE OF TRANSPORT/ HAULAGE
CONTRACTORS VEHICLES WITH VEHICLE MANOEUVRING
& STAFF PARKING ON ASSOCIATED LAND.
REPLACEMENT OF EXISTING HARD SURFACING AND
PROVISION OF NEW LANDSCAPING.

THE APPLICATION IS BEING ADVERTISED IN THE READING
CHRONICLE NEWSPAPER ON 26.02.99 FOR THE FOLLOWING
REASON(S}).-

PROPOSAL IS CONTRARY TO THE DEVELOPMENT
PLAN

Anyone who wishes to make representations about this application should
write within 21 days of the date of this notice to the case officer, Mrs A Odell,
Planning Services, P.O. Box 157, Civic Offices, Shute End, Wokingham,
RG40 1WR where and within which period the applications, plans and other
documents submitted wnth them may be inspected during all reasonable
working hours,

Dated: 26.02.99 | Dus Fl""‘a"“"ﬂv A - oolole
Carol Rimmer "L.i" 2 99
Development Control Manager

Civic Offices

Shute End

Wokingham,Berks, RG40 1WR
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ENC 1), Sablas

FROM: Mrs A Odéil {15 Fei 1999
DATE: 10 February, 1999
TO: Environmental Design
Urban Design ndscape Trees - Conservation
Location, Land North of Long Copse Eversley Road Arborfield
Proposal: PROPOSED DEMOLITION OF EXISTING BUILDING

ERECTION OF REPLACEMENT BUILDING & ITS USE
FOR PARKING & MAINTENANCE OF TRANSPORT/
HAULAGE CONTRACTORS VEHICLES WITH VEHICLE
. MANOEUVRING & STAFF PARKING ON ASSOCIATED LAND
REPLACEMENT OF EXISTING BOUNDARY FENCE REMOVAL

OF PART OF EXISTING HARD SURFACING AND PROVISION OF
NEW LANDSCAPING

Application Number: 99/69061/F

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




CASE OFFICER:
APPLICATION NUMBER:
SITE:

PROPOSAL:

COMMENTS BY:

Mrs A. Odell

99/69061/F

Land North of Long Copsg, Evgnggyﬂgggg,;mmﬁemnw.

| Do T

v s s Mcrre e ]

Demolition of existing building, erection of replacement
building & its use for parking & maintenance of
transport/haulage contractors vehicles with vehicle
manoeuvring & staff parking on associated land.
Replacement of existing boundary fence, removal of

landscaping.

6 March, 1999

~ part of existing hard surfacing and provision of new

COMMENTS:

This application appears to differ only very slightly from 98/68559/F, submitted at the end

of last year.

The main objections put forward by the Parish Council at that time still apply, in that the
proposed development would be inappropriate in the countryside in a designated *gap between

settiements”.

As such, the application is contrary to C2 and C6 of the Berkshire Structure Plan, Policies
WCC1 & WCC2 of the Wokingham District Local Plan, and LTV?2 and LC1 of the Loddon

Area Local Plan.

WA ¢
SIGNED: @%

DATE:

CLERK TO ARBORFIELD PARISH COUNCIL

(7. 2. 99
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WOKINGHAM DISTRICT CoUNCIL ;f

MEMORANDUM 23 ?‘:"ﬁﬁ BRI

i A o e g ¢

From: Pauline Beever
Environmental Protection & Housing

To: Mrs A Odell Your Ref:
Planning

Date: 16 March 1999

PLANNING APPLICATION NO. 99/69061/F

LOCATION: LAND NORTH OF LONG COPSE, EVERSLEY ROAD,
ARBORFIELD. ' '

PROPOSAL: DEMOLITION OF EXISTING BUILDING. ERECTION OF

REPLACEMENT BUILDING AND USE FOR PARKING/MAINTENANCE OF
TRANSPORT HAULAGE CONTRACTORS

I have some reservations in that the proposal is sited adjacent to a residential caravan
park. I would like the following conditions attached should Members be minded to
grant consent.

1. Construction operations for which noise is audible at the site boundary shall
only be carried out between 07.30 hours and 18.00 hours Monday to Friday, 09.00
hours and 13.00 hours on Saturdays and at no times on Sundays, Public or Bank
Holidays without prior agreement in writing from the Planning Authority.

Reason: In the interests of the amenities of neighbouring occupiers.

Informative: The applicant is advised to seek prior consent (Section 61, Control of
Pollution Act 1974) to ascertain the extent of additional construction noise conditions
that may be imposed. For further information contact the Environmental Protection
and Housing team.

2. Operations for which noise is audible at the site boundary and/or nearest
residential boundary shall only be carried out between 07.30 hours and 18.00 hours
Monday to Friday, 09.00 hours and 13.00 hours on Saturdays and at no times on
Sundays, Public or Bank Holldays without prior agreement in writing from the
Planning Authority.

Reason: In the interests of the amenities of neighbouring occupiers.
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3. Noise resulting from the use of any plant, machinery or equipment shall not
exceed a level of SDB(A) below the existing background level (or 10dB(A) below if
there is a particular tonal quality) when measured according to British Standard
B54142.1990, at a point one metre external to the nearest noise sensitive premises.

Reason: In order to protect the amenities of neighbouring occupiers.

Informative: The applicant is advised to refer io Planning Policy Guidance PPG24,
Planning and Noise.

4, Commercial vehicles (including fork lift trucks) shall only be started up,
manoeuvred, operated, loaded or unloaded between 07.30 hours and 18.00 hours
Monday to Friday, 09.00 hours and 13.00 hours on Saturdays and at no time on
Sundays, Public or Bank Holidays without the prior agreement in writing of the Local
Planning Authority.

Reason: In the interests of the amenities of heighbouring occupiers.

5. All plant, machinery and equipment (including fans, ducting and external
openings) to be used by reason of the granting of this permission shall be so installed,

maintained and operated so as to prevent the transmission of noise and vibration in the

vacinity of the premises. A scheme of works for protecting neighbouring occupiers
from noise generated shall be submitted to and approved in writing by the Local .
Planning Authority. :

Reason: In order to protect the amenities of neighbouring occupiers.

Informative: The applicant is advised to refer to Planning Policy Guidance PPG 24,
Planning and Noise.

Nt Bowe—

PAULINE BEEVER
ENVIRONMENTAL HEALTH OFFICER

W @ so L
T\ e A s
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Development Control Sub-Committee

7 April 1999
Application No. Received Arborfield
99/69061/F - 08.02.99

Applicant : D R Walker

Location : Land North of Long Copse, Eversley Road, Arborfield

Proposal : Proposed Demolition of Existing Building. Erection of

1.

Replacement Building and its Use for Parking and Maintenance
of Transport/Haulage Contractors Vehicles with Vehicle
Manoeuvring and Staff Parking on Associated Land.
‘Repalcement of Existing Boundary Fencing. Removal of Part of
Exising Hard Surfacing and Provision of New Landscaping.

Introduction - (i) Description of site and surroundings - This 0.53ha site is
part of an enclave of various uses with a variety of planning status off Eversley
Road. There is an existing pale metal clad and breeze block 380m° building on
the site-and the remainder is a beaten earth yard: The site is bounded by a 2.5m

‘high métal fence on its .west, north and east sides. The land rises up slightly
. across the site to the west and then more steeply to the ridge beyond.

There is. woodland on the siope up to the ridge.and a public. footpath on the-
ridge. The Highland Park gypsy mobile. home site is adjacent to the curved east

.- .boundary of the site and Dunn's Scrapyard to the:south. There is open field to -
" the north of the application site and Highfield Park. All three sites (except half the

scrapyard) are in the Gap.

(i) Planning History of Application Site - On 17.03.96 retrospective planning
permission for the applicant to change the use of-the site for vehicie storage and
maintenance was refused (43811), but temporary permission was granted on
appeal-to 31.12.97. The Inspector noted the site was not particularly prominent
due to the land contours and woodland but could be seen from the north from the
public footpath. He did not grant permanent permission because of the visual
impact of large vehicles parking and moving in the open. However, he granted
temporary permission to enable the applicant to seek alternative premises and so
that the future use of the site, together with the adjacent gypsy and scrapyard
sites, could be considered together. These 2 sites also had temporary permission
at that time. The applicant currently occupies the site without planning permission
and uses it for parking his lorries with their ancillary maintenance.

On 30:1 1.95 permanent permission was granted for change of use of the building

to small workshops (Class B1(C) light industrial) (44959). The floorspace showed
. the building.divided into.4 units, but there was.no condition_requiring this division.

Other conditions included removal of permitted development rights for extension,
no outside storage and landscaping. However, there was no restriction on using
the building for B1(C) light industrial use only (and not (a) offices or (b) research

and development), (ii) the whole of the yard area for parking and manoeuvring
' _"and (iii) the existing 2.5 metre high metal fence was shown to remain.

R
A s o
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Development Control Sub-Committee
7 April 1999

Then on 17.03.98 permission was refused to'vary the temporary time period
allowed by the appeal (for application 43811) to permanent permission
(97/66904/V). The objection was again essentially the open parking of lorries.

Subsequently, on 14.01.99, permission was refused for 654 sq.m. floorspace
replacement of the current building and use of the site for transport/haulage
vehicle storage and maintenance (98/68559/F). Both these applications are now
subject to appeal (public inquiry) which is to be held in June. The applicant has
stated that if the current application is allowed, the intention is that the appeals
will be withdrawn. If the current application is refused permission the intention is
that this application will also be heard at the inquiry.

(iii) Adjacent Sites -

(a) Highfield Park now has permanent permission for use as a gypsy caravan .

site.

(b) Dunn's_Scrapyard - The appeal held in July was dismissed. The Inspector

considered the open storage of vehicles for sale/scrap/recycling. was ._l :
" unacceptable use of open land and the. activity significantly intensified and

consolidated the existing commercial impact (from adjacent sites). He considered

that the Waste Local Plan provided for alternative sites and the proposai would

be contrary to its criteria for aliowing such development.

2. Proposal - is to redevelop the existing building in connection with use of the site
as a transport/haulage yard with ancillary vehlcle maintenance by the applicant. It
is proposed to demolish the existing 380m?® building and erect a 564m?’
replacement building. The height will be the same as that of the existing building,
to be achieved by digging out the sloping section of land. The building has been
designed so all the existing 10 lorries can be parked inside it. The proposed
width of 12m will accommodate the lorries which are 9.5m long with room to tip .
the cab forwards. Materials will be dark green PVC steel cladding and small brick
section at rest room/office end. The existing 2.5m high metal fence will be ‘
replaced by 2.4m high green painted palisade fencing. 0.09ha of iand at the .
northern end will be a landscaped area to be planted as a copse, and additional
boundary landscaping is also proposed.

The difference between the previous proposal (98/68559/F) and the current
proposal is that the 90 sq.m. rear lean-to has been omitted and the low-loader
will not be kept at the site.

The agent_has explained that the applicant’s busmess has operated in the area
for the past 36 years (the business was previously in Hyde End Road, Spencers
Wood and subsequently moved to the application site). Search for. premises has
- been restricted to a 15 miles radius of Arborfield due to the long established
customer base and the place of residence of the applicant and the-majority of his
employees (75% of whom live within a 5 mile radius -of the site).-The firms
continuing need to be located in the area is indicated by forthcoming
development proposals in the locality such as Arborfgld Garnson and a major
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Development Control Sub-Committee
7 April 1999

new settlement south of the M4 motorway. The agent has also explained that the
business operates as a plant and haulage contractor for demolition, bulk
excavation and removal and transport of construction rubble and topsoil. The
typical operating routine involves the arrival of lorry drivers on site by car or pick-
up trucks between 0600 hours and 0700 hours. Drivers depart from the site
shortly afterwards and do not normally return to the site until the end of the
working day. Exceptions may arise in order to undertake running repairs but
these are avoided as far as possible by a programme of regular servicing.

The agent has also explained that the building is the minimum size needed to
accommodate the applicant's existing lorries in a side-by-side parking
arrangement.

. Consultations -

¢ Arborfield Parish Council : Object (comments attached). . -

-« .Babtie, Archaeologist : Confirms there are no archaeological implications.
- ». Highway Officer : No objection subject to a condition restricting the number of .

- lorries to no more than 10. - :

‘e “Environmental Health Officer : No objection subject to conditions-including

all repairs to take place within the building, operating times -as in the Heavy
'‘Goods Vehicle Operators “licence, approval of yard. surfacing . details and
“details of disposal of waste oil and any other vehicle fluids. - -, .

e Landscape Officer : No objection (including .to proposed fence) subject to
conditions covering landscaping plan. S

e Environment Agency :@: Recommendations conditions on _disposal and

soakaways.

4. Appraisal - Main issues are:

A. Principle of proposal including effect on character and appearance of
countryside/gap (Berkshire Structure Pian C2 and C6; Loddon Area
Loca! Plan LTV2 and LC1; Wokingham District Local Plan (Deposit
Draft) WCC1, WCC2 and WRE4; PPG7).

B. The applicants needs and whether alternative sites are available

- (Berkshire Structure Plan BU1, BUZ; Loddon Area Local Plan LEZ,;
Wokingham District Local Plan (Deposit Draft) WEM9; PPGA4).

C. Effect on nearby residents (Loddon Area Local Plan LBE2; Wokingham
District Local Plan (Deposit Draft) WBE1)

D. Concerns of the -+ Parish Coouncil.

peats
Ca
G

b
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Development Control "Sub-Committee
7 April 1999

A. Principle_of _Proposal including effect on Character and Appearance of
Countryside/Gap | '
The site is in the countryside and within but near the edge of the gap between
Arborfield Cross and Arborfield Garrison. The proposal should be assessed
on how it affects the openness, separation and undeveloped character of the
gap compared with permitted development on the site.. The key issues are
visual impact, site spread/reduction, whether environmental enhancements is
proposed and whether a rural location is necessary.

In principle, Berkshire Structure Plan Policy C2 and Wokingham District Local

Plan (Deposit Draft) Policy WRE4 allow redevelopment of sites in existing

employment use, subject to various criteria. However, the extant B1

permission has never been implemented, the current use of the site has

never had permanent permission and is now unauthorised again. Therefore, .
.. the proposal does not comply with these policies in principle because, itis not _
;- redevelopment-of an existing authorised employment generating site. . . .J

.. The proposal also does not comply with Policies C2, C6, LTVZ, LC1, WCC1,
... WCC2 and WRE4 because a 48% increase in:floorspace is proposed, and
. the building will have a greater visual impact by protruding further towards the
.+ footpath. Proposed additional landscaping will only off-set this to a limited
degree. : : '

8. The Applicant’'s Needs and Whethe'r.AIternative Sites are Available
In principle, policies support the needs of local businesses. However, the

inspector, only previously granted the appiicant temporary permission in order

that he could find alternative premises. Whilst the applicant has provided
information that he has unsuccessfully searched for an alternative site, this is

not considered to be an overriding reason to allow the proposal contrary to .
policies.

C. Effect on Local Residents : " '
The site is adjacent to the Highfield Park gypsy mobile home site. The .)g
business has been operating the hours referred to .in the Goods Vehicle !
Operators Licence (0600-1800 hours weekdays and unti 1600 hours on
Saturdays) It is therefore considered, subject to the imposition of appropriate
conditions, that the proposal would not have any significantly greater impact
than the permitted use. : -

D. Concerns of.the Parish Council . o
The maintenance is proposed to be of the applicant's lorries only. Run-off
from the wash-down hardstanding could be covered by conditions, if the
proposal was considerd acceptable. Whilst the Poperinghe Piggeries
buildings are empty, these are not iikely to become available as another third
party is interested in the site. The buildings are also too low and the site too
large. The remaining comments have been addressed above.
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Development Control Sub-Committee
7 April 1999

5. Conclusion - The proposai is contrary in principle to Polices C2 and WRE4. The
size of the proposed building is also significantly larger than the existing building
and will protrude further towards the public footpath. Although additional
landscaping is proposed and the applicant is apparently unable to find alternative
site, it is considered that these factors do not outweigh the policy objections in
principle and the visual impact.

