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Proposal:

The material change of use of agricultural land to a mixed use of agricultural land and a residential
caravan site consisting of two static caravans, 1 day room parking for 4 cars, the associated
operational development to facilitate the change of use, together with landscaping, the site to be
occupied by Gypsies and Travellers.
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Site Description

The application site is located beyond the settlement boundary in a rural location and sits
adjacent to the road Great Lea which is closely related to the A33 and the settlement of Three
Mile Cross to the east, whilst the M4 is a short distance to the north.

The land use is agricultural although it is of limited size and quality not deemed suitable for
economic farming practices and is nestled between existing residential development, being Lea
Fields House, Lea Farm House and Hartley Court Farm Cottage, whilst directly opposite are the
cottages known as 1-9 Great Lea.

The surrounding area follows a consistent pattern of sporadic development of residential

properties adjacent to the roadside, together with farmsteads within wider open countryside and

there is also a significant residential caravan park nearby together with the Park and Ride for
England largest Town, Reading.
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Planning History

Ref: 241057 -
Erection of 4 dwellings and associated parking and landscaping
Refused

Reasons

1 Tha proposal reprasents iInappropriate unpanned developmant cutsida of and
unconnected to any development limits wenin the countryside N contrary 10 the
spatiad objsctives of the developmant plan end 10 policies CP1, CP3, CP6, TP,
CP11 ard CP17 of the Core Stralegy, Policies CC01, CC0Z, CCO3 and TB21 of the
MDD Local Plan, the Borough Design Guide SPD and sections 2, 4, 12 and 15 of the
National Planning Palioy Framawark.

2. The applcation sie s within an unsustainabla location that would not encourage
a mecal shift towards sustainable modes of tranaport and e cccupians woukl be
reliant on provate molor vehicles for basic day-to-day needs, by reasan of the
counryside location outside of sattiement limits, distances to faclities and serices
limited public transport Enks and poor quakty of the walking/cycling an environment,
contrary ta palickes CP1, CP2, CP3, CP6 and CP11 of the Care Strategy, Polcies
CO0 and CCOZ of the MDD Local Pan. tha Borough Design Guics SPD and
sachion B & 9 of the Natonal Plarming Poicy Framewaork.

3. The proposed development wil have a negative and detrimental impact on the
landscape and characier & appearance of the area by the Joss of undeveloped open
grassland In tha countryside whech slimnatas the graen gap between the axisling
deveopment 1o Fie south and north and results in & wbanising devalopment out of
Kaepng with the rurd character of the road. conlrary o pokicies CPY. CP3 and CP11
of the Core Strategy, Pclicies CC01, CC02, CCO3 and TB21 of the MDD Lecal Plan,
16 Borough Design Guide SPD, the Wakingham [ystnct Landscape Character
Assessment and sections 12 and 15 of the Natioral Flanning Policy Framework,

4. The propased development invalves the construchion of Mors Viinerabile'
development in Flood Zone 3. in the absance of adequate mitigation measures, the
proposals would result in adverse flocding and surface water drainage impacts onto
both the accupants of the sita and neghbowing residental sites. The proposals are
heredors contrary Policy CP1 and CP3 of the Core Strategy, Pelickes CCO9 and
CC10 of the MDD Local Pian and sechon 14 of the National Planning Follcy
Framework.

5. The application site s located within the Urpent Protection Actions Area of the
Detailed Emergancy Planning Zone (DEPZ) far the Atomic Waapons Establishment,
Burghfislg It has not baen sdequately demoenstrated hat the location of the
praposed developmant can ba safely sccommadated having regard to e neads of
Blue ight senvices and the emergancy off sile plan for the AWE at Burghfield.
contrary to Palicy TBOS of the MOD Local Plan 2014.

&. Insufficiant information has been submitied to enabie tha implications of the
dovatopment 12 ba fully assassed with respact 1o parking, irning, and visDity for
moter vehicles. The proposals are therefore contrary 1o policies CP1 and CP6 of the
Core Strategy and saclion 9 of the National Planning Polcy Framewark

7. In the absence of adequate mitgation and monitonng measures, the proposals
1ail to demonstrate how the develcpment would not have a harmful impact on
bladwersity by reascn of the davelopmant of prevously undeveloped opan grassland
and Iha sita’s proximity to Great Las Pond. 8 designated Local Wikdiss site,
Addtionaly. the proposal has faied Yo demonstrate baw s bicdnversty rel gain
would be achveved and secured in perpetuty (on or off the =ite). As such, inits
current form the proposal would have detnmentad impact on the biodiversity of the
aras contrary 1o policies CP7 of the Cora Sirategy, TB23 of MOD Locsl Plan and the
National Planning Policy Framework.

Ref: 970338 -
Outline Application for the erection of 3 dwellings
Refused

Ref: 232464 -

Permission in principle application for a residential development consisting of a minimum of 2
maximum of 4 dwellings

Withdrawn

Page 4 of 81



Planning Constraints

Contaminated Land Consuitation Zone

Flood Zones 2 and 3

Affordable Housing Threshoids

Bat Roost Habitat Sustability

Scale and Location of Development Proposals — Countryside (CP11)
Great Crested Newt Consultation Zone — Red Risk Zone

Ground Water Zones

Nuclear Consultation Zone - Urgent Planning Area within the Detailed
Emergency Planning Zone (DEPZ) for AWE Burghfield

Landscape Character Assassment Area

SSSI Impact Risk Zones

Thames Basin Heaths SPA Mitigation Zones — 7km Linear Mitigation Zone
Local Wildlife Sites Consultation Zone

JCEB Areas of Search for Sand and Grave!

JCEB Mineral Safeguarding Areas

Wokingham Borough Council Local Plan Policy

1.

a)

Q)

Policy TB10: Traveller Sites

h) The scheme avoids any adverse impacts on the Special Protection Area.

Planning permission may be granted for new gypsy and traveller pitches or
travelling showpeople plots or extensions to existing sites where it can be
demonstrated that:

The site is located in the Borough's existing settlements or is adjacent to an
existing settlement either within or adjacent to the Borough

Avoids impacting on the separate identity of settiements

The site has access to a range of local services such as shops; health
facilities including doctors, schools, and a range of amenities including play
areas and other recreation facilities

No significant barriers to development exists in terms of flooding, poor
drainage, poor ground stability or proximity to other hazardous land or
installations where conventional housing would not be suitable

Unacceptable impacts on the character and appearance of the surrounding
landscape will be minimised through the sensitive and appropriate design of
the scheme

The proposals will not result in an unacceptable loss of amenity of
neighbouring land uses

Mixed use proposals (which are sites that include a business use) will only be
considered if appropriate to the locality and such uses will not result in an
unacceptable loss of amenity

Page 5 of 81



Applicant Occupants

The applicant family are well known local family from the English Traveller community who have
well established and longstanding ties with the area and whose relatives presently live on the
nearby residential caravan park.

| am able to confirm that they are all Gypsies or Travellers as defined within the Annexe 1 of the
2024 PPTS.

PPTS Annexe 1

1. For the purposes of this planning policy “gypsies and travellers” means:
Persons of nomadic habit of life whatever their race or origin, including such persons who on
grounds only of their own or their family’s or dependants’ educational or health needs or old
age have ceased to travel temporarily or permanently, and all other persons with a cultural
tradition of nomadism or of living in a caravan, but excluding members of an organised group
of travelling showpeople or circus people travelling together as such.

This follows the High Court ruling in the judgement of the Lisa Smith Case No: CA-2021-001741
(Judgement submitted in full), this will be discussed further later in this document.

Personal Circumstances

This application is supported by a confidential document containing personal information that if
needed, is to be considered for a case of Very Special Circumstances within the final planning
balance. Document Submission Ref: PD16

It is recognised that the site is not located within the Green Belt and this data is not required to
make the case of VSC against inappropriate development in the Green Belt.

Alternative & Available Pitches

The applicants confirm that they have been unable to find alternative or available pitches, or for
that matter, any land with greater or better potential than the application site.

In the event that the application is refused, then a roadside existence is the only alternative open
to the applicant family members.

The application is accompanied by a number of Judicial Decisions and case law which sets how
the Courts deal with this. | shall address those in greater detail, but initially the Document
Submission Ref: PD17 contains relevant documents.



Waverley Borough Council Judgement Document Ref: PD18
| submit the full Judgement by the High Court Judge (former Planning Inspector) Karen Ridge Ref:
QB: 2021-002721

She looked closely at the point regarding an oversupply of sites compared to GTAA numbers, at
alternative consented sites and discussed them in her Judgement at Para 41 & Para 92-95.

41. The difficulties in obtaining a permanent pitch are set out by various defendants and [ accept that is
a particular difficulty of the Gypsy and Traveller community generally. Some d:;/imdanr.s- have contested
the claimant s suggestion thai pitches on the Lydia Park sites may be available, I understand these to be
ivate sites, in the hands of individuals and it is 1o be expected that those individuals would want to
ep any empty pitches for use by their own families. I conclude that it is unlikely that private pitches
held by other unconnected individuals would be available to any of the defendants as alternative sites.
That conclusion is one which Inspector Gilhert came 1o in the appeal at Stovolds Hill in August 2022,
when dismissing the appeal, she concluded that this lack of suitabie and alternative sites attracted
significant weight.

92. The question of the availability of alternatives was raised by both parties. There are no available
council pitches. The claimant suggests that sufficient provision of sites h’:xs been made and that there are
spare pitches on Lydia Park. I accept that empty pitches on Lydia Park are in the hands of private
individuals who will seek to cater ﬁ; their 0“’5 flzmilie& That was also the conclusion of Inspector

ilbert,

the basis that the Council could demonstrate a S-year supply of pitches and that "the | number of
pitches rcccut'l’y Frulal at Lydia Park itself, which the applicants options for alternative
accommodation”, This again points to the mindset of the local authority throughout their decision-
making processes, they believed the defendants had somewhere else to go and a precarious roadside
existence was not likely in the event of a final infunction.

93. It is also instructive that the council officer, in refusing :lanning permission on the land did so on

94, Mr Beglan suggests that the onus of proof on the non-availability of alternative sites rests with the
defendants. It is difficult of course to prove a negative. Other than the empty pitches on Lydia Park, the
claimants are unabie 1o point to any other available pitches. Some of the defendanis have made
enquiries of the claimant regarding the availability of piiches but to no avail. The defendants initially on
the site moved off but subsequently moved back on to the Land when other options and the goodwill of
Jamily members and friends had been exhausted. I conclude that there are no other alternative sites
available to these defendants in the event that they were reguired to leave the Land.

95. A roadside existence for these families, with all of its attendant difficulties would be the most likely
consequence of final injunctive relief. That wowld lead to significant hardship for these families given
their particular circumstances and healthcare needs.

This passage from the Judicial judgement as submitted, should serve to guide Coundil planning
officers and appeal inspectors when considering GTAA unmet needs or consented sites that meet
the need more accurately as taken by the Judiciary.

It is clear that the Judge understands quile rightly, that just because a site has bean passad
eisewhere, It does nol mean that [t Is available or that there Is no longer a need for the applicants
to have a home and that roadside living would not be required,

Chapman v United Kingdom Document Ref: PD19

| submit the judgement in Chapman V United Kingdom 2001 Alternative Sites Must Be Practical
and Realistic

The Court said that it wasn’t just about whether any sites exist—it’s about whether they’re
actually available, suitable, and accessible to the person involved.

"The availability of alternative accommodation is relevant to assessing the proportionality of the
interference with Article 8 rights."

So if no real alternatives are available, forcing someone to leave may be disproportionate and
unjustified.
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European Court Human Rights

Article 8

Right to Private and Family Life - protects a travellers way of life including their right to live in a
mobile home or caravan and it follows that Authorities must consider the best interests of the
Children in housing and family decisions

Article 14
Prohibition of Discrimination - Prevents discrimination based on ethnicity, lifestyle or age

Article 2
Right to Education - The children wish to access school and this article protects access to
education

Article 3
Rights of Child - The CRC (ratified by all EU member states) defines the "best interests of the
child” in Article 3, stating:
"In all actions concerning children, whether undertaken by public or private social weifare
institutions, courts of law, administrative authorities, or legisiative bodies, the best interests of the
child shall be a primary consideration."
This applies to:
*  Family Law: Custody disputes, adoption, foster care.
« Education: Equal access, non-discrimination (e.g., Roma children's schooling rights).
* Health & Welfare: Access to healthcare, protection from neglect.
* Immigration & Asylum: Unaccompanied minors must receive special protection.

A Child cannot and must be blamed or held to account for the actions or conduct of a parent and
their rights should not be infringed as a result of the actions of their parents.,

It is held that the Best Interests of the Child attract no less weight (positive) in the planning
balance, than the most weight applied (negative) against the proposal.
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National Planning Policy Framework (NPPF)

1. The National Planning Policy Framework sets out the Government’s planning
policies for England and how these should be appliedi. It provides a framework
within which locally- prepared plans can provide for housing and other
development in a sustainable manner. Preparing and maintaining up-to-date plans
should be seen as a priority in meeting this objective.

2. Planning law requires that applications for planning permission be determined in
accordance with the development planz, unless material considerations indicate
otherwises. The National Planning Policy Framework must be taken into account in
preparing the development plan, and is a material consideration in planning
decisions. Planning policies and decisions must also reflect relevant international
obligations and statutory requirements.

3. The Framework should be read as a whole (including its footnotes and annexes).
General references to planning policies in the Framework should be applied in a
way that is appropriate to the type of plan being produced, taking into account
policy on plan-making in chapter 3.

4. The Framework should be read in conjunction with the Government’s planning
policy for traveller sites, and its planning policy for waste. When preparing plans or
making decisions on applications for these types of development, regard should
also be had to the policies in this Framework, where relevant.

Achieving Sustainable Development

Achieving sustainable development means that the planning system has three overarching
objectives, which are interdependent and need to be pursued in mutually supportive ways (so that
opportunities can be taken to secure net gains across each of the different objectives):

a)an economic objective — to help build a strong, responsive and competitive
economy, by ensuring that sufficient land of the right types is available in the right
places and at the right time to support growth, innovation and improved productivity;
and by identifying and coordinating the provision of infrastructure;

b) a social objective — to support strong, vibrant and healthy communities, by ensuring
that a sufficient number and range of homes can be provided to meet the needs of
present and future generations; and by fostering well-designed, beautiful and safe
places, with accessible services and open spaces that reflect current and future needs
and support communities’ health, social and cultural well-being; and

¢) an environmental objective — to protect and enhance our natural, built and historic
environment; including making effective use of land, improving biodiversity, using
natural resources prudently, minimising waste and pollution, and mitigating and
adapting to climate change, including moving to a low carbon economy.

And the NPPF goes on to set out at Para 10, that

10. So that sustainable development is pursued in a positive way, at the heart of the Framework is
a presumption in favour of sustainable development (para 11)



Para 11(d) is engaged where a LPA are unable to demonstrate an up to date 5 year supply of
deliverable sites (PPTS Section 28)

| shall explore the Councils 5 year position later in this document.

The presumption in favour of sustainable development

11,

Plans and decisions should apply a presumption in favour of sustainable
development,

For plan-making this means that:

a) all plans should promote a sustainable pattern of development that
seeks to: meet the development needs of their area; align growth
and infrastructure, improve the environment; mitigate climate change
(including by making effective use of land in urban areas) and adapt
to its effects;

b) strategic policies should, as a minimum, provide for objectively
assessed needs for housing and other uses, as well as any needs
that cannot be met within neighbouring areas®, unless:

i. the application of policies in this Framework that protect areas or
assets of particular importance provides a strong reason for
restricting the overall scale, type or distribution of development in
the plan area’; or

il. any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the
policies in this Framework taken as a whole.

For decision-taking this means:

c) approving development proposals that accord with an up-to-date
development plan without delay; or

d) where there are no relevant development plan policies, or the
policies which are most important for determining the application are
out-of-date®, granting permission unless:

i. the application of policies in this Framework that protect areas or
assets of particular importance’ provides a strong reason for
refusing the development proposed; or

ii. any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the
policies in this Framework taken as a whole, having particular
regard to key policies for directing development to sustainable
locations, making effective use of land, securing well-designed
places and providing affordable homes, individually or in
combination®.
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Decision Making

39.

Local planning authorities should approach decisions on proposed development in a
positive and creative way. They should use the full range of planning tools available,
including brownfield registers and permission in principle, and work proactively with
applicants to secure developments that will improve the economic, social and
environmental conditions of the area. Decision-makers at every level should seek to
approve applications for sustainable development where possible

The Governments direction of travel on wishing to bring forward development is echoed in both
the PPTS and NPPF where they clearly introduce specific guidance and direction in relation to
using planning conditions to bring forward otherwise unacceptable development.

Planning conditions and obligations

56.

57.

Local planning authorities should consider whether otherwise unacceptable
development could be made acceptable through the use of conditions or planning
obligations. Planning obligations should only be used where it is not possible to
address unacceptable impacts through a planning condition.

Planning conditions should be kept to a minimum and only imposed where they are
necessary, relevant to planning and to the development to be permitted, enforceable,
precise and reasonable in all other respects. Agreeing conditions early making.
Conditions that are required to be discharged before development commences should
be avoided, unless there is a clear justification.

NB Para 28 of the PPTS is of note.

The desire for new housing to meet everyones needs and the importance that Government
attaches to this, is set out at Chapter 5, para 61 onwards of the NPPF;

Delivering a sufficient supply of homes

61.

To support the Government’s objective of significantly boosting the supply of homes, it
is important that a sufficient amount and variety of land can come forward where it is
needed, that the needs of groups with specific housing requirements are addressed
and that land with permission is developed without unnecessary delay. The overall aim
should be to meet an area’s identified housing need, including with an appropriate mix
of housing types for the local community.

62. To determine the minimum number of homes needed, strategic policies should be

informed by a local housing need assessment, conducted using the standard method
in national planning practice guidance. In addition to the local housing need figure,
any needs that cannot be met within neighbouring areas should also be taken into
account in establishing the amount of housing to be planned for

In regard to Rural Homes or countryside locations for new development, the Government attach
importance to bringing forward development on previously developed land, and where it will
provide homes to meet a specific need and where it can support a village to thrive.



Rural housing

82. In rural areas, planning policies and decisions should be responsive to local
circumstances and support housing developments that reflect local needs, including
proposals for community- led development for housing. Local planning authorities
should support opportunities to bring forward rural exception sites that will provide
affordable housing to meet identified local needs, and consider whether allowing some
market housing on these sites would help to facilitate this.

83. To promote sustainable development in rural areas, housing should be located where
it will enhance or maintain the vitality of rural communities. Planning policies should
identify opportunities for villages to grow and thrive, especially where this will support
local services. Where there are groups of smaller settlements, development in one
village may support services in a village nearby.

84. Planning policies and decisions should avoid the development of isolated homes in
the countryside unless one or more of the following circumstances apply:

a) there is an essential need for a rural worker, including those taking majority control of a
farm business, to live permanently at or near their place of work in the countryside;

b) the development would represent the optimal viable use of a heritage asset or would
be appropriate enabling development to secure the future of heritage assets;

c) the development would re-use redundant or disused buildings and enhance its
immediate setting;
d) the development would involve the subdivision of an existing residential building; or
e) the design is of exceptional quality, in that it:

i. is truly outstanding, reflecting the highest standards in architecture, and would help to raise
standards of design more generally in rural areas; and

li. would significantly enhance its immediate setting, and be sensitive to the defining
characteristics of the local area.

It is clear that homes in the countryside are acceptable and not excluded, by the use of the words
“should avoid”, and the clear guidance within 84, a through e gives us general principle that
makes such homes acceptable.

The specific characteristics of the individual site are relevant in the planning judgement and
balance.

In Chapter 8, (promoting healthy and safe communities) the Government are clear in setting out
that they see a benefit to society in bringing persons together that would not ordinarily interact,
this can be of great significance in forging cohesion between the traveller and settled community,
and the significant benefits it can bring society;

8. Promoting healthy and safe communities

96. Planning policies and decisions should aim to achieve healthy, inclusive and safe
places which:

a) promote social interaction, including opportunities for meetings between people who
might not otherwise come into contact with each other — for example through mixed-
use developments, strong neighbourhood centres, street layouts that allow for easy
pedestrian and cycle connections within and between neighbourhoods, and active
street frontages;



b) are safe and accessible, so that crime and disorder, and the fear of crime, do not
undermine the quality of life or community cohesion — for example through the use of
well-designed, clear and legible pedestrian and cycle routes, and high quality public
space, which encourage the active and continual use of public areas; and

c) enable and support healthy lives, through both promoting good health and preventing
ill-health, especially where this would address identified local health and well-being
needs and reduce health inequalities between the most and least deprived
communities — for example through the provision of safe and accessible green
infrastructure, sports facilities, local shops, access to healthier food, allotments and
layouts that encourage walking and cycling.

In Chapter 9, the Government look at the promotion of sustainable transport, which is often a hot
topic of debate within applications for Gypsy and Traveller sites, as a large number are located
several miles or more from services and facilities. The document will deal with the sustainability of
the site later within this document, however, it is important to set out clearly, that sustainable
alternative modes of transport, are viewed in a more holistic approach and manner by Planning
Inspectors when dealing with appeals for Gypsy and Traveller sites.

9. Promoting sustainable transport

109. Transport issues should be considered from the earliest stages of plan-making and
development proposals, using a vision-led approach to identify transport solutions that deliver
well-designed, sustainable and popular places. This should involve:

a) making transport considerations an important part of early engagement with local
communities;

b) ensuring patterns of movement, streets, parking and other transport considerations
are integral to the design of schemes, and contribute to making high quality places;

¢) understanding and addressing the potential impacts of development on transport
networks;

d) realising opportunities from existing or proposed transport infrastructure, and
changing transport technology and usage - for example in relation to the scale,
location or density of development that can be accommodated;

e) identifying and pursuing opportunities to promote walking, cycling and public
transport use; and

f) identifying, assessing and taking into account the environmental impacts of traffic and
transport infrastructure — including appropriate opportunities for avoiding and
mitigating any adverse effects, and for net environmental gains.

We once again see the Governments clear direction of travel in attempting to bring forward
development and remove as many obstacles to consent as is possible at Para 116;

116. Development should only be prevented or refused on highways grounds if there would be an
unacceptable impact on highway safety, or the residual cumulative impacts on the road network,
following mitigation, would be severe, taking into account all reasonable future scenarios.



In Chapter 11 the NPPF sets out guidance on making effective use of land at Para 125, ¢) & d)
looks at using land that has a use already,

125. Planning policies and decisions should:

c) give substantial weight to the value of u suitable brownfield land within settlements for
homes and other identified needs, proposals for which should be approved unless substantial
harm would be caused, and support appropriate opportunities to remediate despoiled, degraded,
derelict, contaminated or unstable land;

d) promote and support the development of under-utilised land and buildings, especially if this
would help to meet identified needs for housing where land supply is constrained and available
sites could be used more effectively (for example converting space above shops, and building on
or abave service yards, car parks, lock-ups and railway infrastructure)

At Chapter 15, we see guidance in relation to National Parks, which Is of particular relevance to
this planning proposal;

15. Conserving and enhancing the natural environment

188. Plans should: distinguish between the hierarchy of interational, national and locally
designated sites; allocate land with the least environmental or amenity value, where consistent
with other policies in this Frameworkss; take a strategic approach to maintaining and enhancing
networks of habitats and green infrastructure; and plan for the enhancement of natural capital at a
catchment or landscape scale across local authority boundaries.

189, Great weight should be given to conserving and enhancing landscape and scenic beauty in
National Parks, the Broads and National Landscapes which have the highest status of protection
in relation to these issues. The conservation and enhancement of wildlife and cuftural hertage are
also important considerations in these areas, and should be given great weight in National Parks
and the Broadsss. The scale and extent of development within all these designated areas should
be limited, while develcpment within their setting should be sensitively located and designed to
avoid or minimise adverse impacts on the designated areas

Al Para 80, we see the Government is keen to restrict Major Development within these protected
areas, however the site proposal is for a minor development,

190. When considering applications for development within National Parks, the Broads and
National Landscapes, permission should be refused for major developmentsr other than in
exceptional circumstances, and where it can be demonstrated that the development is in the
public interest. Consideration of such applications should include an assessment of:

In Annexe 2 Glossary, the Government set out clarification on specific wording usad within the
NPPF and generally within planning matters;

Deliverable: To be considered deliverable, sites for housing should be available now, offer a
suitable location for development now, and be achievable with a realistic prospect that housing
will be delivered on the site within five years. In particular;

(The Court case judgement in Chapman sets out the definition of deliverable)
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a) sites which do not involve major develog;nent and have planning permission, and all sites
with detailed planning permission, should be considered deliverable until permission expires,
unless there is clear evidence that homes will not be delivered within five years (for example
because they are no longer viable, there is no longer a demand for the type of units or sites
have long term phasing plans).

b) where a site has outline planning permission for major development, has been allocated in
a develoi)ment lan, has a grant of permission in principle, or is identified on a brownfield
register, it should only be considered deliverable where there is clear evidence that housing
completions will begin on site within five years.