6. Recommendation - REFUSE Planning Permission for the following reasons:

1. The proposed building for storage and maintenance of haulage lorries is

inappropriate development in the countryside in a gap between settlements. Due

_to its location and size, the building would have a visually detrimental effect on

the character and appearance of the countryside. As such the proposal is

. contrary to Berkshire Structure Plan Policies C2 and C6; Loddon Area Local Plan

o - Policies LTVZ2 and LC1 and to Wokingham District:-Local Plan Policies WCC1,
; - D -WCC2 and WRE4. | : .

Angela Odell

19.03.99
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CASE OFFICER:

APPLICATION NUMBER:

99/69061/F

o e e

e e

TS T

Land North of Long Cops% Eversley Roa(;,_AJ:horﬁeldw—

SITE: LAna NOKA O LOBE LUy, N

PROPOSAL: Demotition of existing building, erection of replacement
building & its use for parking & maintenance of
transport/haulage contractors vehicles with vehicle
manoeuvring & staff parking on associated land.
Replacement of existing boundary fence, removal of
part of existing hard surfacing and provision of ne
landscaping. s

COMMENTS BY: 6 March, 1999 )

COMMENTS: )

This application appears to differ only very slightly from 98/68559/F, submltted at the end

of last year.

The main objections put forward by the Parish Council at that time still apply, in that the
proposed development would be inappropriate in the countryside in a designated ’gap between

settiements’.

As such, the application is contrary to C2 and C6 of the Berkshire Structure Plan, Policies
WCCI1 & WCC2 of the Wokingham District Local Plan and LTV2 and LC1 of the Loddon

Area Local Plan.

A
SIGNED: (W

" CLERK TO ARBORFIELD PARISH COUNCIL

7 2.9

'i‘..,
..."‘.

s
L ]
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CASE OFFICER: Mrs A. Odell  por

APPLICATION NUMBER:  98/68559/F

SITE:
PROPOSAL:
landscaping in connection with
e yard, to inctude ancillary maintenance
and repair of commercial vehicles. -
.- .COMMENTS BY: o 30 November, 1998
COMMENTS:
Site. Hi

The Planning Commitiee assumes that the building which is now the subject of this
appﬁ@ﬁmwaserecwdwim&ebmeﬁtofpamiﬂeddevdopmmtforagdcﬁlnmluse. To. -
ﬂ:e'bestofitsknowledge,however,ﬂlebuﬂdinghasneva'-beenusedinconqecﬁonwiﬂmny--- -
farming enterprise. o | : -
Planning Application 44959 (granted November 1995) gained approval for change of use of
redundant agricultural building to use for small workshops within class Bl(c). Conditions
were imposed regarding provsion of landscaping. - ~ - '

Planning Application 43811 (a retrospective application for change of use of land for vehicle

" \naintenance and storage) was granted temporary approval on appeat in April 1996. The

Inspector, whilst endorsing WDC’s view- that the proposed development was contrary to
Policies C2 and C6 of the Berkshire Structure Plan, and also to similar policies in the Loddon
’ AmlocalPlan,granﬁedtheappeﬂantanmsiontoﬁDecmba 1997, in order to allow

| . him to seek alternative premises in the meantime. A further application (66904) seeking to

relaxﬂ:iscondiﬁonandextendpunﬁssion,ﬁrconﬁnuedusewas refused by WDC earlier this
. year and is now the subject of an impending appeal-

In November of last year, the Traffic Commissioner granted a Heavy Goods Vehicle
Operators Licence for ten vehicles and two trailers. Amongst other conditions imposed, the -
Commissioner stipulated that "the authorised vehicles will be parked in the workshop between
the hours of 1900 and 0600 daily and at all other times when not entering or leaving the site
or manoeuvring for parking or maintenance purposes”. Clearly, these vehicles are to be kept
inside the building.
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Tlus: latest’ apphcauon forredevelopment seeks t0 double the ﬂoorspace and increase the

p : J”mmalhelghtofthebmldmg,mteamfymgthecommacmluseofthlsnnalara,conm
-mpoﬁusmbommemandmmmmalphns andtherulmgofme

Theapphcmndosnmsmmwheﬂlerfnmwmmdmmtmunoeofmmmmmlvemm
' wmmrmmdmmemedsmhsowmmp, for which the Operators Licence has

been issued.

Thewestanbomdmymdxca&smamofhzds&ndmgfor&ewashmg—downofwhd’
Wﬂldlepollutedmn-offbednrecwdmtomesoakaway? o, 3 Q

'l'hebaseoftheproposednewbuﬂdmglstobel6membelowtheexxsunggrumdlevel
]sthewesmboundarymbesuppmtedbyaretammgwall? Hasanye:ros:onofthe
woodland behind this boundary already taken place? | ' E

ThePlannmngmlmeobjectsmostsu'onglymﬂxeredevelopmentofﬂnsme ‘The
mposalconﬂxcsmﬂxcomuyﬂdemdemmmenmlpohmwm“emphcewpmm‘
- - the character of the land. It is most important that the gap between settlements is protected
.andthatdevelopmemlsnotmﬁed. Itshoﬂdbenowdmmthem]mtyofthe'
neighbouring sers in this area either do not have the benefit of planning permission and are
the subject of enforcement orders, or have been granted only temporary permission. :

The site known as the former Poperinghe Barracks or Piggeries stands empty at the present -
time, aithough it has gained approval for over 3400 square metres of B1-B8 use. This
appear to show that there is pot an overwhelming need for this type of premises in ti
location.

-ThePanshCommlrequmthatﬂnsapphcauonberejected asbemgcomxarytoC'Zangc
oftheBerlmhn'eStmcunePlan,andPohcmWCCl wCC2, LTV23ndLC10ftheLocal

Plans.

pramlsslonwerewbegr«mted, however, m:ghttheCommmeerequestthatthe
hedgerow/landscaping be planted on the northemn, eastern and western boundaries, with
fmmngmmde(mtheappeﬂMshnd)mordertomm:sethewsualmmsmnmthe

coumrysxde‘?

W | | |
&mnm- P TE: 2o .11, 48 o y

CLERK TO ARBORFIELD PARISH COUNCIL A Enh
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PROPOSED REPLACEMENT FENCE SHOWN THUS ¥ ]
{SEE PRODUCT LITERATURE FOR DETAILS) | o

PROPOSED MEW HEDGEROW PLANTING

OVERHEAD ELECTRICITY CABLES
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APPROVED SITE
PLAN FOR 44959

 SITEPLAN 1.5
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o BERKSHIRE
. STRUCTURE PLAN
; 1991-2006
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- February 1998
Price: £15.00

" ISBN 1 85163 331 6
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Policy C2
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5.10

511

LIMITING THE SPREAD OF DEVELOPMENT
Controlling Development in the Countryside

The protection of the countryside is a fundamental concern and it is necessary to limit
development within it to that which is both appropriate (in type and form) and sensitive
to its location.

Development Outside Built-Up Areas and Settiements

Development outside buili-up areas and settlement boundaries defined in
local plans (and not within the Metropolitan Green Belt - see Policy C4) will
be strictly controlled, and permitted only :

i) where it is required for agriculture or forestry; or

(ii) for the re-use, adaptation or redevelopment of existing buildings,
particularly to assist the diversification of the rural economy and to
maintain or enhance the rural environment; or

(iii) other development for which a rural location is essential;.

provided it is both appropriate in scale, form, impact, character and siting
to its location in the.countryside and is acceptable in terms of other policies
in the Structure Plan.

Building in the open countryside away from existing settlements or from areas allocated
for development in local plans will be strictly controlled in line with advice in PPG7,
‘The Countryside and the Rural Economy’. Even where development may be acceptable
in principle in the countryside the acceptability of a particular proposal will depend on
its suitability for the proposed site; on the impact of any related activity; and on the
adequacy of any measures to integrate the proposal into the surroundings. More
detailed criteria relating to the control of development in the countryside will be included
in local plans. With regard to redevelopment, such criteria may for example require
that proposals should have no greater impact (in terms of bulk of buildings or site
coverage) than the existing development and should secure environmental improvements.

Proposals for essential utilities will be considered under sub-section (iii) of Policy C2.
Essential utilities include development and facilities, where these cannot be sited within
settlements, for transport and related services, inciuding park and ride and motorway
service areas; for the distribution of gas, oil and electricity; for sewage disposal; for
water supply and flood alleviation; and for telecommunications.

Where necessary to meet provisions made in the Structure Plan, settlement boundaries
may be defined in local plans to allow for appropriate forms of development on sites
on the edge of built-up areas.

"Berkshire Structure Plan 1991-2006
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Policy C6

5.30

5.31

Green Wedges and Gaps

The setting and separate identity of settlements and communities will be
conserved and protected. Development will not be permitted where it would
threaten important open areas which are of special significance as “green
wedges” or “gaps” because they provide physical or visual separation of
settlements or communities which are close together. “Green wedges” and
“gaps” will be identified in local plans where there is a risk of:

(iy coalescence, loss of community identity or increased urbanised
character;

(ii) loss of access to open countryside or extensive open space with their
associated environmental benefits.

The boundaries to “green wedges” and “gaps” will be defined in local plans and will
relate to those areas which it is considered are essential to the separation of settlements
and communities. "Green wedges” are areas of open space penetrating, partly enclosed
by, or separating built-up areas or communities and “gaps” comprise open land which
provides physical or visual separation of distinct settlements or communities. Although’
the size and character of “green wedges” and “gaps” will vary, they have a similar
function. The existing land uses within these aréas may range from agricultural to
informal or formal recreation uses or uses like allotments, utilities or institutions. In
order to protect the existing open character of the land it is important that development
is not intensified so that the distinct communities maintain their identity and sense of
separation. '

Examples of such areas identified in the Replacement Structure Plan for Berkshire
include land between :

Newbury, Thatcham and Cold Ash

Purley and Pangbourne

Theale and Tilehurst

Reading and settlements to the south of the M4 and land separating these
settlements from one another

Sonning and Earley

Wokingham, Winnersh and Sindlesham
Wokingham and Finchampstead North
Wokingham and Crowthorne
Crowthorne and Bracknell

Sandhurst and Crowthorne

Sandhurst and Yateley

Berkshire Structure Plan 1991-2008
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5.33

5.34

Policy C7

Wokingham and Bracknell
Binfield and Bracknell
Bracknell and Ascot

The County Council continues to support the principle of ‘gaps’ and ‘green wedges’ in
the locations listed above. In addition, other important ‘green wedges’ and ‘gaps’ may
be identified in local plans, and will be accorded equal weight. The County Council
considers that the Lower Kennet Valley, to the south west of Reading, north of the M4
motorway, should be treated in this way. Together with other gaps and green wedges
and land subject to the provisions of Policy C2, a cordon of open land should be
established in local plans to prevent the outward expansion of the built-up area of
Reading.

Policy C6 applies equally inside and outside the Green Belt. The protection of ‘green
wedges’ and ‘gaps’ is as important in the Green Belt as anywhere else.

PROTECTING THE LANDSCAPE

* The protection and enhancement of the County’s landscape requires the protection of

those features which make up its character, as well as positive measures by a range of
bodies so as to guide change and deal with its consequences, particularly the major
changes arising from development pressures and the modification of the financial basis

- for farming which has led to the abandonment of many traditional forms of landscape

manadement.

Areas of Landscape Importance

Special care is needed fo protect and conserve the character and natural beauty of the
landscape in the North Wessex Downs Area of Outstanding Natural Beauty (AONB),
designated for its national significance, and to protect the special landscape significance
of certain areas of special landscape quality which are of particular vaiue in the County
context, known as Areas of Special Landscape Importance (ASLIs). In addition to the
provisions of Policies C2 and C4, regard needs to be had to the natural beauty or
special character of the AONB and ASLIs in considering proposals for development in
these areas.

Development Within the North Wessex Downs Area of Outstanding
Natural Beauty

Within the North Wessex Downs Area of Outstanding Natural Beauty
development will only be permitted which will conserve or enhance the
natural beauty of the area.

Berkshire Structure Plan 1961:2006
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Jlan, a village is not synonymous with an identified
settlement, the latter being used to define an area
where particular planning policies are appropriate.
There will therefore be cases where parts of
villages have been excluded from the identified
settlement, for example, small groups of
development on the far side of a road that marks
the boundary of the main built up area of the
village. In order to be consistent in the treatment
of settlements of similar size, function and
character, it has been necessary to draw up a
definition for settlements warranting identification
on the Proposals Map.

1.1.05 An'identified settlement or built-up area
W possess all the following characteristics:-

(:, 'sizeable amount of development in a compact
form. (if development is interspersed with areas of
land which are characteristically rural or open, this
will not come within this criterion);

(i) possess a range of basic services, such as a
school, shop and community facilities, providing a
forum for social contact;

(iii) be physically and socially cohesive.
On this basis the following policy is put forward.

& LTVI 'IDENTIFIED SETTLEMENTS'

L‘TH!N THE IDENTIFIED SETTLEMENTS AS
L..TED BELOW AND AS SHOWN ON THE
PROPOSALS MAR DEVELOPMENT WILL
NORMALLY BE ALLOWED, SUBJECT TO THE
PROVISIONS OF OTHER POLICIES CONTAINED IN
THIS PLAN. THE 'IDENTIFIED' SETTLEMENTS

ARE:-

ARBORFIELD CROSS
BARKHAM HILL

CHARVIL
EARLEY/SONNING/WOODLEY
HURST

RISELEY

SHINFIELD

SINDLESHAM

SPENCERS WOOD

Chapter 1.1 - Towns, Villages and Rural Areas
—# e

SWALLOWFIELD
THREE MILE CROSS
TWYFORD
WARGRAVE
WINNERSH

LIMITING THE SPREAD
OF DEVELOPMENT

1.1.06 The District Council recognises the
need to maintain an acceptable level of
environmental quality and considers that the
maintenance of a clear distinction between built-up
areas and the countryside is fundamental to
achteving this aim. Such an approach helps to
ensure that individual settlements retain their
identity and that the open and rural character of
tand outside the boundaries of identified
settlernents is retained. Accordingly it is intended
to limit development outside identified settlements

" 1o that which is appropriate to the countryside or

has a special reason to locate there. . Although

- these uses are acceptable in principle, they must
_ also be acceptable in practice. This is particularly

important in the case of small scale housing and
employment development on the edge of
settiements which is dealt with in more detail in
policies LH1 and LE2.

< LTV2? DEVELOPMENT IN RURAL AREAS

ALL LAND OUTSIDE THE IDENTIFIED
SETTLEMENTS, AS SHOWN ON THE PROPOSALS
MAP IS CONSIDERED TO BE RURAL AREA WITHIN
WHICH DEVELOPMENT WILL NOT NORMALLY BE
ALLOWED. IN ACCORDANCE WITH THE

wokingham District Council
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Chapter 1.1 - Towns, Villages and Rural Areas
e ———— ——

REPLACEMENT STRUCTURE PLAN EXCEPTIONS
MAY BE MADE FOR DEVELOPMENT IN THE
FOLLOWING CATEGORIES WHICH ARE NOT
SPECIFICALLY DEALT WITH BY OTHER POLICIES IN
THIS LOCAL PLAN:

(A) DEVELOPMENT FOR HOUSING PURPOSES OF
SITES NOT EXCEEDING 0.4 HECTARE ON THE

EDGE OF SETTLEMENTS IN THE FORM OF .