There are also a number of lJudicial High Court Judgements that deal with this topic, and this is of
particular relevance to the development of Gypsy and Traveller sites, when assessing the GTAA
and availability of other sites, where LPAs often try to assert that the applicants have failed to
demonstrate that no other sites are available, which of course is rather difficult, as proving a
negative is almost impossible.

Sustainable transport modes: Any afficient, safe and accessible means of transport with overall
low impact on the environment, including walking and cycling, ultra low and zero emission
vehicles, car sharing and public transport.

Windfall sites: Sites not specifically identified in the development plan.

It is clear, that the Government in revising the NPPF in December 2024, combined with the many
ministerial interviews and general press releases, has a vision to reduce the red tape and burdens
upon applicants, in an attempt to bring forward development to meet all of societies needs.

This clear direction of travel will take effort and commitment from everybody, not least the Local
Planning Authorities and residents near to the proposal sites.
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Planning Policy for Traveller Sites (PPTS)

The PPTS is a separate planing document, to read in conjunction with the NPPF and it sets out
specific matters in relation to Gypsy and Traveller site proposals.

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

The Revision of the PPTS definition of a Gypsy and Traveller following the Lisa Smith Judgement,
ruling that the 2015 definition was discriminatory, has shown a clear intent on behalf of the
Government.

4. To help achieve this, the Government's aims in respect of traveller sites are:

a) that local planning authorities should make their own assessment of need for the purposes of
planning;

b) to ensure that lecal planning authorities, working collaboratively, develop fair and effective
strategies to meet need through the identification of land for sites;

¢) to encourage local planning authorities to plan for sites over a reasonable timescale;

d) that plan-making and decision-taking should protect Green Belt from inappropriate
development,

e)to promote more private traveller site provision while recognising that there will always be those
travellers who cannot provide their own sites;

f) that plan-making and decision-taking should aim to reduce the number of unauthorised
developments and encampments and make enforcement more effective,

g) for local planning authorities to ensure that their Local Plan includes fair, realistic and inclusive
policies;

h) to increase the number of traveller sites in appropriate locations with planning permission, to
address under provision and maintain an appropriate level of supply;

i) to reduce tensions between settled and traveller communities in plan-making and planning
decisions;

Rto enable provision of suitable accommodation from which travellers can access education,
ealth, welfare and employment infrastructure; and

k) for local planning authorities to have due regard to the protection of local amenity and local
environment.
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At Para 10, the Government stipulate the requirement upon the LPA in regards to their local plans;

10. Local planning authorities should, in producing their Local Plan:

a) identify and update annually, a supply of spacific deliverable sites sufficient to provide 5 years'
worth of sites against their locally set targetss;

b) identify a supply of specific, developable sites, or broad locations for growth, for years 6 o 10
and, where possible, for years 11-15s;

¢) consider production of joint develcpment plans that set largets on a cross-authority basis, 1o
provide more flexibility in identifying sites, particularly if a local planning authority has special or
slrict planning constraints across its area (local planning authorities have a duty to cooperate on
planning issues that cross administrative boundaries);

d) relate the number of pitches or plots to the circumstances of the specific size and location of
the site and the surrounding population's size and density; and

e) protect local amenity and environment.

Al Para 11, the Government make it clear that where there is no identified need, criteria based
golicies should be used, this is set oul in Policy SP33 as previously set oul on page 15 of this
ocument,

11. Criteria should be set to guide land supply allocations where there is identified need. Where
there is no identified need, criteria-based policies should be included to provide a basis for
decisions in case applications nevertheless come forward, Criteria based policies should be fair
and should facilitate the traditional and nomadic life of travellers while respecting the Interests of
the settled community.

In recognising the benefits from a settled base, Para 13, looks at some key aspects,

13. Local planning autherities should ensure that traveller sites are sustainable economically,
sodcially and environmentally. Local planning authorities should, therefore, ensure that their
policies:

a)promote peaceful and integrated co-existence between the site and the local community;
b) promote, in collaboration with commissioners of health services, access to appropriate health
services;
c) ensure that children can attend school on a regular basis;
d) provide a settied base that reduces both the need for long-distance travelling and possible
environmental damage caused by unauthorised encampment;
a) provide for proper consideration of the effect of local environmental quality (such as noise and
air quality) on the health and well-being of any travellers
that may locate there or on others as a result of new development,;
f) avoid placing undue pressure on lecal infrastructure and services;
g) do not locate sites in areas at high risk of flooding, including functicnal floodplains, given the
genieular vulnerability of caravans; and

) reflect the extent to which traditional lifestyles (whereby some travellers live and work from the
same location thereby omitting many travel to work journeys) can contribute to sustainability,
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In relation to sites located in rural areas, Policy C clearly indicates that in principle sites are
acceptable, so long as the scale is appropriate;

Policy C: Sites in rural areas and the countryside

14. When assessing the suitability of sites in rural or semi-rural settings, local planning authorities
should ensure that the scale of such sites does not dominate the nearest settled community.

At Para 26 the guidance on countryside locations which are away from existing settlements,
should be very strictly limited, and yet again this does not preclude such development. In the
instance of this proposal, the application site is not localed in open countryside away from
existing setllements, as it is on the edge of the village of Buriey and adjacent to existing
residential buildings and land uses.

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

And again at Para 28, we see that the Government gives clear instructions on the use of planning
conditions to overcome objections to planning.

28. If a local planning authority cannot demonstrate an up-to-date 5 year supply of
deliverable sites, the provisions in paragraph 11(d) of the National Planning Policy
Framework apply. Local planning authorities should consider how they could overcome
planning objections to particular proposals using planning conditions or planning
obligations including:

In assessing the sites suitability in accordance with the relevant sections of the local plan
policy, NPPF and PPTS, | will set out on the following pages, supporting material in relation
to the applicant/s and the site itself.
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Need Position

It is the responsibility of the LPA to demonstrate an up to date 5 year supply of deliverable sites as

28.1f a local planning authonty cannot demonstrate an up-to-date 5 year supply of
deliverable sites, the provisions in paragraph 11(d) of the National Planning Policy
Framework apply. Local planning authorities should consider how they could
overcome planning objections to particular proposals using planning conditions or
planning obligations including:

set out in Section 28 of the Planning Policy for raveller Sites (PPTS).

Deliverable - Judicial Judgement - East Northamptonshire Council v Secretary of State for
Housing, Communities and Local Government 2020 - High Court Consent Order.

The accepted test is:
a site must be:
. available now,
. in a suitable location now, and
» achievable, with a realistic prospect that development will be delivered within five years.

| submit the Councils Gypsy and Travel Topic Paper as Document Submission Ref: PD22 where
at Page 22 we can see that the Council concludes it is currently able to demonstrate a 3.78 year

' f)  Annual monitonng requiremaent April 2024 | 82"
to March 2025

§) Deliverable supply April 2024 to March | 31
2029

| h) Total deliverable housing supply In years for | 3.78"
| period April 2024 to March 2029 <

54  Atthe point of publication of the Proposed Submission Plan the council is unable to
demonstrate a 5 year supply of deliverable pitches against the locally set target in the
Progosed Submission Plan, with the position standing at 3.78 years,

55 However, this is due to the timing that new pitches are expected to come forward, It
is anticipated that at the point of adoption of the plan, 3 supply in excess of 5 years
will be demonstrable and that this will be maintained moving forwards. Windfall
developments will be capable of topping up and ensuring supply ls maintained later
in the plan period

deliverable sites provision.

The Councils position is that it is currently unable to demonstrate an up to
date 5 year supply of sites.
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The presumption in favour of sustainable development

1 Plans and decisions should apply a presumption in favour of sustainable
development,

For plan-making this means that:

a) all plans should promote a sustainable pattern of development that
seeks to: meet the development needs of their area; align growth
and infrastructure; improve the environment; mitigate climate change
(including by making effective use of land in urban areas) and adapt
to its effects;

b) strategic policies should, as a minimum, provide for objectively
assessed needs for housing and other uses, as well as any needs
that cannot be met within neighbouring areas®, unless:

i. the application of policies in this Framework that protect areas or
assets of particular importance provides a strong reason for
restricting the overall scale, type or distribution of development in
the plan area’; or

ii. any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the
policies in this Framework taken as a whole.

For decision-taking this means:

c) approving development proposals that accord with an up-tfo-date
development plan without delay; or

d) where there are no relevant development plan policies, or the
policies which are most important for determining the application are
out-of-date?, granting permission unless:

i. the application of policies in this Framework that protect areas or
assets of particular mportance’ provides a strong reason for
refusing the development proposed; or

il. any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the
policies in this Framework taken as a whole, having particular
regard to key policies for directing development to sustainable
locations, making effective use of land, securing well-designed
places and providing affordable homes, individually or in
combination®,

" As established through statements of common ground (see paragraph 28)

7 The policies referred to are those in this Framewark (rather than those in development plans) relating to- habitats
siles (and those sdes listed in paragraph 189) andlor desgnalted as Siles of Spectal Scienlific Interest, land
designated as Green Belt, Local Green Space, a National Landscape, a National Park (or within the Broads
Authority) or defined as Hentage Coast: imeplaceable habdats: designated hertage assets (and other hentage
assats of archaeclogical interest referred to in footnate 75); and areas atrisk of flooding or coastal change

2 This includes, for appiications invelving the provision of housing, situations where . the local planning authority
cannot demonstrate a five year supply of deliverable housing sites (with the appropriate buffer as set out m
paragraph 78), or where the Housing Delivery Test indicates that the delivery of housing was substantially
below (less than 75% of) the housing requirement over the previous three vears. See also paragraph 227

# The policies referred to are those in paragraphs 66 and 84 of chapter 5; 91 of chapter 7; 110 and 115 of
chapter 9, 129 of chapter 11, and 135 and 139 of chapter 12.

In light of this stated position, Para 11(d) The presumption in favour of sustainable development is
engaged, this is often referred to as the so called ‘Tilted Balance’.
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Para 11(d) (i)(ii) Assessment

Footnote 7

7 The policies referred to are those in this Framework (rather than those in development plans) relating to:
habitats sites (and those sites listed in paragraph 189) and/or designated as Sites of Special Scientific
Interest; land designated as Green Belt, Local Green Space, a National Landscape, a National Park (or
within the Broads Authority) or defined as Heritage Coast; irreplaceable habitats; designated heritage assets
(and other heritage assets of archaeological interest referred to in footnote 75); and areas at risk of flooding
or coastal change.

For footnote 7 to block the use of Para 11d) under i. There would need to be ‘Strong’ reason
for refusing development and under ii. ‘Demonstrably’ outweigh the benefits

How this plays out — two “families” of Foctnote 7 policies

Practical experience (from appeal decisions and analysis) shows that not all Footnote 7 pokcies
are equal in how strongly they carry refusal weight:

+ Policies with “in-policy full balance™:
These are protections that already include a clear, policy-driven balancing exercise — €.q,
Green Belt {"very spacial circumstances” test), major develcpment in National Landscapes,
or substantial harm/tota! loss to heritage assets. If a proposal falls those internal policy
tests, that typlcally will amaunt to a strong reason for refusal. The “tited balance® rarely
applies because the Intérnal test itself is decisive,

+  “Gateway" or procedural/threshold-type policies:
These incluge tests like sequential (flocd risk) tests, or “less than substantial harm"”
heritage balancing, or irreplaceable habitat protection. These pokcies raise a red flag but
don't themselves automaticaily tip the balance. Whether harm is "strong” enough depends
on the real-world, site-specific consequences. In many cases, a conflict with a Footnote 7
poticy under this group may be “signiflcant” but not “strong enough” to refuse — so the
“tited balance” under 11{d)() may still apply.

Application Site

The proposal represents a minor development end is not located within any of the protected sites,
such as Habitat sites and those sites listed within Para 189 of the NPPF,

189 Great weight should be given 1o consenving and enhancing landscape and scenc
besuty in National Parks, the Broads and National Landscapes which have the
highest status of protection in relation to these issues. The conservaticn and
enhancement of wikiiife and cultural hertage are also important consderations in
these areas, and should be given great weight in National Parks
and the Broads™. The scale and extent of development within all these desgnated
areas should be limited, while development within their setting should be sensitively
located and desgnad to avoid or minimise adverse impacts on the designated areas

There are no STRONG reasons under Para 11d) (i) on which to refuse the
development under The presumption in favour of sustainable development.

STRONG REASON to Refuse
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NB: It should be noted that the AWE is not considered to be a footnote7 designation
Para 11(d)(ii) Assessment - Sustainability
Footnote 9

9 The policies referred to are those in paragraphs 66 and 84 of chapter 5; 91 of chapter 7; 110 and 115 of chapter
9; 129 of chapter 11; and 135 and 139 of chapter 12.

Para 66 - The site is not a major development

Para 84 - The site is not an isolated site in the Countryside

Para 91 - This para is not relevant as it considers town centre uses

Para 110 - This proposal is not a significant development, but nevertheless the Appellants have
shown that in addition to the wider benefits, there are realistic and viable alternative modes of
transport.

Para 115 - It has been clearly evidenced that the site complies with a) through to d) of Para 115.
Para 129 - The proposal complies with Para 129, as it seeks to deliver the best use of the land to
meet a local need, in an area that is not offended in terms of Character and Appearance as a
result of the proposed development, which is well screened. The site complies with a) through to
e) of Para 129.

Para 135 - There are no perceived or known conflicts with Para 135

Para 139 - There are no perceived or known conflicts with Para 139

Summary

There are no identified reasons that would significantly and
demonstrably outweighs the benefits of granting permission and
therefore Para 11(d) remains engaged.



ii. any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole, having
particular regard to key policies for directing development to sustainable locations, making
effective use of land, securing well-designed places and providing affordable homes,
individually or in combinationa.

13.Local planning authorities should ensure that traveller sites are sustainable
economically, socially and environmentally. Local planning authorities should,
therefore, ensure that their policies:

a) promote peaceful and integrated co-existence between the site and the local
community;

b) promote, in collaboration with commissioners of health services, access to
appropriate health services;

c) ensure that children can attend school on a regular basis;

d) provide a settled base that reduces both the need for long-distance travelling
and possible environmental damage caused by unauthorised encampment,

e) provide for proper consideration of the effect of local environmental quality
(such as noise and air quality) on the health and well-being of any travellers

| will now review the sites access to services and shops as part of the overall sustainability of the
site.

It should be noted, that neither the NPPF of the PPTS sets out specific distances to and
from shops and services from which to judge a sites sustainability credentials, we supply
information to give an overview of the accessibility of the site, but this represents just one

aspect of the sites sustainability.

Sustainability

The PPTS at section 13 sets out a number of benefits, both personal and national which are
derived from providing a settled base to Gypsies and Travellers.

This section clearly recognises the importance in providing access to medical care and regular
access to education, | shall set out evidence that clearly shows a pattern between a reduced
education standard and the high proportion of uk prisoners being from the G&T community,
together with national costs associated with illegal encampments and most recently the tensions
between the settled community and the traveller community from illegal encampments, where the
G&T feel they have no alternative but to move onto land without permission because of the lack of
available sites.
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| &s Planning Inspectorate

Appeal Decision
Hearing held on 22 October 2025 (in person) & 23 October 2025 (online)
Site visit made on 22 October 2025

by Jane Smith MA MA MRTPI

an Inspector appoinied by the Secretary of State
Dacision cate: 18* November 2025

Appeal Ref: APP/P0240/W/25/3368820
The Plough House, 276 London Road, Biggleswade, Central Bedfordshire
SG189TB
+ The appeal is made under section 78 of the Town and Country Planning Act 1990 (as amended)
against a refusal tc grant planning permission.
The appea is mads by Mr A Connors against the decision of Central Bedfordshwe Council.
The application Ref 1s CB/2500305/FULL
The development 15 descnbed as 'Damoliten of 2 existing bullengs and remaval of pre-existing
mebile home. Erection of acoustic sound bamier fence. Change of use of land for the creation of
4 Gypsy/Travetler Pitches, comprising the sitng of 4 static caravans (net 3) and 4 tourng caravans

mlanaeida tha arastinam Af 1 mambhmad Asiranm fare nien b famibe mamhores (Das Datrannartint

Location

9. The site is around 2km cutside Biggleswade and not within any settiement envelope defined in the Central
Bedfordshire Local Plan 2021 (CBLP). Biggleswade is defined as a major service centre in the CBLP and provides
an extensive range of services and facilities in and around the town centre, including primary and secondary
schools, GP and dental services, and public transport to settlements further afield. There Is a sizable retat park on
the southern edge of the town, which is readily accessible from the A1 and provides both convenence and
comparison shopping. There is alsc a filkng station slightly closer to the appeal site, with 8 small convenience
store.

10. The site is directly accessible only via the northbound carriageway. with access to and from the southbound
cariageway being more circutous. This major strategic route carries fast-flowing traffic and lacks pavements, bus
servicas or dedicated cycle facities. When the highway conditions are taken into account, travel by car is highly
likely to be the norm,

11. In the CBLP, Policy SP7 sets oul the general approach 1o windfall development cutside settlement envelopes,
which includes some qualfied support for redevelopment of PDL. Policy BSP1 in the Biggleswade Neighbourhood
Plan 2022 (BNP) directs growth pregominantly lowards the lown centre and Dusll-up areas. Neither policy mentions
Gypsy and Traveller development, which is more specifically covered by Policy H7 of the CBLP. That sels out
several criteria, which Include that adequate schools, shops, healthcare, and other community facilities are within
reasonable travelling dsstance. The supporling text stales that what constitutes a reasonable fraveling distance will
vary in relation to location of the site and services, and the local pattern of development.

12. The Planning Policy for Traveller Sites (PPTS) does not preciude Traveller deveiopment in the countryside, but
paragraph 26 slates that new siles in open countryside that is away from existing settlements should be very
strictly limited. The supporting text to Polcy H7 similarly recognisas that Gypsy and Traveller famifes may prefer to
live in the countryside on privately owned and managed sites, whie also making clear that the paolicy aims 10 direct
development toward sites which are closer to axisting settlements.

13. There is some tension between Policies SP7 and H7, which include diffarent accessibility requirements, Policy
SP7 supports redevelopment of PDL only where the site Is, or can be made, accessible to nearby sarvices and
facilites by sustainable modes of transport. Palicies BTM1 and BPD1 of the BNP kewise require that a balanced
and sustainable range of transport options is provided, proportionate to the scale and nature of the scheme and
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| will also provide a selection of appeal decision which show the rather more holistic approach
taken by Inspectors when judging alternative transport options, access and distances to services.

Of particular interest and of note, is the appeal decision that White Planning were involved in at
The Plough House, whereby the site was adjacent to the busy A1 Dual Carriageway with no
option other to access the services by private car.

Submission Document Ref: PD20

connecting to existing pedestrian or cycle infrastructure. In contrast, Policy H7 refers only to a reasonable
travelling distance, with no reference to modes of transport.

14. The approach in Policy H7 is more closely aligned to the criteria in paragraph 13 of the PPTS, which defines
sustainable Traveller sites for plan-making purposes in terms of providing access to school and health services
from a settled base, without specifying whether that should include the ability to travel by means other than the
private car. In turn, neither Policy SP7 nor the relevant policies in the BNP specifically preclude Traveller sites
outside settlement boundaries, being silent in relation to that form of development.

15. The site is well connected to Biggleswade via the Al. The settlement is not visible, but it can be quickly
accessed by car. As well as Plough House, there are several other developed sites strung sporadically along the
Al. There are also open fields to either side of the road, and the site is in an area defined as countryside in the
CBLP. Nevertheless, the roadside development and the major road itself limit the degree to which the appeal site
is perceived as being in ‘open countryside’ or away from the settlement. The retail park on the edge of
Biggleswade is very easily accessed by car and the journey is not time-consuming. The town centre is a relatively
short distance beyond that, and the settlement as a whole provides the majority of services and facilities required
for day to day living. While the southbound return route is slightly longer, it is not substantially more inconvenient.

16. The approach to sustainable development in the PPTS reflects the fact that those adopting a nomadic lifestyle
are inherently reliant on travel by private motor vehicle, but that they require a settled base from which to access
essential services. That approach continues to be articulated in the December 2024 version of the PPTS,
notwithstanding the most recent changes to Annex 1.

17. The site would provide a settled base as described in the PPTS, within a reasonable travel distance of
essential services, when the nature of the road network and travel time are taken into account. While paragraph
115 of the Framework requires that sustainable transport modes are prioritised, it also says that account should be
taken of the type of development and its location. Therefore, the approach taken in the PPTS to the sustainable
location of Gypsy and Traveller sites is more pertinent in this case.

18. The Council argues that other villages and towns would provide a better standard of accessibility and that
other Gypsy and Traveller sites in the District are closer to settlements. Be that as it may, it is common ground
between the parties that there are no alternative sites available to the proposed occupiers, and this appeal must
be determined based on the merits of this particular location.

19. While | have considered the Lower Caldecote decisionl highlighted by the Council, the Inspector’s reasoning
in that case focussed on the more limited range of services in Upper Caldecote and did not refer to the larger
range of services in Biggleswade. Although the site may have had a similar relationship with the town centre, it
was on the other side of the town, so did not have a similar relationship with the nearby retail park. The decision
also mentions that previous appeal decisions on and near the Lower Caldecote site had taken a different view.
Taking those factors into consideration, | have given the Inspector’s conclusions in that case limited weight.



APP/V1505/C/20/3265750 Land West of Hillview, Wickford, Essex

Other Matters

40, The PPTS states that local planning authorities should very strictly limit new traveller site
development in the open countryside that is ‘away from' existing settlements or outside areas
allocated in the development plan. Despite the parfies seeming fo agree that the appeal site is
broadly in an edge of setflement location, in relation to Wickford a little way to the north, the
Council later said at the Hearing that it did not accept the site as being in a sustainable location,
also that it considered the site to be isolated.

41. | note that the sustainability of the location was not given as a reason for the Council issuing
the notice. | set ocut earlier in my decision that | considered the site to be relatively near to
rasidential properties on established plotlands. | concur with the view that the site should be
regarded as being located on the edge of, rather than away from, a settlement and not in an
isolated location.

42. In terms of access to services and facilities, the appeflants referred to the proximity of a shop,
regularly used by the site occupiers, associated with a nearby petrol filling station on the A127 road
to the west. The Council did not consider that this merited weight in view of the limited range of
convenience goods that would be on offer.

43. Having visited the shop, which is likely to be within reasonable walking distance for most
people, it seems to me that it would be equipped to cater for a vanely of day-to-day food needs. A
sustainable travel option would therefore be available to a degree. | am in no doubf, however, that t
would be necessary lo travel to Wickford in order to access a full range of services and facilities. It
would be realistic to conclude that for reasons of convenience, distance and safety during hours of
darkness there would be significant reliance on the private car in order to get to and from Wickford.

44, However, the Framework acknowledges that opportunities to maximise sustainable transport
solutions will vary between urban and rural areas. Despite the likelthood of a very high degree of
reliance on the private car, it seems to me that the length and duration of journeys necessary lo
access essential services and faciiities would be relatively moderate for a rural location. There
is also the potential for the various pitch users to make shared trips. The overall distances that
would need to be travelled in order to access a range and choice of services are likely to be limited
for these reasons. | consider that this weighs in favour of the conclusion that the appeal site should
be regarded as in a relatively sustainabie localion,

The Inspector at 44 of their report, sets out the very sensible and appropriate approach to
assessing the difference between urban and rural areas when it comes to answering the question
of sustainable access to goods and services as well as recognising the opportunity to share trips.

It is unknown if this location had the benefit of a delivery service, but the appellants site does as
evidenced, and would greatly reduce the need to use the private vehicle to access goods.

20. For the above reasons, | conclude that the development is suitably located having regard to relevant policies in
the development plan and access to services and facilities. While it does not gain support from Policy SP7 or the
relevant BNP policies, due to the level of reliance on private motor vehicles, it does accord with the locational
criterion in Policy H7. Since that is the more relevant policy for Gypsy and Traveller development, the location
accords with the development plan when read as a whole. It also accords with relevant criteria for sustainable
Gypsy and Traveller development in the PPTS and does not conflict with the approach of exercising very strict
control over new sites in open countryside and away from settlements.

Page 26 of 81



APP/Q3115/C/19/3238398 Land at 12 Kiln Lane Garsington
Sustainability of the appeal site.