ROUNDING OFF OR REDEVELOPMENT:

(B) DEVELOPMENT FOR EMPLOYMENT USES NOT
EXCEEDING 300 SQUARE METRES OF
FLOORSPACE ON THE EDGE OF SETTLEMENTS IN
THE FORM OF ROUND!NG OFF OR
REDEVELOPMENT;

(C) DEVELOPMENT ESSENTIAL TO THE USE OF

LAND FOR AGRICULTURE OR FORESTRY:
(D) MINERAL EXTRACTION:

(E) PLANT FOR RECEIVING IMPORTED
AGGREGATES, OR FOR THE PROCESSING OR
DISTRIBUTION OF AGGREGATES; ‘

(F) THE DISPOSAL OF WASTE BY CONTROLLED
TIPPING WITHIN EXISTING OR FORMER MINERAL
WORKINGS OR ON OTHER DESPOILED [AND;

(G) PUBLIC UTILITIES THAT CANNOT BE LOCATED
EI SEWHERE;

(H) ANY OTHER PURPOSE WHOLLY APPROPRIATE
TO A RURAL AREA.

THE ACCEPTABILITY OF ALL PROPOSALS WILL
ALSO BE JUDGED AGAINST THE PROVISIONS OF
THE OTHER RELEVANT POUCIES CONTAINED IN
THIS PLAN. FOR THE AVOIDANCE OF DOUBT
THE AREAS OF SPORADIC DEVELOPMENT
IDENTIFIED ON THE PROPQOSALS MAPS ARE
INCLUDED WITHIN THE RURAL AREAS.

Page 7

NEW SETTLEMENTS IN
RURAL AREAS

I.1.07 The scale of housing and other
developments envisaged in the Replacement
Structure Plan for Berkshire is not such as to
recognise or justify consideration of a new

~ settlement separate from existing settlements.

There are therefore no proposals of this nature in
the plan. Any such development would seriously
undermine the county and regional strategy and
would seriously detract from the essential role of
the countryside areas in providing a foil to the buift-
up areas and maintaining substantial tracts of
countryside in an increasingly urbanised area.

< LTV3 NEW SETTLEMENTS IN RURAL
AREAS : ’

THE CREATION OF NEW SETTLEMENTS WILL
NOT BE PERMITTED WITHIN THE DEFINED
RURAL AREAS, AS SHOWN ON THE PROPOSALS

- MAP

DEFINITION or -
BOUNDARIES

1.1.08 The preparation of this Local Plan has
provided an opportunity to formally recognise the
boundaries of settlements that have never
previously been 'identified’ and to review those
boundaries of settlements that have previously
been recognised in earlier village or local plans. In
certain cases development has occurred, or, a
commitment exists beyond the existing boundary,
whilst in other cases the latter does not always
delineate land which is in a truly urban as opposed
to rural use.

1.1.09 The perimeter of each ‘identified’
settlernent has been surveyed and clear boundaries
identified. These follow natural features, fencelines
or other plot boundaries. An exception concerns
properties with extensive curtilages where
property boundaries are not necessarily
appropriate. In such circumstances, it has been
necessary to make a judgement about the point at

Wokingham District Council
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There have often been competing claims for the
use of land, besides agriculture, in this part of
Berkshire in the past, and they will be strengthened
by the reduced role of agricultural production.
The plan has a central role to play in achieving a
rational balance between those claims.

1.3.06 Many of the policies are protective of
the countryside and restrict new built development
in accordance with the overall policy LTV of this
Plan and Policy EN| of the Replacement Structure
Plan. The pgdlicies also seek to enhance the
countryside in those areas where a land- -use plan is
able to do so.

EXPANSION OF
©® EXISTING SETTLEMENTS

 1.3.07 Some of the Housing and Empioyment
polictes allow for limited development of sites
outside the identified settlements shown on the
Proposals Map. It is important that where these
are otherwise acceptable they should not prejudice
the maintenance of the rurai areas and the
countryside in general terms. In addition to the
general restriction of development in rural areas
embodied in policy LTV2 there are, therefore,
policies which apply to land on or close to the
boundaries of the identified settlements and to land
between settlements. The aims of these policies
are: :

a) to maintain, and where possible reinforce, a
clear distinction between built-up areas and rural
areas,

b) to ensure that new development either within
or on the boundaries of built-up areas does not
detract from the surrounding countryside,

c) to ensure that a physical and visual separation is
maintained between distinct settlements.

1.3.08 The policies are based upon and
complementary to Policies EN4, EN5 and EN6 of
the Replacement Structure Plan and do not seek to
repeat them. Particular consideration will be given
to Policy EN4 which deals with the need to

prevent development impinging unsatisfactorily on
the surrounding countryside regardless of whether
or not it is within one of the special categories
outlined below.

§.3.09 Where there are distinct settlements,
development on their boundaries or between
them could, either visually or physically, damage
their individual identities. Policy LC| identifies the
areas which are essential to the maintenance of
physical and visual separation and makes it clear
that development will not be permitted which
would detract from that essential function. In
some cases this will not include all of the
intervening land between settlements but there
may be other policies in the plan, in addition to
LTV2, which make development equally
unacceptable. In some areas the gap which
already exists between settiements falls below that
ideally required to maintain physical and visual
separation. It is particularly important that what
remains is fully protected and, where possible,
made more effective.

1.3.10 in considering what areas should be
tincluded in Policy LCI, only gaps between
identified settlements or between identified
settlements and areas of sporadic development
have been identified. At the smaller scale,
development between areas of sporadic
development would be equally unacceptable and
on the larger scale, major developments in the
wider tracts of open countryside between
settlements could create new pressures for
coalescence and be objectionable on that basis.
The criteria used to identify the areas notated
under policy LC| are contained in Local Plan
Working Paper Two which is available separately
from this plan.

% LC! SEPARATION OF SETTLEMENTS

IN SEEKING TO MAINTAIN A CLEAR SEPARATION
OF SETTLEMENTS WITHIN THE PLAN AREA,
DEVELOPMENT WILL NOT BE PERMITTED IN THE
AREAS DEFINED ON THE PROPOSALS MAPS
WHICH WOULD EITHER DETRACT FROM THE
UNDEVELOPED APPEARANCE OR INTENSIFY
EXISTING SPORADIC DEVELOPMENT. THESE

Wokingham District Council




13- and Countryside

AREAS ARE OF SPECIAL SIGNIFICANCE BECAUSE
THEY ARE ESSENTIAL TO THE MAINTENANCE OF
A PHYSICAL AND VISUAL SEPARATION BETWEEN
DISTINCT SETTLEMENTS. WHERE THE VISUAL OR
PHYSICAL SEPARATION BETWEEN SETTLEMENTS
IS NOT FULLY EFFECTIVE AT THE PRESENT TIME
THE DISTRICT COUNCIL WILL SEEK TO ENHANCE
VISUAL SEPARATION BY THE ENCOURAGEMENT
OF TREE PLANTING OR OTHER APPROPRIATE
MEANS.

f.3.11 In addition to protecting land because of
its significance in separating settlements from each

- other it is proposed that areas of importance

because of their character and appearance in
relationship to adjoining built-up areas should also
be protected. These areas of land are either an
important part of the landscape setting of the
settlement concerned, such as an open area or
sloping land ‘around #, or are areas of land which
have an intimate relationship with the settlement
and which are thus important to the retention of its
character and sefting. Examples are enclosed fields
and paddocks which are an inherent part of the
character of some of the settlements in the plan
area.

. & LC2 SETTING OF SETTLEMENTS

DEVELOPMENT WILL NOT BE PERMITTED
WHICH WOULD DETRACT FROM THE OPEN OR
RURAL APPEARANCE OF THE AREAS OF LAND
DEFINED ON THE PROPOSALS MAPS WHICH ARE
OF SPECIAL SIGNIFICANCE IN MAINTAINING THE
LANDSCAPE SETTING OR THE INDIVIDUAL
CHARACTER OF THE SETTLEMENTS.

AREAS OF SPECIAL
LANDSCAPE IMPORTANCE

I.3.12 The landscape character of the local
plan area is influenced by the rivers and streams
which flow northwards to the Thames. In the
northern part of the plan area, near the confluence
of the rivers Thames and Loddon is a valley
bottomn landscape in which the town of Woodley
and village of Sonning to the west and villages of
Twyford and Wargrave to the east occupy slightly

Page 21

elevated positions. The River Loddon flows from
the south joined by the Blackwater north of
Swallowfield, through a wide open valley
landscape, wholly agricultural in the south, but
increasingly gravel and water dominated in the
north. The slopes which flank the valley and
wooded hill tops which form their crests are
prominent in views from within the vailey and
across it.

1.3.13 A plan-wide landscape survey has
identified two tracts of countryside within the plan
area, at Farley Hill and Bearwood, as being of
special importance in landscape terms. Both are
wooded, hilliop areas which feature in views from
large parts of the plan area. The criteria used to
identify these areas and the alternative boundaries
considered are contained in Local Plan Working
Paper Three which is available separately from this
plan. The following policies are intended to:

a} protect the areas of special landscape
importance from development which would
detract from their rural character and special
landscape qualities;

b) enhance their rural character and landscape
qualities by encouraging appropriate management;

¢) protect them from development on land around
them which would adversely affect their character
and setting.

1.2.14 The areas identified represent the
'Other Areas of Special Landscape Importance'
within the plan area referred to in Policy EN9 of
the Replacerment Structure Plan for Berkshire.

e

Wokingham District Council
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2.21

THE COUNTRYSIDE

Development in the Countryside

It is important to note the distinction between the ‘countryside’ and ‘rural areas’. These are
quite separate in technical terms. ‘Countryside’ is all land beyond identified settlement
boundaries. Note that the countryside within the Metropolitan Green Belt is subject to specific
Green Belt policies that form part of a separate chapter in this plan. The ‘rural areas’
deﬁmuonlssetoutmtheBa'kshlreStrucmrePlaleQl 2006, para. 5.5 where it is defined
as:

“...those places whlchhebeyondtowns(andadjomngbuﬂt-upareas) mthpopulanonsof
IOOOOOrmDmThsdeﬁmnonaccordswnhthaIusedbytheRmalDevelopmt
Commission...Using this approach the following settlernents fall outside the remit of Policy C1:

Reading Urban Area (Woodley and Earley), Wokingham/Winnersh”

Usmg_]ustthe ‘rural areas’ deﬁnmonwuuldwanthatmchoftheplanammmmland
includes settlements such as Finchampstead North and Twyford. Thuefmethe counn'ymde

. definition is ounsldﬂ'edmoreappmpnateandwﬂlapplymthxs plan.

2.23

Thegmdmgpmmplemthcomnﬁymdem&atdevdopnmtshmﬂdhothbawﬁtecmomc

activity and maintain or enhance the environment. Ruralarmsmnaccomnndatesmneforms
of development without detriment, if the type, form and design are sensitive to the location.
Newdevdopmmtshouﬂbewreﬁmylmatedhamgregardmmmgsaﬂmtpaumsmd
to historic, wildlife and landscape resources. Development in the open countryside, away from.
ex:snngsatlemmmamsaﬂocawdfmdevelopmmtthslmalplanwmbesmaly
controlled. Sm:ecatcgonwofdevelopmmtthatmaybeappmpnate,aresetouthohcy'
WCClbelow . _ : .

POLICY WCC1: DEVELOPMENT IN THE COUNTRYSIDE (OUTSIDE THE
METROPOLITAN GREEN BELT)

DEVELOPMENT OUTSIDE SETTLEMENT BOUNDARIES DEFINED IN THIS PLAN
(AND NOT WITHIN THE METROPOLITAN GREEN BELT) WILL ONLY BE
ALLOWED IN EXCEPTIONAL CIRCUMSTANCES AND WILL BE STRICTLY
CONTROLLED THROUGH THE APPLICATION OF DETAILED POLICIES AND
PROVISIONS OF THIS PLAN.

DEVELOPMENT WILL ONLY BE ACCEPTABLE IN PRINCIPLE WHERE THE
PROPOSAL FALLS WITHIN AT LEAST ONE OF THE FOLLOWING CATEGORIES:

3) DEVELOPMENT FOR AGRICULTURE/FORESTRY
b) OUTDOOR SPORT/COUNTRYSIDE RECREATION

¢) LOCAL COMMUNITY FACILITIES WHICH CANNOT BE LOCATED ELSEWHERE
& RE-USE AND ADAPTATION OF EXISTING BUILDINGS

¢) DIVERSIFICATION OF AN ESTABLISHED AGRICULTURAL BUSINESS WHERE

IT COMPLIES WITH POLICY WRE1
Cont.

1071
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f) REDEVELOPMENT PROPOSAL IN THE COUNTRYSIDE

g) OTHER DEVELOPMENT APPROPRIATE TO THE COUNTRYSIDE WHICH
CANNOT BE ACCOMMODATED WITHIN A SETTLEMENT.

WHERE DEVELOPMENT IS ACCEPTABLE IN PRINCIPLE, IT WILL ONLY BE
PERMITTED IF IT IS APPROPRIATE IN SCALE, FORM, MATERIALS, DESIGN,
CHARACTER, TO ITS LOCATION IN THE COUNTRYSIDE AND BE CONSISTENT
WITH OTHER POLICIES IN THIS PLAN (SUCH AS NATURE CONSERVATION) AND
ANY SUPPLEMENTARY PLANNING GUIDANCE.

THE CLOSING OF GAPS OR THE ENCLOSURE OF OPEN AREAS THAT ARE
IMPORTANT COMPONENTS IN THE CHARACTER OF AN AREA WILL NOT BE
PERMITTED. -

Imple:mmtatim: The development control process.

Monitoring: Planning a&plicaﬁbns determined within each category.

Separation ofSettlemems by Green Gaps and Wedges

Asamﬂtofthedmsxtyofdevdopmnmdmevanayofsatmmatchuactaueme
phnmﬂwmsmﬂal@t&esepamﬁﬂmﬁtyof&esesetﬂmﬂswmammmedbykwpmg :
real ‘green wedges” and ‘gaps’ between them. - PohcyCGoftheBﬂ'kshn'eStmcturePlanIDM
- 2006 states that the ‘green wedges® and ‘gaps’ will be defined in local plins. The areas in

| . question are set out on the proposals map supporting this plan. Some of these gaps are more

225

2.26

227

- 2.28

vuhuablethanothesandanyh:ﬂtdevdopmmtomldnndemnnethmtmporﬁme. Where -
specific landscape features suchastreesorhedgaowsmaybemmpromsedmeasmes for
positive landscape managamemmllbesought. where possnble.

For the avoidance of doubt, ‘green wedges’ areareasofopenspaeepeneh‘atmg,partlyenclosed
by, or separating identified settiements. ‘Gaps’ conmnseopenlandwh:chprowdesphysxcalor
visual separation between distinct identified settlements

The areas included in the green wedges and gaps policy have been identified previously in the
adopted local plans as areas impartant to the separation of settlements. These are retained

ﬂoeptwhaespwﬁcpmpmabrequneachmgqagmenewseulmndmuﬁedatszdey
south of the M4.