60. The sustainabilify of the appeal site is accepted by the Council. In general terms, | concur with
that assessment although the PPTS does not specifically refer to accessibility to services
and facilities by foot and public transport as an aim. | therefore consider that the term
‘accessibility’ is more appropriate in this context,

61, Paragraphs 14 and 25 the PPTS impiicitly accept that traveller sites may be located in rural
areas when this will lessen opportunities for sustainable travel, The accessibilty criteria set out for
traveller sites in paragraph 13 oft he PPTS do not include distance from or means of
transport to shops and services, but do refer to considerations which are unique to traveller site
applications: for example, the provision of a settied base can reduce the need for long distance
travelling and that traditional lifestyles, whereby some travellers live and work from the same
focation, can omit travel to work jourmeys and contribute to sustainability.

62. In general terms, the criteria set out in the PPTS apply to the appellant and his family. It is,
however, stil necessary (o consider the site-specific factors and how they relate to the personal
circumstances of the appelant and his family. in that context, whilst there a convenlence slore
located a short distance from the appeal site, much of Kiln Lane is unmade and lacks stree!
tighting. There would therefore be occasions when accessing that facifity on foot would be difficult
and/or an unattractive proposition. The school attended by Mr McDonagh's children is some
distance away, as is the church that the family regularly attend. Attendance at both requires the
use of a car, Other facilifies are within 1 kifomefre but equally require the use of a car, albeit the
journey is relatively shorl.

63. Consequently, whilst the sile is in a sustainable jocation, occupation of its does require use of a
car for some if not most of day-to-day activities. Accordingly, the sustainabile location of the appeal
site is qualified and for that reason only attracts modearate weight in support of the development.

The Inspector sets out and ‘qualifies’ the approach taken to fully asses the basis of sustainable
within the context of the PPTS, Para 13.

APP/X0415/Cr20/3255353 Lodge Lane, Little Chalfont, Buckinghamshire

Access to shops and services

35, The appellants cite the proximity of the site to Littie Chalfont and Chorleywood which in their
view results in the site being in a reasonably sustainable focation. Whils! they have not referred [0
the nature of the shops and services the Council has done so.

36, Policy CS4 of the Core Stralegy seeks lo ensure that new development has regavd (o
sustainable development principles including being in focations which are easiy accessitble by
public transport, walking and cycling. Access to Littie Chalfont and Chorleywood by foot or cycie
would be via, at least in part, unlit roads with no pavements, which would not make thase forms of
transport attractive particulary for less mabile people and young children. There is no

evidence before me of the accessibility of bus services serving the site and surrounding villages. It
follows that new development in this location does not accord with Policy CS4.

37. The appellants refer to an appeal decision relating fo a site in Little Hadham (Appeal Ref. APP/
J1915/W/19/3234671) (the Little Hadham appeal). They reflect on the inspector's conclusions in
that case which they have taken to be that the same sustainability criteria that is applied to the
seftied population should not be applied to gypsies and travellers. | concur with that approach
given that the more general aim in the PPTS is the provision of suifable accommodation from
which travellers can access education, welfare and employment infrastructure.
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38, The Inspector in the Little Hadham case also referred (o relevant naticnal policy in the form of
the National Planning Policy Framework, which aithough now replacad by the revised Framawork
sl sets out that the opportunities to maximise sustainable transport will vary between urban and
rural areas.

39. The Couricil argues that the distances to shops and services were shorter In the Little Hadham
appeal. However, on the basis of the evidence before me access to such facilities by the residents
of the appeal site would involve trips of a short duration. Such trips would be compsarable to those
undertaken by the settled poputation in a rural area and would render the site a suitable location
from which travellers could access necessary facilities.

40, | conclude that the site is nol in a location that is easily accessible by public transport, walking
and cychng and hence the development fails to comply with & principle identified by Policy CS4.
However, taking account of the PPTS and the Framework, which are both material considerations,
1 do not find that the limitations on the accessibility of shops and servicas in this case render the
site unsuitable as a gypsy and Iraveller site.

For the purposes of completeness, the full report in the referanced appeal (Appeal Ref. APP/ J1815/W!
18/3234671) (the Little Hadham appeal), is also submitted.

The report deals with sustzainable location on page 3, Para 12 through 22.

It clearly sets out the dfferent approach to sustainable locations afforded to Gypsy and Traveller
iifestyles and the offset benefits 10 providing a seltled base,

The application site is located in the countryside beyond the settlement boundary, however it is
closely related to the existing pattern of residential development.

The Government set out in Section 14 of the PPTS that sites in countryside loctions are
acceptable but that they should not over dominate the nearest settied community.

Policy C: Sites in rural areas and the countryside

14, When assessing the suitability of sites in rural or semi-rural settings, local planning
authorities should ensure that the scale of such sites does not dominate the
nearest settled community

Section 26 directs that restrictions to new sites which are isolated or away from existing
settimenets should be applied, but in this instance, the application site is not isolated or away
from the existing settiement.

26.Local planning authorities should very strictly limit new traveller site development
in open countryside that is away from existing settlements or outside areas
allocated in the development plan®. Local planning authonties should ensure that
sites in rural areas respect the scale of, and do not dominate, the nearest settled
community, and avoid placing an undue pressure on the local infrastructure.
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110. The planning system should actively manage patterns of growth in support of these
objectives. Significant development should be focused on locations which are or can
be made sustainable, through limiting the need to travel and offering a genuine
choice of transport modes. This can help to reduce congestion and emissions, and
improve air quality and public health. However, opportunities to maximise
sustainable transport solutions will vary between urban and rural areas, and this
should be taken into account in both plan-making and decision-making.

Holistic Approach

Para 110 of the National Planning Policy Framework sets out that the approach to assessing
levels of access to sustainable transport options should recognise the differences that exists
between rural and urban areas.

The application site is considered to qualify as a rural locality.

It is worthy to note that when it comes to sustainability, and access to shops and services, there

are
no firm assessments involving distances, where | supply distances, it is only as a guide to assist
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Walking/Cycle Provision

The prepesal Introduces a pedestrian gate further south of the site than the vehicular access, on
the Eastern boundary, which will connect the site occupant directly to the designated pedestrian
footpath on Great Lea.

The speead limit (signed) of 40mph, the generous road width and geometry of the road allows for
siower traffic and greater meotorist awareness when approaching this padestrian cressing point as
well as the vehicular access.

Diffarent views from the proposed pedestrian access, and their associated provisions are shown
below. It ia clear that the road facilities are in good condition and the proposed access peoint will
provide safe, refiable travel for those using the route by foot and/or bicycle, as well as car from the
access north of this point.

Leoking Narth from the proposed pedestrian gate

Visibility is great and any cars approaching form the north would be forced to slow as they
appreach the bend around 50-55m away.

rogh vereder ol propeees)
PR ZOUTIAR gats

Leoking South from the proposed pedestrian gate

Visibility is great and any cars approaching form the South would be forced to slow as thay
approach the bend found arcund 30m away at the vehlcular access, The straight nature allows for
greater motorist awareness, as well as pedeatrians awarenass too.

the Council. The approach taken is a balanced planning judgement applying the holistic approach
and recognition that levels of provision will differ between urban and rural areas.
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As can be seen in the extract below, the foolpath provision surrounding the site is great and
allows the site occupant to reach the Mereoak Park and Ride Bus Service entirely by foot or cycle
via designated pathways and street lighting. There Is also cycle storage to allow for enward travel.

.
f-

| artley Court’Allotments

THE
SITE

- || Footpath available
 § Footpath not available | : -
Lorys Alehar': @ .
5

Y-

I/ \ o
7~
Bus Service with 5 »"\
park and ride F‘.‘Iereoakii‘:’arg_‘rcig}%de
% A / 4
¥ A +
ey /i

strant hghting
clear

pedestrian and
cyciist signage
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Convenience store

The nearest convenience store to the site is Bargain Booze, found on: Basingstoke Rd, Three Mile
Cross, Reading RG7 1AT, It is 1.2 miles away; a 3 minute drive/27 minute walk/7 minute cycle/
15 minute public transport :
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00009

e e

This shog offers all daily essentials required - including groceries and all day to day essentiais. It
is open 12.5 hours a day, 7 days a week; this ensures that access to essentials and household
lop-ups, are avallable at any convenient hour of the day, giving the site occupant great reliability
for goods and service purchase.

It is also home to courier/postal services by Royal Mail enabling goods delivery services, mail/
parcel collection point and banking services. This enables the site user to have access to a widely
accepted hub for mail and deliveries,

Alternative convenience Stores:

Directly opposite is BP petrol station which is home to Budgens groceries store as well,
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Supermarkets

The nearest supermarket to the site is ALDI found on:4 Gateway Retall Park Unit 8, Reading RG2
DGG, It Is 2,0 miles away; a 7 minute drive/43mins walk/8 mins cycle/20 minute public transport;
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This shop offers all household essentials - offering a broad range of food and non-food goods for
main weekly shopping needs.

The supermarket is open 14 hours dally (Bam - 10pm Mondays - Saturdays ,Sundays 10am -
4pm) offering availability to goods at any reasonable time.

This supermarket is also accessible via bus route 800 | and takes around 20 minutes. The service
runs every 20 mins, and will provide the Site Occupier with a regular, reliable travel option to the
Supermarket,

Alternative Superstore for wider goods :

L ) ; ! ]
Costco Reading, 100 S Oak Way, Reading 23 miles 8 mins 48 mins 11 mins
RG2 6UE
yoRreY's v

e
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Home Delivery Service

Home delivery service avallable from Ocado
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This section clearly recognises the importance in providing access to medical care and regular
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Petrol Stations

The nearest petrol station to the site is BP Garage, Basingstoke Rd, Three Mile Cross, Reading
RGT 1BA. Itis 1.2 miles away; a 3 minute drive/27 minute walk/7 minute cycle:

The petrol station Is open 7 days a week (Monday - Saturday Bam - 11pm, Sunday 630am -
10.30 pm); offering its services such as cash point and in post parcel collection and drop off at

most hours of the day,

Alternative petrol station

a9 R8 1 B *x
g S Tew P
L ) -7-~.'

P ) e e ety e

L

access to education, | shall set out evidence that clearly shows a pattern between a reduced
education standard and the high proportion of uk prisoners being from the G&T community,
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Postal Services

The nearest post box 1o the site, Is found outside of Mereoak Mobil home Park; it is 0.5 miles 1
minute drive, 10 minutes walk or 2 mins cycle route,
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The nearest Post Office to the site, which s staffed and offering wider postal and banking
services and products, is : Three Mile Cross Post Office, Reading RG7 1AT is 1.1 miles away. it is
a 3 minute drive/24 minute walk/7minute cycle

This Is located within Bargain Beoze, and opposite the petrol station identified, so would allow the
site occupant to travel for multiple purposes, ultimately reducing the need for multiple trips and as
a result they would be reducing their carben footprint,

together with national costs associated with illegal encampments and most recently the tensions
between the settled community and the traveller community from illegal encampments, where the
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Pharmacy

The nearest pharmacy to the site, s Whitely Wood Pharmacy, found at 534 Northumberiand Ave,
Reading RG2 8NY. It is 2.6 miles away, being a 7 minute drive/8 minute cycle/35 minutes by
public transport/49 minute walk,
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The Pharmacy offers traditional pharmacy products, and allows customers to pick up
prescriptions and purchase medical goods you'd expect from a traditional pharmacy, whilst also
offering various advice services you would find within a Health clinic. It is open Monday to
Saturday, between the hours of 9am-Bpm, giving great reliability for health and medical goeds.,

Doctors/Hospital

The nearest surgery to the site, is South Reading Surgery 257 Whitley Wood Rd, Reading RG2
8LE. It is 2.2 miles away, being a 6 minute drive/42 minute walk/8 minute cycle/,

The Surgery offers various services, and is run by the NHS. Below displays the website and
confirmation that the the Site occupants would lie within the catchment area :

R e T o
L L L T
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How to reglister with this
GP surgery

You live in this GP surgerys
Catcment ana

L e e
e

G&T feel they have no alternative but to move onto land without permission because of the lack of
available sites.
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The nearest hospital, with A&E services is Royal Berkshire Hospital, 21 Craven Rd, Reading RG1
58D. This Is typically, according to Google Maps, 4.8 miles away/18 minute drive from the site/
32mins via public transpart/22 mins cycle.
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Accident and emergency (A&E) services
near RG7 1NP

Accigent and emergency ks tor severe problems like broken banes,
deep wounds and anything else that & threatening your iife. if this is
rat what you need use NS 111

© Filter v opening times ) applisd)

Your dasest services are listed first

Within 5 miles

Royal Berkshire Hospital

Opan for people of all ages
Opening times
Opan 24 hours
Craven Rood, Reading. Heckshire, RG1 SAN

Phone: (L5 322 5111
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Schooling/Education

Type of Amenity

Nurseary

Primary School
Pnimary schoot
Secondary School
Secondary School

Destination

3 MX Childcare
Spencers YWood
Lambs Lane
Qak Bank School

John Madejski

Distance

from site

1.4 miles
2.2 miles
2.2 miles
1.7 miles

2.6 miles

Drive Time Walk Time

5 mins
& mins
5 mins
5 mins

7 mins

8 ming

42 mins
50 mins
37 mins

56 mins

A comprehensive selection of educational facilities are available for future child occupants of the
site, all conveniently located in close proximity.