Thegremwﬁgesandgapsmnalwbempmmbecauseofthechmamandsmseofphee
that they can contribute to the settlements. In the adopted local plans the separation of, and
setting of, settlements issues were kept distinct in policy terms. This could lead to confusion
msmgﬁmnannﬂnphcuyofd&mgnanmsmmsshownonthecunmtpmposalsmap Asa
resuhthmhasbemrewewedandaneedbs:mphfytheproposalsmaprecogmsed

Thegremwedg&smdgapsdmigmﬁm‘isnowshuwnmmoseueasthathadmthaam
settings and separation of settlements function, or the separation of settlements designation
only, in the adopted local plans. ‘Where an area was only important to the setting of settlements,
th&seareaswﬂlremamsubjecttoaseparatepohcyfoundmtheLandscapesecuonofthm
chapter (Poticy WLLS6).
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2.30
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Major development in the wider tracts of open countryside could create further development
pressures leading to the coalescence of settlements. The open land between Wokingham and
CrowthmnetotheenstoftheReadmg{Gmldfordrmlwayhnelssubjecttopanlcula.rpmsmes
and is therefore identified in the Structure Plan supporting text (para. 5.28) to Policy C6. The
Council will continue to protect the wider tracts of open countryside between other settlements,
such as between Wokingham, HurstandTwyford.

POLICY WCC2: GREEN GAPS AND WEDGES (OUTSIDE THE METROPOLITAN
GREEN BELT)

IN SEEKING TO MAINTAIN A CLEAR SEPARATION OF SETTLEMENTS WITHIN
THE PLAN AREA, DEVELOPMENT WILL NOT BE PERMITTED IN THE GREEN
GAPS AND WEDGES THAT WOULD AFFECT OR DETRACT FROM THEIR OPEN
OR COUNTRYSIDE APPEARANCE AND CHARACTER. THESE AREAS ARE OF
SPECIAL SIGNIFICANCE BECAUSE THEY ARE ESSENTIAL - TO THE
MAINTENANCE OF A PHYSICAL AND VISUAL SEPARATION BETWEEN DISTINCT
SETTLEMENTS AND THE COUNTRYSIDE SETTING THEY PROVIDE FOR THEM.

EXISTING SETTLEMENT BOUNDARY FEATURES SUCH 'AS WOODLANDS,
COPSES AND HEDGEROWS SHOULD BE RETAINED AND, WHERE POSSIBLE,

ENHANCED. POSITIVE MANAGEMENT OF LANDSCAPE FEATURES THAT( . :

CON'I'RIBUTE TO THE SEPARATION -OF SE'ITLEMENTS W]LL BE ENCOURAGED '

ANY DEVELOPMENT ADIOIN]NG AREAS IMPORTANT TO THE SEPARATION OF
SETTLEMENTS MUST ‘NOT ' UNDERMINE THOSE BOUNDARY FEATURES

IMPORTANT TO THE LANDSCAPE.

THE GREEN GAPS AND WEDGES ARE IDEN'I'IF[ED ON THE PROPOSALS MAP.

Implementation: Thedevelopmmncontrolproows,momnam@adwcem landowners
Monitoring: Impactofplanmngconsentsandnumbu'ofposmvemanagmmmacnons

achieved.

Central Berkshire Forest

This Council has been developing the principles of landscape enhancement on the edges of the
built-up areas through its Community Woodland programme in the Loddon Valley. The .
Berkshire Structure Plan 1991 - 2006mc1udmaproposalfora ‘mew forest' in the central part
of Berkshire,

A study has been undertaken of how and where the Community Woodland concept can be
expanded into other areas where there would be a positive benefit from an increase in tree cover
and thereby contribute to the concept of the new forest. Thestudyhasestabhsheda search
area, outside the Metropolitan Green Belt, which includes:

the Earley sectors of the Community Woodland

the critical gaps between Woodley, Earley and Winnersh

the mineral degraded landscapes of the middle Loddon Valley

the Lower Loddon, between the A4 and the Thames
weakserﬂmtedg&sandareasmxpmtmmesaungandseparan-ofseulemm
the A329(M) and M4 corridors.
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7.64

7.65

FROPOSAL WRE3: NEW USES FOR RESEARCH ESTABLISHMENTS OUTSIDE
THE SE'ITLENIENT OF SHINFIELD -

WHERE EXISTING RESEARCH ESTABLISHMENTS OUTSIDE SETTLEMENTS ARE
NO LONGER REQUIRED A CHANGE OF USE OF LAND AND BUILDINGS TO
EDUCATIONAL, HEALTH OR COMMUNITY USES WILL GENERALLY BE
ACCEPTABLE, SUBJECT TO THE PROVISIONS OF ALL OTHER RELEVANT
POLICIES AND PROVISIONS OF THIS PLAN. PROPOSALS FOR MORE
COMMERCIAL USES SUCH AS HOTELS, RECREATION ACTIVITIES OR BUSINESS
USE MAY BE ACCEPTABLE PROVIDING

a) THE USES CAN BE ACCOMMODATED WITHIN EXISTING PERMANENT
BUILDINGS, OR BY REDEVELOPMENT WITHIN THE AREA COVERED BY
EXISTING PERMANENT BUILDINGS

b) THE PROPOSALS PROVIDE FOR THE REMOVAL OF EXISTING TEMPORARY
BUILDINGS OR UNSIGHTLY ADDITIONS FROM THE SITE

c)THEUSESDONOTHAVEADETRIMENTALEFFECTONTHEAMENITYOF
THE AREA BY REASON OF VISUAL INTRUSION, THE GENERATION OF NOISE
OR OTHER DISTURBANCE, OR EXCESSIVE TRAFFIC GENERATION

d) SCHEMES INCLUDE THE RETENTION AND MAINTENANCE OF EXISTING
UNDEVELOPED AREAS WITHIN THE SITE AS LANDSCAPED AREAS.

Implementation: Through the development control process and negotiation with the landowner.

Monitoring: Annual employmem monjtoring.

Redevelopment, Extension and Infilling at Existing Employment Sites Outside Settlement
Boundaries

The principle of redevelopment, minor extension and infilling of existing sites in the
countryside is allowed by Berkshire Structure Plan Policy C2 in order to assist the rural
economy and enhance the rural environment. Where significant visual enhancement can be
achieved the Council will seek to negotiate the removal of temporary, unsightly or poorly
placed buildings, the enhancement of landscaping and the rationalisation of car parking.’

In interpreting this policy, ‘an area of existing authonsed development’ would include
buildings, external storage areas, hardstandings and circulation space authorised through an
existing planning permission or a certificate of lawfulness and identified on the plans attached
to that permission. Calculations of site coverage should not include landscaped or open areas.
Where sites include existing retail activity they should be assessed against Policies WRES or-
WRES6.

POLICY WRE4: DEVELOPMENT ON EXISTING ENIPLOYMENT GENERATING
SITES OUTSIDE SETTLEMENTS

ON SITES IN EXIS'I'ING EMPLOYMENT USE OUTSIDE SETTLEMENTS THE MINOR

EXTENSION TO BUILDINGS, LIMITED INFILLING BETWEEN BUILDINGS AND

REDEVELOPMENT OF THE SITE WILL BE ACCEPTABLE WHERE PROPOSALS:
: Cont.
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7.66

7.67

7.68

-{a) DO NOT LEAD TO AN INTENSIFICATION OF ACTIVITY AT THE SITE

b) HAVE NO GREATER VISUAL IMPACT ON THE UNDEVELOPED CHARACTER
OF THE COUNTRYSIDE THAN EXISTING DEVELOPMENT

c) DO NOT COVER A LARGER AREA OF THE SITE THAN THAT OCCUPIED BY
EXISTING AUTHORISED DEVELOPMENT

d) DO NOT CAUSE DETRIMENT TO THE AMENITIES OF ADJOINING LAND USES

AND OCCUPIERS

¢) DO NOT LEAD TO OBJECTIONS UNDER POLICY WT4 (ENVIRONMENTAL
IMPACTS OF TRAFFIC) OR OTHER TRANSPORT POLICIES OF THIS PLAN

f) DO NOT RESULT IN AN EXPANSION OR CONSOLIDATION OF ‘BAD
NEIGHBOUR’ PREMISES.

Implementation: Through the development control process and consultation with the Council’s
Environmental Health Officer, planning enforcement and negotiation with owners/developers.

Monitoring: Annual employment monitoring.

Policy WGBS in chapter 3 deals with redevelopment of existing employment sites located in the
Metropolitan Green Belt, and WGB7 in the same chapter guides development at major -
developed sites within the Green Belt.

RURAL RETAILING
Farm Shops, Horticultural and Nursery Holdings

An element of rural diversification is the sale of produce from farm holdings. Farm shops
continue to be popular and there are several such facilities in the District. These shops can
provide a valuable contribution to the rural economy because they provide a widening of the
range of employment opportunities and additional income to farms. Some enterprises that sell
small amounts of seasonal unprocessed food generated from the farm holding will be ancillary
tothemainfa.rmingactivityandcahbemniedmtunderpemﬁtteddevelopmtﬁghts. For
the avoidance of doubt, farmers who are considering such diversification should contact the
development control section of the planning department prior to start up. In the past, where
planning permission has been required policies have sought to limit the products sold to those

 produced on the holding. This criterion is not easily enforceable and does not allow continuity

of employment or income. Ithasbeenre}axedtoallowthesaleofapmporﬁonofinported
produce. This is in accordance with the provisions of PPGs 6 and 7 and would enable a service
to be provided throughout the year.

Horticultural nurseries, while principally devoted to the raising and wholesale distribution of
plants, trees and shrubs, often include a limited provision for ancillary retail plant sales. Over
the years many such establishments have changed and now have the commercial retail
characterofagardsncenu'esellingawideva:ietyofgoods. To prevent inappropriate
urbanisation of the countryside related to this process, for example, by the erection of retail
sales buildings, the long distance importation of the majority of the plant material and
manufactured goods and the extensive outside storage and display of materials for sale, it is
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WOKINGHAM DISTRICT LOCAL PLAN

PROPOSED AMENDMENTS TO THE DEPOSIT DRAFT

APRIL 1999

Introduction

When the Council's District Local Plan was placed on deposit for a period of six
weeks towards the end of 1997, it generated a large public response.

The most significant single issue, in terms of the numbers of representations
received, was Proposal- WSM1, Housing Development South of the M4
motorway. This issue is currently the subject of consideration at public inquiry,
which commenced last October. The remainder of the District Local Plan
produced an even greater response. More than 1,150 respondents made almost

3,350 responses on various policies, proposals and other elements of the Local

Plan.

A summary of each of the representations made, together with the Council's
response, was reported to several meetings of the Council's Environmental
Services Committee. These were on 9 November 1998, 15 February 1999 and
22 March 1999. (Copies of these reports are available for inspection at the
Planning Services reception at the Council's Shute End offices.) The meetings of
the Committee resolved to recommend some changes to the Deposit Draft
version of the Local Plan, to the public local inquiry, which is to commence early
in the year 2000. These changes are termed 'proposed amendments’, and are
set out in the following schedule.

The proposed amendments are being published and publicised so that all those
who have already made representations on the District Local Plan may consider
to what extent their views would be accommodated by the amendments (if they
were to be accepted). In addition, the opportunity is afforded to other persons
who may have not previously made representations, but have views on these
amendments, to do so.

The current consultation period on these proposed amendments is for seven

weeks, from Friday 23 April to noon on Friday 11 June, 1999. Representations
received after that time may not be considered by the District Council.
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Representations should be made on the forms that have been prepared
especially for the purpose; additional information may of course be added, if
required.

Representations may only be made on the proposed amendments, and not on
any other aspect of the Local Plan.

Representations on the proposed amendments received by the District Council
will be considered by its Environmental Services Committee on 20 September
1999,

Policy and Plans Team,
Environmental Services Department,
Wokingham District Counci,

Council Offices,

Shute End,

WOKINGHAM

Berkshire

RG40 1WR

Tel: 0118-974 6457 or 0118-974 6478
Fax: 0118-974 6484 .
E-mail: Richard. Ford@wokingham.gov.uk or Diane.McGloin@wokingham.gov.uk
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Ry (15 February 1999)

. i ; Page 20 Policy wcCC1

&:  Add new category after ‘WITHIN A SETTLEMENT (point g):
uh) SENSITIVE INFILLING OF SMALL GAPS WITHIN SMALL GROUPS OF
HOUSES AND MINOR EXTENSIONS TO GROUPS QOUTSIDE DESIGNATED
. GREEN GAPS (POLICY WCC 2) FOR RESIDENTIAL USE WILL BE
ACCEPTABLE SUBJECT TO THE PROVISIONS OF POLICY WH1A’

= Reason for amendment: To bring the policy into line with PPG7 .

'3

(15 February 1999}

% Page 20 Paragraph 2.25
Add sentence after 'distinct identified settlements’ (line 3):

‘Existing permitted uses will continue in these areas but intensification of these

uses will not be allowed, in order to preserve the existing open character of the

land.’

" Reason for amendment: To allow existing uses to continue while retaining the
existing open character of the land.

(15 February 1999)
PROPOSED AMENDMENT 2/10

Page 12 ' Paragraph 2.29

Insert at end of paragraph; ‘and the Loddon Valley between Arborfield Cross
and Shinfield’

Reason forramendment; To take account of response 8, respondent 6 (Cowan),
response 314, respondent 149 (Arborfield and Newland Parish Council) and
response 343, respondent 151.

(15 February 1999)

PROPOSED AMENDMENT 2/11
Page 22 | Paragraph 2.32
Add after ‘creating new plantations’ (line 2) ‘and forest ehvironments,' and

Add after ‘in agreement with landowners’ (line 3) ‘Forest environments have
varied habitats and can include grassland, glades, thickets, ponds, coppice
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Romeradbeer

Planning& Development Consultancy
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20 Lansdown Parade, Cheltenham, Glos "GLS0 oLH Tel 01242 57'1151--] ax: 01242 527151

oo I

Environmental Services Departmentj::; | - ‘I\"{IVREfé RWB/157
Planning Services ﬁ’f&ﬁ m@\ T Your Ref. 98/68559/F
Wokingham District Council | 21 Aprjl 1999

P.O. Box157 2L nr u 1333

Shute End Bd&??g.‘;}n: l_[
Wokingham Berkshire RG40_1WR FiE, ! ;j

For the attention of Ms Z Teekaram
Appeals Assistant

Dear Sir

PLANNING APPEAL TO THE SECRETARY OF STATE

TOWN AND COUNTRY PLANNING ACT 1990

APPELLANT: VIR D R WALKER

SITE: LAND AND BUILDINGS NORTH OF LONG COPSE READING ROAD
ARBORFIELD BERKSHIRE REFUSAL 99/69061/F

| enclose a copy of the appeal which has been lodged with The Planning
Inspectorate together with a copy of my covering letter.

Yours faithfully

NS

ROBIN BRADBEER Enc.

15 71cwd, c8.

Robin Bradbeer BA (Hons) MRTPI Chartered Town Planner 1 O 8 O
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Robin Bradbeer
Planning& Development Consultancy

20 Lansdown Parade, Cheltenham, Glos. GL50 2LH Tel: 01242 577151 Fax: 01242 527151

The Planning Inspectorate Ref. No. RWB/157
Appeals Registry 21 April 1999
Toligate House

Houlton Street

Bristol BS2 9DJ

Dear Sirs

PLANNING APPEAL TO THE SECRETARY OF STATE

TOWN AND COUNTRY PLANNING ACT 1990

APPELLANT: MR D R WALKER

SITE: LAND AND BUILDINGS NORTH OF LONG COPSE READING ROAD
ARBORFIELD BERKSHIRE - REFUSAL 99/69061/F '

| enclose an appeal in respect of the above site on behalf of my client
Mr D R Walker

A copy of the appeal documentation has been sent to Wokingham
District Council.

| request that this appeal be linked with the following existing appeals on
this site which are to be heard at the same Public Inquiry on Tuesday
29 June 1999.