Public Transport

The nearest bus stop to the site Is found 0.5 miles away. The stop Is located close to the junction
of Great Lea Mereoak Lane, and this is a park and ride service, though of course can be used by
anyone who wishes to do so as a regular bus service, This would be a 1 minute drive/a 6 minute
walk/2 mins cycle, There is footpath provision for the entire route to this stop, as well as street

lighting.
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Bus Service 600 operates here, amongst other services such as National Express, 82, 300,
Flixbus - with a direct bus service to Reading town centre.

The service runs at a high frequency of every 15 minutes

This provides easy access to public transport and supports sustainable travel by reducing reliance
on private vehicles and associated carbon emissions.

Reading |5 a highly suitable location for sustainable development due to Its strong education

provision and diverse employment opportunities. The Route only take approximately 30 mins
below is break down with the details .

Timetables and Details of the Route 600 are displayed below
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I will also provide a selection of appeal decision which show the rather more hollistic approach
taken by Inspectors when judging alternative transport options, access and distances to services.

Design Consideration - Pedestrian Access

The application proposal includes a pedestrian access from the site as shown on the proposed
block plan, this links the site directly to the footpaths on the opposite side of the road.
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TVSP Riseley | Spencers Wood | Central Reading
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Central Reading | Spencers Wood | Riseley | TVSP Mereoak park:ride | 600’
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Screenshot of route from site to Reading Centre via Route 600, which takes approx 19mins:
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The closast and most convenient train station to the site s Reading Train Station, which can be
reached via the Merecak Park and Ride in just 34 minutes:
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Details of the train to London, from Reading is shown below, and these services run
approximately every 25 mins as a direct connection to Central London,
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Reading is sarved by multiple train natworks;

Q Trains
*6 Elizabeth line

& South Wester...
South Western Railway

A map of the Rail network is shown below
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East rail services
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Summary

In applying the site specifics to the holistic approach for the type of development in the rural
location, it is clearly evidenced that the site is sustainable and provides strong and realistic
alternatives modes of sustainable travel.

These include walking and cycling to nearby onward public transport connections as well as local
shops and services, and nearby short car journeys, which will align with the policy aims of
reducing the need for long distance travelling, a benefit derived from having a settled base.

| shall now set out a brief overview of just some of the benefits derived from that settled base.



Settled Base Benefits

There are benefits to the Local Communities and the Nation as a whole in providing travellers and
Gypsys with a permanent settied base, that should be fully considered in any planning balancing

exercise.

Public Interest

There is a real benefit to the public interest in bringing forward permanent and settled sites for
travellers in the UK, where there is a significant shortage of sites.

The recent ruling in the in the High Court 14 May 2024, in relation to the Police Act 2022, a case
brought by Wendy Smith and others, the Judge ruled that parts of the Act, were discriminatory
and in breach of the European Convention of Human Rights.

The ongoing shortage of transit site provision and overall pitch provision both locally and
nationally combined with the persistent hostile approach to gypsys and travellers, has ensured
that Gypsy and Travellers are often left with little choice when it comes to securing homes for

themselves.

Such as;

Raising education standards for
children, with a low level of reading
and writing being a common factor in
criminal sentencing and those persons
in prison, The effects of keeping
people out of a life of crime and in
paid employment are substantial.

It is reported by the Ministry of Justice
that 57% of adults in prison in the UK
have a reading level below that of an

average 11 year old, with a yearly cost
of £45,000 to house a single prisoner.

Access to regular mainstream
education must be priority for the
nation and it is widely reported that
those Travellers with a settied base will
ensure attendance to school for all
children typically to the age of 12 and
in an increasing number of cases

beyond.
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Prisoners of Gypsy, Romany of Traveller backrounds are stgnaficantly ¢

ver

represented in jatls m England and Wales, inspectors have found

One in 20 mmales - o0 5 1okd Her Majesty's lmpecionate of Prsons (1IMIP)
that they considernd themselves to be Gy psy, Ramany or Traveller in 20021},

compared with 4% the previoas ywar

Based on the most recent prison population figures from the Ministry of
hestice, 5% would eguate Lo just over 4,200 nmmates and s ssroular to the total

pumber of women in prisons

The proportion is even higher in secare training centres (STCs), which hold
young people between 12 and 18 years old, with 12% considenng themselves

Gypsy, Romatyy of Traveller. In Medway STC in Kent, this Agure was 2%
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It is imperative and clearly in the public interest to enable regular access to education and a stable
home life to traveiler children o raise the average reading and literacy skills in order to provide
better prospects and alternative life choices to better equipmant minorities from the community to
take different pathways and reduce the chances of ending up in the prison system and all the

costs associated with this
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A reduction in illegal encampments or encampments which result in significant infrastructure
costs, in matters such as security, policing and clean up bills, the cost of which is all met with tax
payer funds.

In October 2018 the Daily Echo Newspaper, the South Coasts local paper raported that lllegal
encampments has costs the taxpayer in just 3 years, over £2000000.00 in clean up costs.

There is clearly an overriding public interest in securing lawful plots and pitches in which to
provide settled bases to the travellers so they do not turn to an llegal roadside existence,

Daily Echo Cleareng up st traveliors cost (2m new figuros rovesl

Ve o ‘ @ 1S Comments

CLEANING wp Wavelier Camgn CosD tapayer £2m - But i1 o hirting South
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Iy net pat the taapeye payng deenwp it for rewelen’ camgs, e CLA Get v ‘vil"("l,'
has warned - Larmers and BNdowners &2 Deng N hard in T POcket 100

with the news

X (ames 5 BOC wweehigatitin Ram diacavered ot K Ray coat the putsse

purse shnost £2 selbon in i than three paars i the Saat,. The DEC sid the Send your news & photos

b accourm Tor more than 1800 Begs! encampments (het Nave been
repaned snce 2005

Weifare and Health

The abdlity to provide an accessible and permanent postal address enables family members to
access the medical services available to citizens of the United Kingdom and for all members of the
family, including those more vulnerable or unable to make their own decisions, such as the Child,
10 not penalised by the cholce of their parents.

In addition, families are able 10 access other Government financial benefits they maybe entitied to,
which in turns raises the standards of care and lifestyle of the resident dependants.
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Updated November 2023

Briefing: Economic and financial
exclusion experienced by

Gypsies and Travellers in
England

Frienda, Pamilles & Travellors

Briefing: Economic and financial exclusion
experienced by Gypsies and Travellers in England,
April 2023

Complled by Abdve Kirkby, Bile Doling, John Hervy Philips, Victona Gimore

Koy facts

« It estimaled there are 300,000 Gypses and Travellers n the UK

« 53% of Gypsies and Travellens who responded 10 the 205 1 Canays wene
econamically inactive® !

« Of 3020 Cerss mspondants who ideniified as Gypsies and Travalors, 41%
were empioyed, including 15% i self-employment.

« Gypsies, Roma and Travelers have the Dywas! sdusationy attanment, of af
key steges up 10 and Including KS4. out of any ethnic groups in he UK

«  The lile expectancy of Gypsies and Travelers is 10-25 voary shuries than the
enoral popuiation

« The 2027 Cermun reported Gypales and Traveliers 1o be the ethnic groups
which provided the highes: lavels of unpaid camne of 50 hours or more

« Gypsies and Traveliens have the highest level of disability out of &l ehnic
groups at 107, doubie that of the overal population

«  The Natune Sammeler of Pressdios and Decrimnetion found Gypsies and
Travellers 1o be the sthric groups that people hold the highest level of
prejudion towards, compansd with ofher protecied characiarisiic groups

It is clear that changes are needed, if we are to make longterm changes to both the quality and
standard of living for Gypsies and Travellers combined with ensuring that in doing so, there is a
cohesion with members of the settied community.

To remove prejudice and racism will take time and change from Gypsies and Travellers as well as
those members who hold the feelings towards this sector of society,

In providing access to education, job opportunities, balanced medical and financia! assistance, |
consider that these will underpin the pathway to ensuring that overtime significant benefits are
delivered to all parts of society.

The sustainable benefits delivered by providing a settled base are wide and vast, to both
the applicants but aiso to the settlied community.

It is considered that the application site is a sustainable location when all of the relevant
measurable metrics and legisiation is considered.
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Recent Newspaper Headlines

In recent months we have seen more and more Gypsy and Traveller families having to take the
drastic axction of moving onto land without fiurst having secured planning permission. These
steps are not taken lightly and are often as a result of previous frutrations and percieved
preducice experienced. This can result in significant legal and court costs as well as immense

unrest between different sectors of the communities.

It is imperative that a greater number of consents are given to ensure that all persons identified

housing needs are being met.
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The language and phrasing often associated with sensational media reporting of Gypsy and
Traveller applications or where sites have been partially or fully developed prior o obtaining
planning consent is often borderline racist.

RACISM WATHOUT CONIEQUENCE HOW THE UK MLIDIA
AND IRSTITUTIONS CONTINUG TO DEMONEGL CrPLns
AND TRAVELLERS

Media Bias and Double Standards

It is evidently clear, that a chronic and very real shortage of pitches and sites to accommodate
Gypsies and Travellers is causing real tensions and issues for all sectors of society, this often
failure of policy and statutory requirement to supply sites must be addressad to meet everyones
needs and 1o ensure harmony between settled and travelling communities.
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Vicious Cycle - Document Submission Ref: PD27

A number of Government studies have been undertaken over the years to try and understand the

implications to all sectors of society from a lack of gypsy and traveller site provisions and how
they affect each sector.

A study by the Equalities Commission sets out the affects to Gypsies and Travellers from a lack of
a 5 year supply of sites and the adverse negative views formed within the settled community
toward G&T from such matters as roadside living and Intentional Unauthorised Development,
which run counter to the Governments aim of a peaceful coexistence.

A vicious circle

Honme



Access Safety

Before proceeding to look at the sites existing vehicle access and the proposed pedestrian
access, | have looked at the Highways functionality in and around the site to see how if there are
any recorded crash or incidents.

As can be seen from the inserted image below, there are no recorded crashes or incidents in the
vicinity of the sites existing entrance.

The only recorded accident on Great Lea, is further north on the sharp bend, this accident is
recorded as a single vehicle driver error.

crashmap.co.uk
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Visibility Splay Drawing - Document Submission Ref: PD4

Page 57 of 81



Pedestrian Access

It is proposed to add a pedestrian gate within the sites boundary to ensure that site occupants
have the option to safely exit the site to a verge of the highway that allows them to cross to the
opposite side of the road that provides a footpath link to the bus services.

A plan showing the proposed access is submitted, Document Submission Ref: PD3

Page 30 & 31 of this statement shows the connectivity between the site and the park and ride,
which also has cycle store provision, allowing persons to hop on the bus into Reading Town.

The application also includes the safe storage and charging capabilities for Ebikes, the drawings
showing the details are Document Submission Ref: PD7 & PD8.
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Conclusion

The site provides safe and suitable realistic opportunities
for the site occupants to access alternative modes of
sustainable travel within a short distance.

The site is highly sustainable when a realistic and practical
approach considering the rural nature of the site is applied,
following the Holistic approach that is adopted by
Inspectors in appeals, as we have evidenced.
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Character and Appearance

Wokingham Borough Council Landscape Character Assessment - Area I3
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Charactar Area 13; Grazaley Farmed Oay Lamland
SUMMARY

A flat agricultural landscape of predominantly large arable fields with occasional sheep
grazing. The area is drained by numerous streams and ditches including the tranquil course of
tha Foudry Brook, overhung by mature trees. A highly rursl, even remate, landscapa
characterised by low density dispersed settloment, connected by sunken lanes with hedge
banks. The north of the area is disturbad by modern development on the adge of Reading and
the M4,

The Grapetey Farmed Clay Lowisad character ares bes in the far west of the bocough and forms part of
the widss fandscape of the Thames Basin, Tha southarn and wastem boundanies ary markad by the
borough boundnary, although the charncter extends into West Berkshire. The eastern boundary is definad
by & change in topcgraphy where the promicert clay ridge of 13: Spencers Wood Settled and Farmed Clsy
weparates thix arna from the Leddon Valley, The A33 runs alang the fect of s ridge and is used as a
pragmatic bewrvdary. The northem boundary is alzo markad by the borough bewncacy and the bullt up
aren of Reading,
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Craractes Area 13: Grazeley Farmed Cly Lomkane
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Visual

Perceptual Landscape

13.16 The A33 dual carriageway runs slong the eastern boundary of the area and the M4 crosses east
to west with a major road junction located just beyond Wokingham's administrative boundary
Introducing nolse and movement Inte the character area, There are glimpsed views of the
Reading urban fringe, including the Green Park business park and wind turbine on the northern
fringe of the area,

13.17 Away from these major transport corridors the area retains a rural and enclosed character, with
views contained by hedgerows and mature standard oaks along the rural lanes. The area is
tranquil with dark night skies, Desplte busy transport cortidors, there Is little accessibility into and
within the area, leading to a sense of remotenass.

Valuable Landscape Attributes

+«  Rural character of the working agricultural landscape with its mix of large arable fields and
smaller areas of pasture bound by thorm hedges and banks with characteristic hedgerow caks.

+ Hidden wetland character of the network of dralnage ditches, ponds and small
streams, including the Foudry Brook adds visual diversity and impartant ecological habitats,

. Remnant historic field patterns, both In the south of the area (19th century regular
enclosure) and to the east of Three Mile Cross (ancient field system defined by hedgerows and
hedgerow caks),

*»  Scattered settlement pattern of farm and rural hamlets. Time-depth Is provided by the Grade
11 listed farm bulldings.

+« The Second World War GHQ Stop Line which follows the course of the Foudry Brook.

+* Winding sunken lanes enclosed by hedgerows with mature hedgerow trees and historic
grassy verges provide a sense of enclosure and scenic quality,

+ Strongly rural and remote landscape character due to scarcity of settlement and relative
Inaccessiblity which results In a sense of tranquility and dark night skles,

Landscape Condition

The distinctive flat landform, mixed working farmland with neatly clipped hedges and rural settlement
pattern linked by winding rural lanes are in @ good condition.

The presence of major transport corridors on the periphery of the area disturbs the rural and tranquil
character of the landscape, The proximity of Reading and the development of the South of the M4 SDL
have introduced adjoining marginal land uses. The rural roads are increasingly busy, and informal
passing points have been created eroding roadside verges. The remnant wayside commons and wetiand
and woodland habitats would benefit from enhanced management.
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Key Issues

The Site

Effects on tree health or species composition of woodiand and wet woodland as a consequence of
pathogens and climate change. Climate change is also likely to result in increased seasonal
variation in river flows.

Hedgerow loss and soll erosion assoclated with the expansion of fields and intensification of
agriculture.

Past use of fertllisers and pesticides resulted in 2 poliuted run-off affecting water quality and
blodiversity, although in more recent years there has been an improvement in water quality.

Presence of marginal agricultural land, which is of poor visual character, being kept in “hope’
value, particularly around settlement edges and on the urban fringe.

Pressure for horse/pony paddocks, particularly at settlement edges leading to 2 decrease in rural
Intactness.

Drainage operations have rasulted in loss of wetland habitats, This threat continues as a result of
drainage schemes associsted with new building works and agriculture,

Lack of the recruitment of young trees (through natural regeneration or planting) required to
rebalance the age structure of parkland and hedgerow trees is an on-going threat to the
character of the landscape.

Pressure for expansion, infill and densification within existing settlements, including expansion of
Three Mile Cross into the area as part of the South of the M4 SDL impacting the rural character
of the area. There may also be pressure from planned strategic scale development in the area
south of the M4 and west of the A33, in the area around Grazeley.

Pressure for new Industrial developments, sewage treatment works and commercial premises,
particularly associated with the major transport corridors and Reading fringes.

Demand for large-scale agricultural buildings leading to visual Intrusion of these elements.

Increasing transport pressures on rural roads as a result of traffic taking diversions to avoid
delays in the urban areas leading to loss of tranquillity, erosion of road verges and incressed
levels of air pollution in rural areas, Demands for upgrading the winding network of rural lanes
with new signage, line painting and widening threatens the intimate rural character of the lanes,

There is continuing pressure for new roads or additional lsnes on existing roads, particularly due
to the proximity to Reading, leading to further visual intrusion of transport carridors and
fragmentation of the landscape.

This character area contains a reservolr of "dark skies' to the south of the area. Light poliution,
particularly along transport corridors and on settlement edges Is a key Issue affecting the night
landscape.

Dedline ar decay of the historic and archaeological features of the GHQ Stop Line.

The application site retains the strong roadside hedging (with the exception of the proposed

pedestrian access) and is introducing clipped inner boundary hedging. It is not seen as part of the

wider farmed and open agricultural fields, it is very much visual read as part of the space existing

residential development in this area.

There will be significant planting introduced to the site as a result of the application proposal.
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Landscape Strategy

To malntain the landscape character of the Grazeley Farmed Clay Lowiand the following strategy Is
required; to conserve and enhance the strong rural character of the open agricultural landscape with its
dispersed settiement pattern of historic farmsteads and hamiets linked by winding lanes.

The key aspects to be enhanced and actively managed are the pattern of hedgerows, ancient or mature
oaks, wayside commons and rural lanes. The GH( Stop Line Is also a key attribute to be conserved and
enhanced, There is an opportunity for woodland planting to integrate the motorway, husy A roads and
urban lringes of Reading and Shinfieid,

In terms of development, the aim is conserve the rural setting and gaps between settlements and
malintain the Integrity of settlement identity.

Landscape Guidelines

. Conserve the open and rural qualities of the farmed landscape. Manage and enhance the
wildlife interest of agricultural fields by encouraging the creation of uncultivated field margins
and other wildlife-frlendly farming metheds around Intensively farmed arable flelds.

. Conserve, enhance and manage hedgerows with standard trees as impoctant wildlite
habitats and landscape features, as well as the links they provide across the landscape and
between areas of woodiand. Reinstate or repair hedgerows with native species where there are
opportunities to do so. Plan for the next generation of hedgerow trees with & programme of tree
planting.

PRI Vet Almas -

@'MCO' Comat Nhsrerw
-

Retained
Open
Speace
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The site is not visible looking back across the fields from Hartley Court Road

There are no Public Footpaths or Rights of Way which are provided with any inward views of the
site or which are negatively affected by the proposed development. All views of the site are
restrained to the road which directly passes the front of the site and predominately to the entrance
way and the proposed pedestrian access.
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Existing Caravan Site

The Mereoak caravan park is located in the nearby vicinity.

The caravan site is located 220meters from the
application site

The M4 Motorway is 314 meters from the
application site

The park and ride is located 447mtrs from the
application site
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Planning Policy for Traveller Sites (PPTS)

Section 27 of the PPTS sets out guidance in relation to landscaping;

27 .When considering applications, local planning authonties should attach weight to
the following matters:

a) effective use of previously developed (brownfield), untidy or derelict land,

b) sites being well planned or soft landscaped in such a way as to positively
enhance the environment and increase its openness,;

c) promoting opportunities for healthy lifestyles, such as ensuring adequate
landscaping and play areas for children; and

d) not enclosing a site with so much hard landscaping, high walls or fences,
that the impression may be given that the site and its occupants are
deliberately isolated from the rest of the community.

The site is untidy land between existing residential dwellings with rear boundary treatments which
contain the sites visual attributes to the pattern of existing residential development but it does
introduce an area of open space via the sites entrance way.

This entrance way is to be retained and so the introduction of the static home will site alongside
the neighbouring house as a pattern of development.

By introducing a new narrow width pedestrian only access, the applicants will increase inward
views into the retained area of the site which will remain as grazing land.

The site is accompanied by a indicative landscaping plan but the applicants will accept a prior to
commencement enhanced landscaping planning condition, covering both soft and hard
landscaping.

Section 28 of the PPTS is relevant to the proposal following the finding that the LPA are unable to
demonstrate and up to date 5 year supply of deliverable sites.

The site proposal accords with the aims of the PPTs and does not conflict with the pattern of
development or the Landscape and Character assessment aims.

Further enhancements can be secured by planning condition in relation to the external finishes
and treatments of the structures together with any lighting and boundary treatments.
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A typical example of an enhanced landscaping plan following the imposition of a landscaping
condition

External Finishes

The following 2 CGl images show how static homes can be finished which softens the external
appearance and assists them to blend within the surroundings.

By way of an example, static caravans can be finished in numerous forms and ways, as they are
defined as caravans by only a narrow set of criteria in legislation, | offer some examples of
different caravans that meet the definition on the coming pages.
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All of the provided images are of structures which are static caravans and meet the definition as

set out within the act, finished in varying styles and finishes of high quality which can significantly
assist a property with assimilation into the existing street scene.
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Neighbouring Property

Nip

This property is located a few doors long the street from the application site and is a single low
level form, next to a traditional Victorian cottage.
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Directly opposite the site are a series of matching traditional style cottages in red brick.

Page 72 of 81



Summary

There are a number of significant variations to the existing built form in and around the immediate
area of the application site, with an overriding theme of traditional building materials and finishes.

There is a significant caravan site nearby that is visually open and inward sites are available.

The modern office blocks of the industrial area of Reading on the opposite side of the M4 are
visible in the local context.

The introduction of a contained form of development within a small section of the site retains a
significant open form in the pattern of development which aligns with the how the area is
presently experienced.

With the use of appropriate planning conditions to secure high quality landscaping and finishes,
the site is capable of delivering a physical and visual sympathetic development to meet the needs
of the applicant family.

Traditional red brick finishes with painted
windows taking their design queues from
the existing street scene.

The brick finish colour can be changed to match varying street scenes

Culturally Appropriate Accommodation

If we are designing a structure to look like a conventional house, why not just build a conventional
bricks and mortar house?

The Annexe 1 Definition recognises that the nomadic lifestyle is highly aligned with a tradition of
living in caravans, this engrains certain habits and familiarity over many years that brings a
comfort and identity. Many Gypsy and Traveller families have explained they suffer depression
and other medical issues from living in traditional housing stock.
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Architectural Features

Even hipped roof details are achievable in caravans as can be seen in the image below which
follows the design pattern of the neighbouring bungalow.

This roof height would comply with the caravan definition within the Act. There is no reason at all
to accept that a static caravan is going to have a negative impact to an area and it is perfectly
acceptable to require a caravan to reach an acceptable standard of external finish to achieve

good design in sensitive areas.

|
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Caravan Definition

13 Twie-unit carsvans.
(1) Astructure cesgned of adaptac far human habitation which-—

(a) = composed of not more than two sections separately consiructed and designed to be sssambled on a site by
means of boks, clamps or other devices; and

) 5 when assembled, physically capable of being maved by raad from one placs 1o another (whether by bang
towed, or by baing transported on a mofor vahicle or traler),

shall not be lrestad s not being (or 88 nol having been) a caravan within the meaning of Part | of ihe M1 Caravan Sites
and Comtrol of Development Act 1950 by reason onfy that It cannat lawtuly be 50 moved on a [T highway] [F¥ road])
whan assembiad

12) For the purposes of Part | ol the Caravan S#es and Control of Dewvedopment Act 1960, the expression “céravan” shal
not includa 8 syucturg designed or adapled for human nabdalion which alls within paragraphs (§) and (b) of he
foragoing subsaction If i gimansions whan assambiad axcasd any of tha folowing Emis, namely—

(3) dangth (exchusive of ary drambar) [F2654616] et L[F320] metres),;
) wiom: [F422 300] teet {[F56.6] metres).

(c) averall height of living accommodation (measwred mamally from the foar at the lowast level to the cellng at
the highest leved); [FGIC.OOB] feel [F73.05] metres).

Conclusion

The change in use of part of the site to a caravan site introduces a degree of residential adverse
impact through the introduction of a use and associated paraphernalia, but this is judged to be
limited in nature, that can be further mitigated with a high quality development that delivers a
finish that aligns with the local vernacular.