APP/XO360/A/98/297286

APP/X0360/A/98/1017474

Yours faithfully

(D&/wf\%,auwu

ROBIN BRADBEER Enc.

c.c. .1Woki5§ﬁ§ﬁbiéirf‘c¥'CBLuwnﬁéi-l,‘ Ms Z Teekaram
Planning inspectorate, Mr S Raycheil, Room 1004

16 7c.pi6.

Robin Bradbeer BA (Hons) MRTPI Chartered Town Planner 1 O 8 1



CONDITIONS FOR APPEALS

For all 3 Appeals

1. Not more than 10 HGV lorries and 1 HGV tractor unit with low-loader
shall operate from the site.
REASON : No greater number of vehicles can be accommodated
without resorting to parking outside in the yard.

2. No HGV's/trailers shall be parked on the site other than inside the
building(s) when they are not in use.
REASON : In the interests of visual amenity.

3. Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development)} Order 1995 (or any Order revoking
and re-enacting that Order) no development shall take place under the
terms of Part 8 of Schedule 2 of that Order.

REASON : To safeguard the character and amenities of the
locality/countryside; any such development would further degrade the
countryside quality of this important site in the gap.

4 HGV's shall not enter, leave or manoceuvre within the site other than
between the hours of 0600 - 1900 Mondays to Fridays, 0600 - 1600
Saturdays and not at any time on Sundays or Public or Bank Holidays.
REASON : In the interests of residential amenity.

5. No maintenance involving running of engines or any other activities
which are audible at the site boundary shall take place other than
between the hours of 0600 - 1900 Mondays to Fridays, 0600 - 1600
Saturdays and not at any time on Sundays or Public or Bank Holidays.
REASON : In the interests of residential amenity.

6. No development shall take place until there has been submitted to and
approved by the Local Planning Authority a scheme of landscaping,
which shall include indications of all existing trees and hedgerows on
the land, and details of any to be retained, together with measures for
their protection in the course of development.

REASON : In the interests of visual amenity.

7. All planting, seeding or turfing comprised in the approved details of
landscaping shall be carried out in the first planting and seeding
seasons (1 November - 31 March) following the first occupation of the
buildings or the completion of the development, whichever is the
sooner; and any frees or plants which within a period of 5 years from
the completion of the landscaping die, are removed or become
dangerous, damaged or diseased shall be replaced in the next planting
season with others of similar size and species.

REASON : In the interests of visual amenity.
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10.

11.

Only HGV’s operating from the site shall be maintained at the site.
Such maintenance shall take place within the building only.
REASON : To safeguard the character and amenities of the locality.

The open areas within the application site shall be used solely for the
purposes shown on the approved layout that is for the parking of
vehicles other than HGV's, access, manceuvring and amenity
purposes only, and shall not be used for any sforage purposes
including the storage of any tyres, spare or redundant parts.

REASON : In the interests of visual amenity

There shall be no external lighting on the site without the prior
permission in writing of the Local Planning Authority.
REASON : In the interests of rural amenity.

Details for the storage and disposal of waste (including waste oil, brake
fluid etc.) on the premises shall be submitted to and approved prior to
the commencement of development, and all storage and disposal of
waste shall then be carried out in accordance with the approved
details.

REASON : To ensure that adequate precautions are taken to prevent
pollution

For Appeal A

12.

13.

For Conditions 6 and 11 time period to be altered to submission of
scheme and approval of landscaping scheme to be within 2 months of
the appeal decision notice.

For Condition 7 time period to be the current or next planting season
following the date of the decision notice.

This permission shall be personal to D R Walker and shall not enure
for the benefit of the land, and upon the aforementioned ceasing to use
the premises for the purposes herein permitted, this permission shall
cease and become null and void.

REASON : The granting of an unrestricted planning permission would
be inappropriate given that the site is located in a designated ‘gap’
within the countryside, and outside the boundaries of designated
settlements.

The use hereby permitted shall cease on or before 30 June 2002 and
the land shall be reinstated to its former condition.

REASON : To ensure that the site is restored if the ‘gap’ and
‘countryside’ designation are not questioned in the Local Plan
Inspector’'s report.
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For Appeals B and C

12.

13.

14.

15.

16.

17.

The premises shail be used for parking and maintenance of transport/
haulage contractors vehicles with vehicle manoeuvring and staff
parking on associated land only and for no other purposes within the
Town and Country Planning Use Classes Order 1987 (or any Order
revoking and re-enacting that Order), notwithstanding the provisions of
the Town and Country Planning (General Permitted Development)
Order 1995 (or any Order revoking and re-enacting that Order).
REASON : To safeguard the character and amenilies of the
locality/countryside.

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

REASON : In pursuance of Section 91 (2) of the Town and Country
Planning Act 1990.

All new external work shall be carried out in materials, including
surfacing materials, that resemble in size, colour and texture,

those of the existing building.

REASON : To ensure a satisfactory external appearance.

Before the building hereby approved is brought into use, the existing
2.5m high metal boundary fencing shall be removed and replaced with
the approved 2.4m high palisade fence.

REASON : In the interests of visual amenity to safeguard the character
of the countryside.

Before development commences details (including precise siting) of
the proposed retaining wall shown on the approved plan No. GB 005
shall be submitted to and approved by the Local Planning Authority.
The retaining walil shall then be constructed in accordance with the
approved details.

REASON : To safeguard the future health and amenity value of the
trees.

For A LB onl

This permission relates to the application as amended by and shall be
carried out in accordance with revised drawing Nos. 157/98/1B and
GB 005 submitted to the Local Planning Authority on 15 December
19098 and 9 December 1998 respectively showing additional
landscaping strip and section through building and retaining wall.
REASON : For the avoidance of doubt.
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The Planning Inspectorate

Room 1004 Direct Line 0117-9876079
Tollgate House _ Switchboard G117-9878000
Houlton Street Fax No 0117-9878443
Bristol BS2 9DJ GTN 1374-6079
npl-, AR ":‘"“."'r‘_zjr:- N T
@;kangpgi/ D LS Your Ref:
okingham—Council SHF D7/66904/V
Planning Depattment .
P O Box 151jcs bur Ref:
Shute End } NPP/X0360/A/98/297286
Wokingham 24 JUN 1559 APP/X0360/A/99/1017474
BERKS, RG11-tWQ P PP/X0360/A/99/1021642
d CUPIES TO; ACK: /'
FILE: 21 June 1999

Dear Madam

TOWN & COUNTRY PLANNING ACT 1990
APPEALS BY MR D R WALKER AND D R WALKER
SITE AT NORTH OF LONG COPSE, READING RD, ARBORFIELD, BERKS

I have received the proofs of evidence dated 17 June 1999_from
the appellants’ agent. If this has not been copled to you
already, please contact the appellants’ agent and ask for a

copy.

-

If you wish to comment on the correspondence, you should do so
at the inguiry.

Yours faithfully

Mr S Raycheli

211A

An Executive Agency in the Department of the Environment, Transport and the Regions, and the Welsﬂ @‘85



The Planning Inspectorate

Room 1004 Direct Line 0117-9876079
Tollgate House Switchboard 0117-9878000
Houlton Street Fax No 0117-9878443
Bristol BS2 9DJ GTN 1374-6079
Ms Z Teekaram Your Ref:
Wokingham Council 97/66904/V
Planning Department
Our Ref:

P O Box 151
Shute End
Wokingham
BERKS, RG11 1WQ

APP/X0360/A/98/297286
APP/X0360/A/99/1017474
APP/X0360/A/99/1021642

8 June 1999

Dear Madam

TOWN & COUNTRY PLANNING ACT 1990
APPEALS BY MR D R WALKER AND D R WALKER
SITE AT NORTH OF LONG COPSE, READING RD, ARBORFIELD, BERKS

I enclose a copy of correspondence from an interested party.

You need not reply to the correspondence, as any comments may

be made at the ingquiry.

Yours faithfully ,,:;;7 e e

Mr S Raychell

211a

/ ) r r‘!d‘l::"':’llii .)-. . !. - : N “‘-‘7'- ','.‘._"-‘-ZC.'_U’I""‘_':—M:I!
/’ -.F"'E}_L_W e S e —
> P S
Y P —
TN sy SN R
L APp /ﬁ z
cs |
,nﬁk’ : TDJUN 14599
wg M - COPIES TO: ECH: .
(IxxUL : FILE:

An Executive Agency in the Department of the Environment, Transport and the Regions, and the Welsﬂ %6 )




The Planning Inspectorate

Room 12/02 West (—&ff Direct Line 0117-9878528
Tollgate Housg ' Switchboard (117-9878000
Hoult‘l;:LStr%ﬁ Fax No 0117-9878804
GTN 1374-8528
r Ref:
66904/V
)
P OB 151 - Our |Ref:
Shuteognd ; b NPP)/ X0360/A/98/297286
Wokingham - VALE  eRPPYX0360/A/99/1017474
BERKS, RG1l1l 1WO™ APP/X0360/A/99/1021642

9 June 1999

Dear Madam

TOWN & COUNTRY PLANNING ACT 1990

APPEALS BY MR D R WALKER AND D R WALKER

SITE AT NORTH OF LONG COPSE, READING RD, ARBORFIELD, BERKS
NOTIFICATION OF INSPECTOR

I am writing on behalf of the Secretary of State to inform you
that the Inspector appointed to hold the local inquiry into
the above appeals will now be:

Mr D A Wildsmith BSc(Hons) MSc CEng MICE FIHT.

You have already been given notice of the arrangements for
this inquiry.

Yours faithfully

WK

Mr A Godfrey
Mr A Godfrey

NB: All further correspondence should be addressed to the
case officer mentioned in the initial letter.

206C

An Executive Agency in the Department of the Environment, Transport and the Regions, and the Welsa %7




The Planning Inspectorate

0117-9876079
0117-9878000
0117-9878443
1374-6079

“ ' " !
s _
e - . 14 jui 1939 Y%Pr
Plénhing Departmknnjﬁa—~“‘“}z?: ——
P O Box 151 GOPIES TO: - ur Re;
°F ‘l FILE e PP7%0360/5/98/297286

Sh

e pnd = APP/X0360/A/99/1017474
Wokingham 1031642
BERKS, RG1ll 1WQ . APP/X0360/A/99 16

1} June 1999

. Dear Madam

TOWN & COUNTRY PLANNING ACT 1990
APPEALS BY MR D R WALKER AND D R WALKER
SITE AT NORTH OF LONG COPSE, READING RD, ARBORFIELD, BERKS

I have received the proofs of evidence dated 7 June 1999 from

the appellants’ agent. If this has not been copied to you
already, please contact the appellants’ agent and ask for a

copy.

If you wish to comment on the correspondence, you should do so
at the inquiry.

Yours faitﬁfgiil

—— > .
S

. Mr S RaycHell

211A

An Executive Agency in the Department of the Environment, Transport and the Regions, and the Welsﬂ @88



Robin Bfadbeer

Planning &Development Consultancy

20 Lansdown Parade, Cheltenham, Glos. GL50 2LH Tel: 01242 577151 Fax: 01242 527151

The Planning Inspectorate Ref. No. RWB/157
Room 1004 17 June 1998
Tollgate House

Houlton Street

Bristol BS2 9DJ

For the attention of Mr S Raychell Your Refs.

Case Officer APP/XQ360/A/98/297286
APP/X0360/A/98/1017474
APP/X0360/A/98/1021642

Dear Mr Raychell

PLANNING APPEAL TO THE SECRETARY OF STATE

TOWN AND COUNTRY PLANNING ACT 1990

APPELLANT: MR D R WALKER

SITE: LAND AND BUILDINGS NORTH OF LONG COPSE READING ROAD
ARBORFIELD BERKSHIRE - '

In connection with these appeals | attach summaries of both
Mr Bradbeer’'s evidence and Mr Withycombe’s evidence together with an
errata sheet for Mr Bradbeer’s Proof of evidence. Copies have been
forwarded to Wokingham District Council. ’

Yours sincergly

AN

ROBIN BRADBEER Enc.

e —

@:,,._Wokmg ham District Council, Ms Z 'ijéelér‘_a;r}f?

157Ic.p10,

~ Robin Bradbeer RA (Hons) MRTPI Chartered Town Planner 1 O 8 9



PROOF OF EVIDENCE OF R W BRADBEER

ERRATA SHEET

PAGE PARAGRAPH

34 5.4 {iii) subheading Policy L6C should reads Policy LC6
39 6.4 line one replace 44955 by 44959

46 6.30 line one repiace RWB 54 by RWB 55,

Robin Bradbeer BA (Hors) MRTPI
Planning & Development Consultancy
20 Lansdown Parade

Cheltenham

Gioucestershire

GL50 2LH Ref. LPA PINS

Tel: 01242577151 Appeal A: 97/669047V  APP/X0360/A/98/297286
Fax: 01242 527151 Appeal B: 98/68559/F APP/XD360/A/98{1017474

Our Ref: RWB{157 Appeal C: 89/69061/F APPIX0383/A/39/1021642
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Land Management Services Ltd June 1999

LAND NORTH OF LONG COPSE, READING ROAD, ARBORFIELD

APPEAL BY MR D.R. WALKER AGAINST THE FOLLOWING DECISIONS OF
WOKINGHAM DISTRICT COUNCIL:

A RELAXATION OF CONDITIONS ON APPROVAL 43811 TO ALLOW
CONTINUED USE OF LAND FOR NON-AGRICULTURAL STORAGENEHICLE
MAINTENANCE WORKSHOPS. (97/66904/V)

B&C. PROPOSED DEMOLITION OF EXISTING BUILDING. ERECTION OF
REPLACEMENT BUILDING AND ITS USE FOR PARKING AND MAINTENANCE
OF TRANSPORT/HAULAGE CONTRACTORS VEHICLES WITH VEHICLE
MANOEUVRING AND STAFF PARKING ON ASSQCIATED LAND.
REPLACEMENT OF EXISTING BOUNDARY FENCING. REMOVAL OF PART
OF HARD SURFACING AND PROVISION OF NEW LANDSCAPING.
(98/68559/F AND (99/69061/F)

SUMMARY OF PROOF OF EVIDENCE BY DAVID WITHYCOMBE OF LAND
MANAGEMENT SERVICES LTD

1. The appeal site occupies an area of 0.53 hectares and is located on the lower
slopes of a broad ridge which runs roughly north south, between Arborfield Cross
and Farley Hill. The site is currently used for non-agricultural storage and vehicle
maintenance, under a temporary consent. The proposed development would
invoive: the demolition of the existing building; the erection of a replacement
building, with associated vehicle manoeuvering and staff parking; the erection of
replacement boundary fencing and the provision of new landscaping.

2. The planning refusals dated 13" April 1999 (Appeal C) and 14" January 1999
(Appeal B) give the following reasons for refusal:

*» “The proposed building for storage and maintenance of haulage lorries is
inappropriate development in the countryside in a gap between settlements”,
(contrary to policy C6 of the Berkshire County Structure Plan 1991-2006 and
policy LC1 of the Loddon Area Local Plan adopted in 1995).

¢ “Due to its location and size, the building would have a visually detrimental
effect on the character and appearance of the countryside “ (contrary to policy
C2 of the Berkshire County Structure Plan 1991-2008 and policy LTV2 of the
Loddon Area Local Plan adopted in 1995);

3. in addition reference is made to Policies WCC1, WCC2 and WRE4 of the
Wokingham District Local Plan (Deposit Draft).
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Land Management Services Lid June 1939

The reason for refusal in refation to Appeal A states:

“The proposal by reason of the use, detracts from the open rural character of the
locality”. As such it is contrary to policies C2 and C6 of the Berkshire Structure
Plan, LTV2 and LC1 of the Loddon Area Local Plan and WCC1 and WCC2 of the
Wokingham District Local Plan”

{Wokingham District Council Notice of Refusal dated 17" March 1998)
My Proof of Evidence addresses three key landscape issues:

 the nature of the impact of the existing and proposed developments on the
appeal site in the landscape, together with an evaluation of the degree to which
the site impinges on the gap between the existing setllements;

¢ landscape proposals designed to mitigate the impact of the appeal site and to
aid its integration within the fandscape,

+ Measures to protect the mature trees in Long Copse which adjoin part of the
western boundary to the appeal site.