The proposed layout and use of the site follows the existing pattern of development and
neighbouring uses whilst respecting the aims of the PPTS.

I can find no reason to justify a refusal based upon impacts to the character and appearance of
the area being negatively impacted as a result of the proposal.

The use of planning conditions to bring forward the development to meet the needs of the
applicants and to assist with meeting the short fall in the Councils statutory obligations is
acceptable and has significant wider benefits.

28_If a local planning authority cannot demonstrate an up-to-date 5 year supply of
deliverable sites, the provisions in paragraph 11(d) of the National Planning Policy
Framework apply. Local planning authorities should consider how they could
overcome planning objections to particular proposals using planning conditions or
planning obligations including:
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Atomic Weapons Establishment
Radiological Impact Assessment - Document Submission Ref: PD15

The applicants instructed the specialist advice of Mike Thorne Associate Limited, which is run by
Mr Mike Thorne, BSc PhD FInstP FSRP CradP, a leading specialist in nuclear establishments and
the associated risks. The document looks at risks from a potential fall out at AWE.

The 58 page document is submitted in full for the councils consideration and consultee
assessment, with the executive summary commencing on page 3.

MTA/P2095/2023-1:; Issue 1.0

Executive Summary

E.l

E3

E4

m
w

This report supports a planning application for the emplacement of one tamily
Ressdentral Gypsy und Traveller pitch consisting of fwo static caravans and
construction of a dayroom suatable foe use 25 2 shelter m the event of a radiologscal
incident st AWE Burghficld on kand adjacent to Leaficlds House, Great Lea. Three
Mike Cross, Reading, RGT INP, in respect of the Jocation of the apphication site
within the boundary of the Detsiled Emergency Planning Zone - DEPZ for AWE
Burghfield

1015 demonstrated that the ellecnive dose of mdanhon that mught be recerved by a
resadent as a result of the accrdent desenibed m the AWE Burghfiekd consequences
report s about 1.3 mSv (which 15 only shghtly moee than the Tunit on annual
eflective dose to a member of the public from planned exposures @l less than the
2.7 mSv annual effective dose received from natural background radiation), or 8.1
mSy under adverse weather conditions,  Effective doses of this magnitude are
desenbed m the REPPIR gundance as ‘Mmnor® and would not justify disnuptive
mubigation achvites either i the short o the Jonger terme Sheltenng aleae m the
davioom building specifically designed for that purpose. of implemented raprdly
coough, should be sufficient o decresse the effective dose received 1o less than
about 1 mSv i dayume meteorological conditions.  The proposed development
would also be so far froon AWE Burghficld that neither urgent por subsequent
evacuation wounld be required, even for extreme accidenis; and longer-tenm
relocation is extremely unlikely to be pecessary,

Given the distance from the site and s location on the road petwork there shoald
be no adverse impact on the access of emergency services 0 AWE Burghfield,

An important supplementary consideratton is whether the proposed development
would place an additional burden on first responders and carers 1n respect of dealing
with mehenl emergencics and addressing the needs of vulnermable mdividuals
However, m most accubent scenanos, sheltermg would either not be required ot the
focation of the proposed development (although 1t would be mtally advised tor
everyone withun the DEPZ) or would caly be required for a few howss or,
exceptiosally, for up to wwo days, Therelore, even if visits were discouraged during
the sheltering phase, this would be only a short histus. It is noted that the family
occupying the proposed development arce likely to already be resident within the
DEPZ. Theretore, there would be no additionnl persons present wathin the DEPZ
s a result of the proposed development, unless their exssting residence became
oceupied by another famly.

Furthermore, the assessed effective dose rates are so low that visiting (mcluding
multiple visitsy during the perod of sheltering should be acceptable if considered
necessary by those responsible for the OSEP for the well-being of a resident. In this
context, 1t would be mmportant to emphasise to carers and other respoaders that
entry mio areas with low levels of mdiactive contaminalion would not pose a
threat to thear health. Thas 1s a general aspect of therr trimmg and does not have
any specitic implications for the acoeptabiaty of the proposed development.
3
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MTA/P2095/2023-1; Issue 1.0

E6  [fresidents of the proposed development decided to relocate following an accident
ot AWE Burghfiekl, it would be their choiee and would primarnily be to dispel their
own anxiety and not to avert ellective dose

E7  Overall, whilst the locatson of the proposed development wathin the DEPZ of AWE
Burghficld 15 a matenal planning consideration, the low probability of exposure
and the low conseguences of any reasonnbly foreseeable exposure suggest that this
15 i conswderation that shoulkd be miven hitle weight when determmng the overall
planuing balance w respect of the peoposed development.

E&  Furthermore, the application proposal has po matenal impact on the resouroes
required in the event of implementation of the off-site emergency plan for AW
Burghfield: and can therefore be safely accommodated wisder that plan baving
regard o the needs of the emergency services and other parties involved i
mmplementing or responding to that plan. This means that the application propasal
complies with MDD Policy TBO4, Furthermore, it means that mmplementation of
the proposed development would ot have any polentiad o remder the off-sale
emergensy plan madequate. In tum. this maphies that mplementation of the
propased development has no potential to adversely impact operations ot AWE
Aldermnston. This is important, because continued operation of AWE Burghticld
15 an essential mput W mantammg the UK Contimoes A1 Sea Deterrent (CASID)

The applicants professional evidence is that the development proposal does not cause conflict or
introduce adverse connotations for the future viability of the AWE or for the occupiers of the site.

It is worthy to note that the applicants currently live within the immediate vicinity of the application
site in caravans at their parents property, the reason for moving is disclosed with the personal
circumstances document, Document Submission Ref: PD16

Day Room

The day room is designed, including a air lock entry system, so that persons can seek shelter and
refuge during an emergency fall out scenario for the required duration of the standing advice to
remain in place.

The facility contains enough space and storage for provisions for this emergency scenario which
removes pressure from emergency services being required to evacuate residents.

We can guarantee that the occupants will be safe
from the effects of radiation during a reasonably
foreseeable radiation emergency at AWE(A).

As for the day rooms that will be used for the AWE
Shelters the proposed attributes are summarised
as:

e

1. Airtight — to reduce the air exchange with the outside world while a radioactive plume drifts
by.

Reasonably big — they may have to be there for up to 48 hours so it has to be a suitable
size — it doesn’t have to be “comfortable” since it’ll be used less than once in 10,000 years.
Have toilet facilities

Have sufficient potable water for 48 hours (either running water or bottled water)

Have enough food for 48 hours

Have decontamination supplies (Blue wipes, wet wipes, plastic bags and spare clothes)

N

ok w
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Planning Balance

The Council accept that are unable to demonstrate an up to date 5 year supply of deliverable sites
and under Section 28 of the Planning Policy for raveller Sites, this brings in to play 2 important
considerations, the first being the use of planning conditions to bring forward otherwise
unacceptable development and also Para 11 d) of the National Planning Policy Framework (NPPF)
The presumption in favour of sustainable development, commonly referred to as the Titled
Balance, meaning the starting point is favoured to approval, unless there are strong, significant or
demonstrable reasons to prevent doing so.

28.1f a local planning authority cannot demonstrate an up-to-date 5 year supply of
deliverable sites, the provisions in paragraph 11(d) of the National Planning Policy
Framework apply. Local planning authonties should consider how they could
overcome planning objections to particular proposals using planning conditions or
planning obligations including:

The presumption in favour of sustainable development doe snot automatically disapply the
development plan. It sets out within Section 38(6) of the Planning and Compulsory Purchase Act
2004, that decisions and still required to made in accordance with the development plan, unless
material considerations indicate otherwise.

The question which arises to be considered is whether the policy TB10, positively assists with
bringing forward development to meet the shortfall or whether it is operating to restrict delivery
where there is a known and identified shortfall.

Policy TB10: Traveller Sites

1. Planning permission may be granted for new gypsy and traveler pitches or
travelling showpeople plots or extensions 1o existing sies where it can be
demonstrated that.

a) The site is located In the Borough's existing settlements or is adjacent to an
existing settlement either within or adjacent to the Borough

The average house costs within Wokingham Councils area is reported as £486,000.00 significantly
higher than the national average of £270,000.00. This places huge demand and high asking prices
on land that is located within settlement boundaries or directly adjacent to it.

Policy TB10 is in large part in principle acceptable in its wording to assist in bringing forward
development, however a) places a tight and restrictive requirement which goes upon the National
Planning Policy Framework and the Planning Policy for Traveller Sites, which clearly sets out that
development in the Countryside is acceptable, and not just those developments within or
adjacent to settlement boundaries.

Weight
The policy TB10 is considered to be out of date and represent an unacceptable barrier to bringing

forward development to meet the identified needs, as a result we say that no weight be given to
policy TB10.
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Para 11 d)

Significantly

The adverse impacts must be more than minor or moderate and must carry substantial planning
weight.

An ordinary harm or a harm than can be mitigated through planning conditions should not
generally be enough to reach the significantly test.

Demonstrably

The harm being clearly evidenced and capable of being shown objectively, it is not sufficient to
rely upon speculation, vague concerns based on assumptions or unsupported public fears.

Instead there should be clear evidence such as technical reports, consultee advice and other

forms of robust evidence to clearly identify and evidence the harms, being capable of being
demonstrated nor merely asserted.

Conclusion

The presumption in favour of sustainable development, often referred to as the tilted balance
remains engaged and applicable to this development proposal.

There are no strong or demonstrable reasons to disapply the presumption and none that outweigh
the benefits of approving the application.

It is directed that planning consent with conditions, should be granted without delay.

IN FAVOUR
) OF DEVELOPMENT §
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The Final Balance

The council are unable to demonstrate and up to date 5 year supply of pitches, which | apply
substantial weight

The applicants all meet the PPTS definition of Gypsies or Travellers, which attracts significant
weight

The Applicants have a longstanding history of being associated and integrated with the
immediate area, to which | apply moderate weight

The Para 28 of the PPTS is engaged, and the use of planning conditions should be used to
bring forward otherwise previously unacceptable development | apply substantial weight

The lack of a 5 year supply of of sites engages Para 11(d) “tilted balance’ The presumption in
favour of sustainable development, | apply substantial weight

The site is sustainably located, considering the site specific details and the proposed type of
development within the countryside, | apply moderate weight

There are article 8 best interest of the child, | apply substantial weight

No alternative or available sites available, | apply substantial weight

The likely location of new sites within the District being in countryside or National Landscape
locations, and the inevitability for new sites to be located outside of settlement boundaries. |
consider that moderate weight should be afforded to the likely location of new sites, and the
protection against this sites consent would give to those protected areas.

Planning conditions can be effectively used to secure the final details the Council require, |
apply significant weight



Granting the Application

It is submitted that the LPA will consider 3 suitable options should they be minded to grant
planning permission,

Option 1: Permanent Non-Personal Permission — The Council imposes a PPTS restricted Gypsy/
Traveller occupation condition on any grant of planning permission for the development. This
would enable the development to contribute to the supply of the Councils Cultural and PPTS
allocations, and occupied only by Gypsies and Travellers of Nomadic habits.

Option 2: Personal Permission — The Council imposes a condition requiring the cessation of the
use and restoration of the land should the site cease to be occupied by the applicants, and their
resident dependents. This would not enable the site to contribute to supply, but would address
the personal needs of the applicants.

Option 3: Temporary Permission — In light of the personal circumstances of the appellant, and the
absence of any available alternative sites, and the best interests of the children, the Council
imposes a time restrictive condition setting out that the use of the site will cease in 5 years, or
when the site cease to be occupied by the applicants, and their resident dependents, whichever

happens sooner. This would provide much needed time for the applicants to consider alternative
sites, and for the LPA to work towards making additional provision as is required.

We believe in this instance that option 1 is the most appropriate for the submission.

Suggested Planning Conditions

As set out within this document, the Government has made expressly clear their intended
direction of travel with regard to bringing forward all kinds of development, and as set out, Para
28 of the PPTS is clear that development which would otherwise be unacceptable, that can be
made acceptable by planning condition, should be conditioned.

The applicant is prepared to accept conditions on the following matters and happy to consider
any other matter should they arise during the consultation period/process;

Landscaping - Soft and Hard

Mandatory Bio Diversity Net Gain and ecology precautionary working practices and further
surveys prior to any further works being undertaken

External Finishes
Personal Consent and Gypsy/Traveller restriction if necessary
Lighting Details for ecology protection and bat and bird boxes

Drainage and Foul Water Details prior to commencement of any further works