In order to address these issues, a landscape character and visual assessment of
the appeal site and the surrounding area was camied out. The visual assessment
identified key public viewpoints to the appeal site. Photographs taken from these
viewpoints are included in the appendices to my Proof of Evidence.

The proposed development under Appeals B and C consists of the following:

. Demoalition of the existing bulilding (floor area 380 m2 and height 5.6 metres)
and replacement with a larger buiiding (floor area 564 m2 and height 7
metres). The proposed building under Appeal B also includes a lean-to on
the westemn elevation. The proposed building will be clad in dark green PVC,
with a small brick section at the northem end, housing an office/rest room.
In order that the height of the new building remains the same as that of the
existing building it is proposed to lower the ground levei of the existing yard.
This will require the construction of a 1 metre high retaining wall on the
westemn boundary of the appeal site, where it adjoins part of Long Copse.
The proposed building will extend just over 5 metres further north than the
existing building;

. The existing metal boundary fencing is to be replaced with a 2.4 metre high,
dark green metal security palisade fence;

. New mounding and planting to the north, west and eastem boundaries of
the appeal site.

The landscape around the appeal site is gently undulating and rises to the north and
west.  The land north and west of the appeal site is predominantly open in
character. Agriculture is the main land use with sheep and horse grazing the
principal form of husbandry. There are several blocks of mature woodland,
together with hedges and occasional hedgerow trees subdividing the individual
fields. Many of the hedges are in mixed condition and are unmanaged.
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10.

1.

12.

13.

14.

15.

16.

The appeal site lies on the north west edge of a complex of built developments
consisting of the appeal site, a car breaker’s yard, Highfield Park (a gypsy caravan
site), Boundoak Industrial Estate, a bungalow, an electricity sub station and an area
‘of former barracks, used as piggeries and now abandoned.

The key public viewpoints to the appeal site have been identified as follows: the
length of Public Footpath No. 17 between Arborfield Cross and Long Copse, which
follows the crest of the ridge to the north and west of the site; short sections of the
A327, and distant views from the southem edge of Arborfield Cross.

Views to the appeal site can be gained from Footpath No. 17, in particular the
section between Arborfield Court and Long Copse. The existing building is visible
through the trees on the edge of Long Copse. Views are, however, largely
restricted to the upper sections of the north elevation, although the west elevation
can also be seen through the trees from some viewpoints.  The proposed building
would not extend beyond the northem limit of Long Copse and so would not have a
significantly greater impact from these viewpoints. in addition the use of a more
recessive colour scheme will reduce its impact. At no point can views be gained
into the site yard.

The existing fence on the westem boundary is particularly prominent in near views
from Footpath Number 17.  The replacement of the existing fence with palisade
fencing and the proposed planting and mounding on this boundary, will reduce the
visual impact of the appeal site from these viewpoints. Planting will also have the
added benefit of screening the caravans at Highfield Park from these viewpoints.

The appeal site is largely screened by intervening vegetation in distant views to the
site from the southem edge of Arborfield Cross. The upper sections of the north
elevation of the existing building can, however, be seen from one viewpoint at the
comer of Harts Close.

Views cannot be gained to the appeal site from the A327, Reading Road. The site

is screened by existing hedges and trees and intervening developments, notably
Highfield Park.

The proposed landscape scheme, developed from outline proposals submitted
under Appeals B and C, consists of screen planting and mounding on the northem
and westem boundaries of the site and planting on the eastern boundary.  This is
designed to screen the site in the distant views from the south side of Arborfield
Cross and the near views from Footpath No. 17. The mound and planting will
continue that of the adjacent Highfield Park site and further define the visual and
physical separation between the complex of developments to the south and the
rural land to the north. Planting will utilise predominantly native tree and shrub
species and will complement those found in surrounding hedges and woodland.

Part of the westem boundary of the appeal site adjoins a part of Long Copse, an
area of mature woodland covered by a Tree Preservation Order. The proposed
construction of a retaining wall on the westemn boundary raises the need to ensure
the development does not affect the long term stability and health of these trees.
An evaluation of the distances between the frees and the proposed fence has been
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18.

19.

20.

21.

made and compared with Table 1 of BS 5837 Trees in relation to Construction'
(1991) which sets out recommended minimum protection distances around trees.
The resuits of the survey and analysis raise particular concems over the proximity
of the fence and retaining wall to the trees at the northem end of Long Copse.
These trees are particularly important in screening the building in views from
Footpath No. 17. it is proposed to re-align the proposed fence and retention wall
around the ash trees, to provide a minimum additional 2 metres of land, to be
restored to the original ground level of Long Copse. Additional measures are
recornmended for two other trees, currently in poor condition.

There are a number of features which impact on the visual amenity of the locality,
as viewed from the viewpoints identified in the visual assessment. These include;
built development at Arborfield Cross, Arborfield Garrison and along the A327, in
particular Ducks Nest Farm; the appeal site and surrounding developments, in
particular Highfield Park; the line of pylons, and the noise and visual impacts
associated with the A327. The majority of these developments lie on the periphery
of the ‘visual envelope’ defined by Arborfield Cross, the ridge and Long Copse.

The appeal site can only be seen from a limited number of viewpoints to the north
and west. The proposed landscape scheme will, in time, effectively screen the site
from these viewpoints. The scheme is designed to both screen the site, and also
provide habitat and landscape benefits in the wider landscape. It should be noted
that the extant permission for change of use to B1(c) incorporates a more limited
landscape scheme, which would provide a less effective screen for the appeal site
and the adjacent development at Highfield Park.

The appeal site is physically and visually removed from the land which forms the
separation between the settiements of Arborfield Cross and Arborfield Garrison.
The inclusion of the appeal site and other adjacent developments within the gap as
covered by Policies LC1 and WCC2, whilst the Boundoak Industrial Estate and
Popperinghe Barracks are excluded, is questioned on the grounds that ail these
developments will impart a similar visuaf impact. In addition the recent permanent
planning consents covering the developments at Highfield Park and Ducks Nest
Farm will ensure that built development continues to impinge on the area currently
covered by Policies LC1 and WCC2. The landscape proposals would further
reinforce the physical and visual separation between the development within and
around the appeal site, and the land to the north.

For the reasons set out above, | respectfully consider that the appeal should be
allowed.

Land Management Services Ltd
15" June 1999
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MINUTES OF A MEETING OF THE DEVELOPMENT CONTROL
SUB-COMMITTEE HELD ON WEDNESDAY 7 APRIL 1999
FROM 7.30 P.M. TO 9.10 P.M.

Present: Mrs.A.N.M.C.Drake (Chairman), Mr.F.D.Browne (Vice-Chairman),
Mrs.D.C.Beatty, Mr.M.J.Bryant, Mr.S.R.Conway, Mr.T.P.Dredge,
Mr.J.L.Earnshaw, Mr.R.F.Eke, Mrs.J.A.Lissaman, Mrs.M.A.Long,
Mrs.M.Robertson and Fiona Rolls.

215. MINUTES

The Minutes of the meeting of the
Sub-Committee held on 17 March
1999 were confirmed as a correct
record and signed by the
Chairman.

1888 1095



221. APPLICATION
NO.98/69061 - PROPOSED
DEMOLITION OF EXISTING
BUILDING. ERECTION OF
REPLACEMENT BUILDING AND
ITS USE FOR PARKING AND
MAINTENANCE OF
TRANSPORT/HAULAGE
CONTRACTORS VEHICLES
WITH VEHICLE MANOEUVERING
AND STAFF PARKING ON

ASSOCIATED LAND.
REPLACEMENT OF EXISTING
BOUNDARY FENCING.

REMOVAL OF PART OF
EXISTING HARD SURFACING

AND PROVISION OF NEW

LANDSCAPING, LAND NORTH
OF LONG COPSE, EVERSLEY
ROAD, ARBORFIELD FOR
D.R.WALKER

The Sub-Committee considered a
report (Agenda pages 1862 fto
1875) about this application.

RESOLVED: That Application
N0.98/69061 be refused for the
reason set out in the Agenda.

1890
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Tel. (0118) 974 6448 (Direct Line)

Email, zzt1 0@wokingham.gov.uk

Date. June 11, 1999

My ref. 97/66904/V; 98/68559/F; 99/69061/F

Your ref. APP/X0360/A/98/279286; APP/X0360/A/99/1017474
APP/X0360/A799/1021642

Mr S Raychell

The Planning Inspectorate
Reom 1004

Tollgate House

Houiton Street

-——

Environmental Services Department

Planning Services

P.O. Box 157

Shute End, Wokingham

Berkshire RG40 1WR.

Tel: (0118) 974 6000

BRISTOL Fax: {0118) 974 6484

BS2 9D]J Minicom No: (0118) 974 6991
DX: 33506 — Wokingham

Dear Mr Raychell

APPEAL BY: D R Walker _

SITE: Land and Buildings North of Long Copse, Reading Road, Arborfield

In relation to these appeals, I enclose a copy of the Council’s Proof of Evidence.

[ have also sent a copy to the agent.

Yours sincerely

ZSUZSA TEEKARAM
Appeals Assistant

Enc
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Tel. {0118) 974 6448 (Direct Line)

Email. zzt10{@wokingham.gov.uk

Date. 11 June, 1999

My ref: 97/66904/V; 98/68559/F; 99/69061/F
Yourref. 157

Robin Bradbeer
Planning & Developments Consultancy
20 Landsdown Parade

Environmental Services Department

Planning Services

P.O. Box 157

Cheltenham Shute End, Wokingham

Glos. Berkshire RG40 | WR

GL50 2LH Tel: (0118) 974 6000

Fax: (0118) 974 6484
Minicom Ne; (0118) 974 6991

DX: 33506 — Wokingham

Dear Mr Brédbeer

APPEAL BY: D R Walker .

SITE: Land and Buildings North of Long Copse, Reading Road, Arborfield

In relation to these appeals, I enclose a copy of the Council’s Proof of Evidence.

I have also sent a copy to The Planning Inspectorate.

Yours faithfully

ZSUZSA TEEKARAM
Appeals Assistant

Enc
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Tel. 0118 974 6448 (Direct Line)

Date. 11 June, 1999

My ref. 97/66904/V; 98/68559/F 99/69061/F
Your ref.

Mrs E Ayers
Clerk to Arborfield & Newland Parish Council
Melton Cottage

Environmental Services Department

Planning Services

P.O. Box 157

Shute End, Wokingham

Glpsy Lane Berkshire RG40 1WR
: Tel: (0118) 974 6000
\?\"nd!eSham Fax: (0118) 974 6484
okingham Minicorn No: (0118) 977 8909
Berkshire DX: 33506 — Wokingham
RG41 5DS E-mail:
Dear Mrs Ayers,
APPEAL BY: D R WALKER
SITE: LAND AND BUILDINGS NORTH OF LONG COPSE, READING ROAD,

ARBORFIELD

In relation to the above appeals, please find enclosed the Local Planning Authority’s

Proof of Evidence with Appendices to Proof of Evidence.

Yours sincerely

ZSUZSA TEEKARAM
Appeals Assistant

Encs

File: Bocument2
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Tel. (0118) 974 6448 (Direct Line)

Email. zzt10@wokingham.gov.uk

Date. June 9, 1999

My ref. 97/66904/V; 98/68559/F; 99/69091

Your ref. APP/X0360/A/98/297286; APP/X0360/A/99/1017474
APP/X0360/A/99/1021642

Mr S Raychell Environmental Serviccs: Department
Planning Services
P.O. Box 157
Shute End, Wokingham
Berkshire RG40 TWR
Houlton Street Tel: (0118) 974 6000
BRISTOL Fax: (0118) 974 6484
BS29DJ Minicom No: (0118) 974 6991
DX: 33506 — Wokingham

The Planning Inspectorate
Room 1004
Tollgate House

Dear Mr Raychell
APPEAL BY: D R Walker
SITE: Land and Building North of Long Copse, Reading Road, Arborfield

In relation to the above appeals, I enclose a copy of the Council’s Proof of Evidence and Appendices.
Please note that the Proof of Evidence is unbound and a bound copy will follow shortly.

A copy will be exchanged with the agent.

Yours sincerely

At Fo, e Yaio

ZSUZSA TEEKARAM
Appeals Assistant

Encs
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\ FHBY
The Planning Inspectorate

Room 12/02 West Direct Line 0117-9878881
Tollgate House Switchboard 0117-9878(G00
Houlton Street Fax No 0117-9878804
Bristol BS2 9DJ :GTN 1374-8881

Ms 7z Teekaramf po; _i7s Your Ref:
e 05 97./66904/V
]

oy

IR L - et
g
e A i S

Wokingham Cougggl .y i

Planning Depargment™
P O BoX 151  RiEimmmmmmesm— /—OTr-‘\-Ref:

i

9 | PP} / /297286
Shute End £o - ——RPPY/X0360/A/98 72
Woiiighgm 90 kAT 1389 APPYX0360/A/99/1017474
BERKS, RG1l 1W &y - BPP/X0360/A/99/1021642
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TOWN & COUNTRY PLANNING ACT 1990
APPEALS BY MR D R WALKER AND D R WALKER
SITE AT NORTH OF LONG COPSE, READING RD, ARBORFIELD, BERKS

Dear Madam

CONFIRMATION OF INQUIRY ARRANGEMENTS

I am writing to confirm the arrangements made by letter for
the inquiry into the above appeals, in accordance with the
relevant Inquiries Procedure Rules.

The Inquiry will open at 10:00am on Tuesday 29 June 1999 at
The Council Offices, Shute End, WOKINGHAM and the venue should
be reserved for 2 days. Please note, the sitting days are at
the Inspector’s discretion and may be subject to change once
the ingquiry has opened. I should be grateful if you would
arrange a car-parking space for the Inspector, and forward the
details including the reference number to the Case Officer.

The Inspector currently nominated to hold the inquiry is Mr D
A Wildsmith BSc(Hons) MSc CEng MICE FIHT. This will be
confirmed to you at a later date.

Please note that disabled people who may be concerned about
facilities at the inquiry venue have been advised to write to
or contact your Council to confirm that proper provisions are
in place.

Yours faithfully

Please note increased duration.
~ - ﬁJCKADﬁ~,

Mrs N Nash
NB: All further correspondence should be addressed to Mr S
Raychell, room 1004.

206B
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" Houlton Street

Tel. 0118 974 6448 (Direct Line)

Date. 1 June, 1999

My ref.-97/66904/V; 98/68559/F; 99/69061/F

Your ref. APP/X0360/A/98/297286; APP/X0360/A/99/1017474
APP/X0360/A/99/1021642

Environmental Services Department

Mr S Raychell Planning Services
The Planning Inspectorate P.0. Box 157
Room 1004 Shute End, Wokingham
Tollgate House Berkshire RG40 1WR

Tel: (0118} 974 6000

Fax: (0118) 974 6484

Bristol Minicom No: {D118) 977 8908

BS2 9DJ ) _ DX: 33506 — Wokingham
E-mail:

Dear Mr Raychell,

APPEALS AT NORTH OF LONG COPSE, READING ROAD, ARBORFIELD

In relation to the above appeals, | am writing to confirm that the inguiry venue has been
reserved for two days. Please find enclosed a map showing the Paddocks’ Public
Carpark which is available for the Inspector's use during the Inquiry.

Yours sincerely

ZSUZSA TEEKARAM
Appeals Assistant

Enc

Filer Document2
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APPEAL BY: Mr D R Walker

SITE: Land and Buildings North of Long Copse, Reaidng Road, Arborfield

APPLICATION NO.: 97/66904/V; 98/68559/F; 99/69061/F

PROPOSAL: (i) Relaxation of condition on approval 43811 to allow continued use of land for non-
agricultural storage/vehicle maintenance workshop (ii) proposed demolition of existing building,
erection of replacement building and its use for carparking and maintenance of transport/haulage
contractors vehicles with vehicle manoeuvring and staff parking on associated land. Replacement of
existing boundary fencing. Removal of part of existing hard surfacing and provision of new
landscaping (iii) as para (ii)

LI S C LA T E OF APPEAL
District Councillor(s) for Arborfield

Mr G Cowan Birch House, Eversley Road, Arborfield Cross, Reading, Berks RG2 9PG

Clerk(s) of Parish / Town Council of Arborfield

Mrs E Ayres Melton Cottage, Gipsy Lane, Sindlesham, Wokingham, RG41 5DS

Environmental Services Department, Engineering Services, Wokingham District Council,
PO Box 157, Council Offices, Shute End, WOKINGHAM, Berkshire, RG40 1WR

CPRE, c/o Dr Wilford, 17 Copse Drive, WOKINGHAM, Berkshire, RG41 INA
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s
— (0118) 974 6448 (Dircct Line)

Email.

Date. May 28, 1999

My ref. 97/66904/V; 98/68559/F; 99/69061/F

Your ref,
Mr G Cowan Environmental-Scrviccs‘ Department
Birch House ‘ Planning Services
Eversley Road , P.0. Box 157

Shute End, Wokingham
ArbOl_'ﬁeld Cross Berkshire RG40 IWR
Read]n‘g Tel: (0118) 974 6000
Berkshire Fax: (0118) 974 6484
RG2 9PG

Minicom No: (0118) 974 6991
DX: 33506 — Wokingham

Dear Sir/Madam
TI P C
APPEAL BY: Mr D R Walker _
SITE: North of Long Copse, Reading Road, Arborfield
APPLICATION NO: 97/66904/V; 98/68559/F; 99/69061/F
PROPOSAL: (i) Relaxation of condition on approval 43811 to allow continued use of land for

non-agricultural storage/vehicle maintenance workshop (ii) proposed demolition
of existing building, erection of replacement building and its use for carparking
and maintenance of transport/haulage contractors vehicles with vehicle
manoeuvring and staff parking on associated land. Replacement of existing
boundary fencing. Removal of part of existing hard surfacing and provision of
new landscaping (iii) as para (ii)

An Inspector appointed by the Secretary of State for the Environment, Transport and the Regions, will
.hold a Local Inquiry into the above Appeals at the Civic Offices, Shute End, Wokingham commencing at
10.00 hours on 29 June 1999.

You may attend the Inquiry and at the Inspector’s discretion give your views in person or through an
accredited representative. Alternatively, you may give your views in writing. Written representations
should be sent to Mr S Raychell, The Planning Inspectorate, Room 1004, Toligate House, Houiton Street,
Bristol, BS2 9DJ quoting reference APP/X0360/A/98/297286; APP/X0360/A/99/1017474;
APP/X0360/A/99/1021642 no later than 28 days before the Inquiry. All comments will be copied to us
and the appellant, and may be read out at the inquiry.

Comments already made, following the original application for planning permission, will be forwarded to
The Planning Inspectorate and copied to the appellant. The application, decision notice, and the
appellant’s grounds of appeal can be inspected in the Environmental Services Department (Planning) at the
Civic Offices, Shute End, Wokingham, Berkshire during normal office hours (08.30 to 17.00 on Mondays

to Thursdays, 16.00 on Fridays). m!
The decision on this Appeal will be sent byjhﬂﬁmnmg_ln_ﬂ&t@u@m only to those persons who ask to be
notified.

Please note that there are parking spaces available for disabled persons and also the Council Chamber is
fully accessible for them.
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Yours faithfully

ZSUZSA TEEKARAM
Appeals Assistant
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The Planning Inspectorate

Room 1004 * Direct Line 0117-9876079
Toligate House Switchboard 0117-9878000
Houlton Street Fax No 0117-9878443

Brlstol BS2 9DJ GTN 1374-6079
R SRR
J AU QV-R\" Lt “) HPT :
T —
Ms Z Teekaramiﬂ, R _.Your Ref:
) 977/66904/V

Wokingham Coun01lﬂ wwﬂrﬂ“
Planning Department R !M_’_——_——_-l
i.

P O Box 151 QLQ e

Shute End ¥ A

.woklﬁgham i "*- 0 P/X0360/A/99/1017474

BERKS, RGl1 fWQ ES}'O'““'*‘“‘” ARP/X0360/A/99/1021642
ﬁ‘ n.-o '

-

Dear Madam

TOWN & COUNTRY PLANNING ACT 19530
APPEALS BY MR D R WALKER AND D R WALKER
SITE AT NORTH COF LONG COPSE, READING ROAD, ARBORFIELD, BERKS

Here is a copy of the site notice giving the inquiry details.
The inquiry is scheduled to last 1 day. Please let me know
within 7 days, if you think more time is needed.

Please inform the owners and occupiers of property near the
site of the inguiry details immediately. You should also tell
others you consider to be affected by or interested in the
proposed development, including any persons or bodies who made
representations at application stage. Your letter should
cover:

* the location of the site and a description of the
appeal proposals;

¢ the inquiry details;

L 2 where your and the appellant’s statements, proofs of
evidence and summaries can be seen;

¢ that they may attend the inquiry, and at the
inspector’s discretion give their views;

4 what facilities are available for disabled people eg
parking spaces, access, seating arrangements and so
on;

3 that they may send views on the proposals in writing

not later than 28 days before the start of the
inquiry. Please tell them their comments will be
copied to you and the appellant, and may be read out
at the inquiry;

. that we will send a copy of the decision letter to
those who ask for one in writing.

An Executive Agency in the Department of the Environment, Transport and the Regions, and the Welsq %7



The press should be informed of inquiries.

We aim to issue decision letters within 7 weeks of the close
of a one or two day inquiry. If there is likely to be a
significant delay, we will let you know.

Yours faithfully

b~ w | .;

Y4 Mr S Raychell

311
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TOWN AND COUNTRY PLANNING ACT 1990

PUBLIC INQUIRY

At The Council Offices, Shute End, WOKINGHAM

On Tuesday, 29 June 1999 at 10.00 am

REASON FOR INQUIRY

Appeals by Mr D R Walker

Relating to the applications to the Wokingham Council for

(i) relaxation of condition on approval 43811 to allow continued use of
land for non-agricultural storage/vehicle maintenance workshop (ii)
proposed demolition of existing building, erection of replacement
building and its use for carparking and maintenance of
transport/haulage contractors vehicles with vehicle manoeuvring and
staff parking on associated land. Replacement of existing boundary
fencing. Removal of part of existing hard surfacing and provision of
new landscaping (iii) as para (ii)

AT NORTH OF LONG COPSE, READING ROAD, ARBORFIELD,
BERKS

An inspector appointed by the Secretary of State for the Environment, Transport and the
Regions under paragraph 1(1) of schedule 6 to the Town and Country Planning Act 1990
will attend at the place, daie and time showi above to consider the appeals.

Members of the public may attend the inquiry and, at the discretion of the Inspector,
express their views. If you, or anyone you know is disabled and is concerned about
facilities at the inquiry venue, you are advised to write to, or contact the council to
confirm that suitable provisions are in place.

s L€ lox|aq

1109



Planning Inspectorate References: APP/X0360/A/98/297286, APP/X0360/A/99/1017474,

APP/X0360/A/99/1021642
Contact point at the Planning Inspeetorate: Mr S Raychell , Room 1004, Tollgate House, Houlton

Street, Bristol
Tel: 0117-9876079 N

321
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Planning Inspectorate References: APP/X0360/A/98/297286, APP/X0360/A/99/ 1017474,
APP/X0360/A/99/1021642

Contact point at the Planning Inspectorate: Mr S Raychell , Room 1004, Tollgate House, Houlton
Street, Bristol

Tel: 0117-9876079

2
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Tel. (0118)974 6448 (Direct Line)

Email. zzt] 0@wokingham.gov.uk

Date. May 28, 1999

My ref. 97/66904/V; 98/68559/F; 99/69061/F

Your ref. APP/X0360/A/98/297286
APP/X0360/A/99/1017474
APP/X0360/A/99/1021642

Mr S Raychell Env1ronmental_Sew1ce§ Department
Planning Services

The Planning Inspectorate

. P.O. Box 157
Ro
om 1004 Shute End, Wokingham

aollgate House Berkshire RG40 1WR

oulton Street Tel: (0118) 974 6000

BRISTOL Fax;: (0118) 974 6484

BS2 9DJ Minicom No: (0118) 974 6991
DX: 33506 — Wokingham

Dear Mr Raychell

APPEAL BY: Mr D R Walker

SITE: Land and Buildings North of Long Copse, Reading Road, Arborfield

In relation to the above appeals, I enclose a copy of notification letter with a list of persons circulated
with notice of appeal.

[ have also sent a copy to the agent.

Yours sincerely -

ZSUZSA TEEKARAM
Appeals Assistant

Enc
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Tel.
Email.
Date.
My ref:
Your ref.

(0118) 974 6448 (Direct Line)

zzt1 O@wokingham.gov.uk

28 May, 1999

97/66904/V; 98/68559/F; 99/69061/F
157

Robin Bradbeer

Planning &
20 Landsdo

Development Consultancy
wn Parade

Cheltenham

Glos.
GL50 2LH

Dear Sirs

APPEAL BY: Mr D R Walker
Land and Buildings North of Long Copse, Reading Road, Arborfield

SITE:

Environmental Services Department

Planning Services

P.O. Box 157

Shute End, Wokingham

Berkshire RG40 1TWR

Tel: (0118) 974 6000

Fax: {0118) 974 6484

Minicom No: (0118) 974 6991

DX: 33506 - Wokingham

In relation to the above appeals, 1 enclose a copy of notification letter with a list of persons circulated

with notice

[ have also sent a copy to The Planning Inspectorate.

of appeal.

Yours faithfully

ZSUZSAT
Appeals As

Enc

EFKARAM
sistant
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Tel. (0118) 974 6448 (Direct Line)
Email. zzt] 0@wokingham.gov.uk
Date, May 19, 1999

My ref. 99/69061/F

Your ref. APP/X0360/A/99/1021642

Mr S Raycheli Environmental_Scrvicez? Department
The Planning Inspectorate Planning Services
P.O. Box 157

Room 1004

Shute End, Wokingham

Toligate House Berkshire RG40 1WR

Houlton Street Tel: (0118) 974 6000

BRISTOL Fax: (0118) 974 6484

BS2 9Dy Minicom No: {0118) 974 6991

DX: 33506 — Wokingham

Dear Mr Raychell
APPEAL BY: D R Walker
SITE: Land and Buildings North of Long Copse, Reading Road, Arborfield

In relation to this appeal, I enclose a copy of completed questionnaire with enclosures.
I have also sent a copy to the agent.

Yours sincerely

ZSUZSA TEEKARAM
Appeals Assistant

FEncs
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Tel. (0118) 974 6448 (Direct Line)
Email. zzt1 0@wokingham.gov.uk
Date. 19 May, 1999

My ref:  99/69061/F

Your ref. 157

Robin Bradbeer
Planning & Development Consultancy
20 Lansdown Parade

Environmental Services Department

Planning Services

P.O. Box 157

Cheltenham Shute End, Wokingham

Glos. Berkshire RG40 1WR

GL50 2LH Tel: (0118) 974 6000

Fax: (0118) 974 6484
Minicom No: (0118) 974 6991

DX: 33506 — Wokingham

Dear Mr Bradbeer

APPEAL BY: D R Walker

SITE: Land and Buildings North of Long Copse, Reading Road, Arborfield

In relation to this appeal, I enclose a copy of completed questionnaire with enclosures.

I have also sent a copy to The Planning Inspectorate.

Yours faithfully

ZSUZSA TEEKARAM
Appeals Assistant

Encs
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The Planning Inspectorate

Room 1004  [emiemens mamery vz psn == S DR Line 0117-9876079
Tollgate House} PLATIINE ST ] =1~-‘-—T-~--~—--~v---*»—H*vafl‘c!?board (117-9878000
Houlton Street {j FOL A ~Fax-No 0117-9878443
Bristol BS2 9DJ nc V C_NEE . _GTN 1374-6079
) APP D R
| €5 [
Ms Z Teekaram ] ' _~ . Your Ref:
Wokingham Council x 25 004 1e97/66904YV
P i I
Plgnggiqlgipartmen%wmmme yﬂgﬂmmmeﬁz
Shute End ; _IFlE APP/X0360/A/98/297286

Wokingham ~ APP/X0360/A/99/1017474

BERKS, RG11 1WQ 27 April 1999

Dear Madam

TOWN & COUNTRY PLANNING ACT 1990

APPEALS BY MR D R WALKER

SITE AT NORTH OF LONG COPSE, READING ROAD, ARBORFIELD, BERKS
T have received the correspondence dated 21 April 1999 from

the appellant’s agent. If this has not been copied to you
already, please contact the appellant’s agent and ask for a

copy.

Would you please send your views within 7 days from the date
of this letter

Yours faithfully

LAk

Mrs C M Bate

211A
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Tel. 0118 974 6448 (Direct Line)

Date. 4 May, 1999

My ref. 97/66904/V; 98/68559/F

Your ref. APP/X0360/A/98/297286
APP/X0360/A/09/1017474

Mrs C M Bate

The Planning Inspectorate
Room 1004

Tollgate House

Houlton Street

Bristol

BS2 9DJ

Dear Mrs Bate,

APPEAL BY: MR D R WALKER

Environmental Services Department

Planning Services

P.O. Box 1567

Shute End, Wokingham

Berkshire RG40 1WR

Tel: (0118) 974 6000

Fax: {(0118) 974 6484

Minicom No: (0118) 977 8909

DX: 33506 - Waokingham

E-mail:

SITEAT: LAND AND BUILDINGS NORTH OF LONG COPSE, READING ROAD,

ARBORFIELD

With reference to the above and in response to your letter dated 27 April 1999, | am
writing to inform you that the Council accepts the appellant's request, that the planning
appeal 99/69061/F should be heard with the two existing appeals at the same Public

inquiry on the 29 June 1999.

Yours sincerely

ZSUZSA TEEKARAM
Appeals Assistant

cc.  Robin Bradbeer (Agent)

Fite: Docwment?
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The Planning Inspectorate

Room 1004 ~ Direct Line’ 0117-9876079
Tollgate House Switchboard 0117-9878000
2o 0117-9878443

Houlton Street . Fax No
Bristo] BS2 9D pmmaner==T 0y GTN 1374-6079
e TeANICES L
E o «A?M‘ TLS
k) //-"\M i

Mg Z Teekaram ¢§
Wokingham Coun
Planning Depart
P O Box 151 '
Shute End
Wokingham :
BERKS, RG1l1l 1WQ }

APPZ‘0360/A/99/1017474

" 11 May 1999

Dear Madam

TOWN & COUNTRY PLANNING ACT 1990
APPEALS BY MR D R WALKER AND D R WALKER
SITE AT NORTH OF LONG COPSE, READING ROAD, ARBORFIELD, BERKS

I have received planning appeal forms and accompanying
documents for this site. I am the case officer. I am
checking the papers and if I need further information, or if
for legal reasons the appeals are not acceptable, I will write
again.

The appellant has asked for an inquiry, which we are
arranging. The date of this letter is the ‘relevant date’
from which the timetable for the inquiry procedure starts.

The timetable for sending documents

You should send the appellant and me:
Within the next 14 days - your completed appeal
guestionnaires.

L You should send the appellant, me and any ‘statutory
parties’:
Within the next 6 weeks - your statement of case.

The appellant is also required to serve a statement
of case on you, me and statutory parties no later
than 9 weeks from the date of this letter. This
should enable them to take your case into account
when finishing their own.

No later than 3 weeks before the inquiry - proofs of
evidence and summary where appropriate.

+ The appellant has to send you, me and any ‘statutory

parties’:
Within the next 9 weeks - their statement of case.

An Executive Agency in the Department of the Environment, Transport and the Regions, and the Welsﬂ (1?3198




No later than 3 weeks before the inquiry - proofs of
evidence and summary where appropriate.

Remember that you must send the appellant a copy of any

correspondence you send to_me.

You will be giving details of any ‘statutory parties’ at
application stage at question 15b of the appeal
gquestionnaires. If we become aware of any other ‘statutory
parties’ at appeal stage, I will let you have their names and
addresses before your statement of case is due.

I must receive your proofs of evidence and summary, where
appropriate, on time whether or not you have received the
appellant’s. If a proof of evidence is more than 1,500 words
long, it must be accompanied by a summary, which itself should
not exceed 10% of the length of the proof. The summary should
reflect the contents of the proof and should not introduce new
evidence. Where a summary is provided, only that will be read
at the inquiry. It is unfair to other parties and the
inspector, if proofs/summaries are not received on time and
together. There is the possibility of postponement if you do
not comply.

If you hear that the appeals are to be withdrawn, I would be
grateful if you would let me know.

Although the appeals are now under way, we recommend that
discussions between you and the appellant should continue, in
case it is possible to sort out any differences before the
inguiry.

Please note appeal reference number APP/X0360/A/99/1021642 is

now linked to the above appeals and will be heard on Tuesday
29 June 1999.

Yours faithfully

/

—— F

Mr S Raychell
301
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The Planning Inspectorate FOR OFFICIAL USE ONLY

Date received
An Executive Agency in the Department of the Environment and the Welsh Office

PLANNING APPEAL

The appeal must reach the Inspectorate within 6 months of the date of the Notice of the Local
Planming Authority's Decision, or within 6 months of the date by which they should have decided the application.

A. INFORMATION ABOUT THE APPELLANT(S)

Full Name: DR WALKER

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

POSICOACT 1ot eene e ere e nsenssenses REFSTEICE! 111t cicr e ettt st
Fatlure to provide the postcode may cause delay in processing your appeal.

. Daytime Telephone No: ..o FaxX NOZ oottt e e

Agent's Name (if any): ROBIN BRADBEER  PLANNING & DEVELOPMENT CONSULTANCY

Agc_n['s Addl'CSS: ‘20 LIANSDOWN PAR.ADE

POSICOE: .vvorrrrerersreen SISO ZLBL o eeeeesicrerseessones: REFCIENCE! oot BT
Failure to provide the posicode may cause delay ix processing your appeal.
Daytime Telephone No: LR STIISY e, Fax No: 01242 527151

B. DETAILS OF THE APPEAL

Name of the Local Planning Authority (LPA): WOKINGHAM DISTRICT COUNCIL

Description of the Development: o - ,

. PROPOSED DEMOLITION OF EXISTING BUILDING. ERECTION OF REPLACEMENT
. BUILDING AND ITS USE TFOR PARKING AND MAINTENANCE OF
TRANSPORT/HAULAGE CONTRACTORS VEHICLES WITH VEHICLE MANOEUVRING
AND STAFF PARKING ON ASSOCIATED LAND. REPLACEMENT OF EXISTING

BOUNDARY FENCING. REMOVAL OF PART OF EXISTING HARD SURFACING AND
PROVISION OF NEW LANDSCAPING.

Address of the Site: National Grid Reference (see key on

LAND AND BUILDINGS NORTH OF LONG COPSE. O8S map for Instructions).
' ' Grid Leuers: Grid Numbers

READING ROAD ARBORFIELD BERKSHIRE cg TQ:298407

Postcode: SU 757658

Failure to provide the posicode may caxse delay in proceyssing yowr appeal,

Date and 1.PA reference number of the application you made and whick is now the Date of LPA Notice of Decision (if

subject of this appeal: any):

' 10 FEBRUARY 1999 9%/69061/F 13 APRIL 1999

Arc there any outstanding appeals for this site eg Enforcement. Lawlul Development Certificate ete? I so please give

:

; AFPIX0360/A198/1017474f - ON TUESDAY 29 JUNE 1999
|

\

ll 1 1 TZO (Rev l:’;g.

details and any DOE reference number herer... . oL/ XO360/4/98/297286 } TO BE HEARD AT A PUBLIC INQUIRY




a planning permission.

Or the failure of the LPA:-

4,

to give notice of their decision within the appropriale period on an application for permission or
approval.

C. REASON FOR THE APPEAL . -
THIS APPEAL IS AGAINST the decision of the LPA:- (* Delete as appropriate) (v)
1. 10 *refusc/srem=saireette-vendittona: placning permission for the development described in Section B.
2. 10 *refusc/grant subject to conditions, approval of the matters rescrved under an outline planning l:j
permission.
3. 10 refuse (o approve any matter (other than those mentioned in 2 above) required by a condition on [:j
]

D. CHOICE OF PROCEDURE

CHOOSE ONE OF THE FOLLOWING TYPES OF PROCEDURE - These are described fully in the booklet
'Planning Appeals - A Guide' which accompanied this form.

1.

WRITTEN REPRESENTATIONS

If you have choscn the writlen represemiations proceduwre, please tick if the whole site can clearly be
seen from a road or other public land. (An unaccompanicd site visit will be arranged if the Inspector
can adequately view the site from public land.)

LOCAL INQUIRY Plcasc give rcasons why an ingquiry is NCCCSSATY .oevvvverincvnesvecme oo,

TO TEST THOROUGHLY THE COUNCIL'S REASONS AND BECAUSE
THE APPELLANT'S BUSINESS IS AT STAKE -

HEARING Although you may prelcr a hearing, the LPA nced to agrec to lhis procedure and the
Inspectorate must consider your appeal suitable,

0ol U

E. ESSENTIAL SUPPORTING DOCUMENTS

A copy of each of the following should be enclosed with this form.

1.

2.

6.

The application submitted to the LPA;

The site ownership details (Article 7 cenificaie) submiued 10 the LPA at applicati_on stagc;
Plans, drawings and documents forming part of the application submiued 1o the LPA;

The LPA’s decision notice (if any);

7

Other refevant correspondence with the LPA;

A plan showing the site in red, in relation 1o two named reads (preferably on an extract from the
relevant 1:10,000 OS map). (Failure to subtit this can delay your appeal),

Copies of the following should also be enclosed, if appropriate:

7.

If the appeal concerns reserved mailers, the relevant outline application, plans sui-mitted and the
permission;

Any plans, drawings and documents sent 1o thic LPA but which do not form part of the

submitted application (cg drawings (or llustrative purposes),

Additional plans or drawings relating to the application but notpreviously secn by the LPA.
Please number them ciearly and list the numbers here:

NENRNINN
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F. APPEAL SITE OWNERSHIP DETAILS

v

e

IMPORTANT: THE ACCOMPANYING NOTES SHOULD BE READ BEFORE THE APPROPRIATE
CERTIFICATE IS COMPLETED. CERTIFICATES A AND B ARE GIVEN BELOW. IF NEEDED, CERTIFICATES_:}(;_
AND D ARE ATTACHED TO THE GUIDANCE NOTES.

ERSHIP FICATE

PLEASE DELETE INAPPROPRIATE WORDING WHERE INDICATED (*) AND STRIKE OUT INAPPLICABLE
CERTIFICATE

CERTIFICATE A
I certify that:
On the day 21 days before the date of this appeal nobody, cxcept the appellant, was the owner (sce Note (i) of the

guidance notesy of any part of the land to which the appeal relates. il

OR

iZERTIFICATE B

1 certify that:
I have/the appellant has *given the requisite notice 10 everyone ¢lse who, on the g days beflore the date ol this
appeal, was the owner (see Note (i) of the guidance notes) of any part of find 10 which the appcal relates, as
listed below,

Address at which

Owner's Name was scrved Date on which notice wus served

”

I further certify that:

AGRICULTURAL HOLDINGS CERTIFICATE (TO RE COMPLETED IN ALL CASES WHERE A, B, COR D
OWNERSHIP CERTIFICATE HAS BEEN COMPLETED)

® |

» None of the land 10 which the appeal relates is. or is part of, an agriculiural holding,

OR

*o I have/the appellant has *given the requisite notice to every person other than my/hi

21 days before the date of the appeal, was a tenant of an agricultural holdi
the appeal relates, as follows:

M+ scll who, on the day

all or part of the land w which
&
S
was served Datc on which notice was served -

Tenant's Name Address at which

* Pelete as appropriate. If the appellant is the sole agricultural tenant the first alternative should be deleted and
" not applicablg” should be inserted below the second alternative.

122
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G. GROUNDS OF APPEAL If the writicn procedure is requested, the appellant's FULL STATEMENT OF ~
CASE MUST be made - otherwise the appeal may be invalid. If the writien procedure hgs not been requested, a bricl
outtine of the appellant's case should be made here.

SEE ATTACHED

Continue on a separale sheet if necessary

PLEASE SIGN BELOW

I confirm that a copy of this appeal form and any supparting documents relating o the application not previously sent to the
LPA has been sent (o them. I undertake that any future documents submitted in connection with this appeal will also be
copied to the local planning authority at the same lime.

CHECKLIST - Please check this list thoroughly to avoid delay in the processing of your appeal.

@ This form signed and (ully compleied. L 2 IST COPY: Send one copy of the appeal form wiih all the
supporung documenms 1o;
® Any relevant documens listed at Section The Planning Inspectorale
E enclosed. Appcals Registry

Tollgate House
Houlton Street
BRISTOL

BS2 9DJ

o Full grounds of appeal/foutline of case set
out at Scction G. ‘

8 Relevant ownership certificatc A. B, C ¢ ZNi} COPY:

Send one copy to the LPA, at the address from
orD compleled and signed.

which the decision on the application (or any acknowledgemcnts, cte) was
recetved, enclosing any supporting, documcm\-not previously subnutted 1o -

¢ Agncullural Holdings Cenificarte. them as part of the application. ¢

completed and sigmed.

¥  3RD COPY: For you to keep
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TOWN AND COUNTRY PLANNING ACT 1890

APPELLANT: D R WALKER

SITE: LAND AND BUILDINGS NORTH OF LONG COPSE READING ROAD ARBORFIELD
BERKSHIRE

GROUNDS OF APPEAL - REFUSAL 98/58858F A 4 [ Lace)
kit

1. The prbposal would be in accordance with the relevant policies of the development

with relevant national planning guidance particularly as expressed in PPG7/.

plan and

2. The LPA has previously recognised the development potential of the site for industrial use by

granting planning permission for use of the building for purposes within Class B1(c) together

with use of the apen yard both for car parking and for parking, manoeuvring and loading of

vehicles.

3. There is no planning policy basis te draw a distinction between the extant permanent
permission for B1{c} use and the appeal proposal. Appropriate comprehensive use of the site
for uses other than Class B1{c) would be consistent with policy.

4. This comprehensive redevelopment praposal upon this existing industrial site wouid rationalise

the applicant's use thereby addressing the concerns raised in the LPA's previous refusal of

application 88/66904/V which sought permission to continue using the premises as existing.

5. The propasal would not cause any unacceptable impact in terms of highways, environment,

landscape or amenity. The proposal would beneficially improve the appearance of the

adjoining area of countryside by removal of the unattractive existing fencing and erection of

suitable replacement fencing, by turning over part of the existing open yard area to
landscaping and by planting of the site boundaries.
6. The site does not lie within an area of special landscape value nor is it particularly prominent

in the landscape as accepted by the Inspector who conducted the appeal in 1898. The

proposal would not unacceptably harm or erode the character of the locality.

1124
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7. The extent and type of permanent industrial and other uses in the vicinity, which include uses
within Classes B1{c), B2 and B8 sui generis uses for a scaffold yard and for a goods vehicle
operating centre with plant yard together with a permanent gypsy caravan site upon which

the open parking of lorries is accepted, is a material consideration which weighs in favour of

this appeal.

8. The shortage of suitable alternative sites in the locality which may be suitable for the

appeilant’s long established and focally based business is a further material consideration

which weighs in favour of this appeal.

Robin Bradbesr

Planning & Development Consultancy
20 Lansdown Parade

Cheltenham

Gloucestarshira  GLH0 2LH

Tel: 01242577151

Fax: 01242 527151



TOWN AND COUNTRY PLANNING ACT 1890

APPELLANT: D R WALKER

SITE: LAND AND BUILDINGS NORTH OF LONG COPSE READING ROAD ARBORFIELD
BERKSHIRE

DOCUMENTS SUBMITTED WITH THE APPEAL FORM - REFUSAL 99/69061/F

—

Part 1 application form dated 04/02/99.

2. Site ownership Certificate and agricultural holdings Certificate dated 04/02/99.
3. Letter from the agent to the LPA dated 04{02/99.

4, Letter from the agent to the LPA dated 26/03/99.

b, Notice of Refusal dated 13 April 1989.

8. Plans considered by the LPA.

157/98/1C location plan and site plan
001A proposed elevations

002A floor plans

005A sections

157legasd3
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WOKINGHAM DISTRICT COUNCIL\ |

TOWN AND COUNTRY PLANNING ACTS

NOTIFICATION OF REFUSAL OF PLANNING PERMISSION

D R Walker
C/0 Robin Bradbeer Planning & Dev Consultancy
20 Lansdowne Parade

Cheltenham .

Glos.

GL50O 2LH

Application No : 98/68559/F

Parish :

Proposal : PROPOSED REDEVELOPMENT OF EXISTING INDUSTRIAL

- BUILDING REPLACEMENT OF EXISTING BOUNDARY

FENCING REMOVAL OF PART OF EXISTING HARD
SURFACING & PROVISION OF NEW LANDSCAPING IN
CONNECTION WITRH USE OF SITE AS A TRANSPORT

Location : Land North of Long Copse Eversley Road Arborfield

The Wokingham District Council in pursuance of their powers under the above Acts and
Regulations hereby REFUSE PLANNING 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.

REASONS(S) :

01

The proposed building for storage and maintenance of haulage lorries is inappropriate
development in the countryside in a gap between settlements. Due to its location and
size, the building would have a visually detrimental effect on the character and
appearance of the countryside. As such the proposal is contrary to Berkshire Structure
Plan Policies C2 and C6, Loddon Area Local Plan Policies LTV2 and LC1 and to
Wokingham District Local Plan Policies WCC1, WCC2 and WRE4.

e

Development Control M er

Date 14 January 1999

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. The applicant should contact the
Building Control Section of the District Council’s Environmental Services for further
information.

Note Would you please ensure that the Red Public Notice relating to this planning
application which the Council sent tc you to put on display is now removed, if this has
not already been done. This will avoid any canfusion by local residents as to whether
further applications have been made, and will assist in keeping the country side and
townscapes tidy.
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