
Planning Statement 
June 2026


Applicant: 
Mr James and Mr Joshua Frankham


Address: 
Land at Leafields

Great Lea

Pingewood

Three Mile Cross

Wokingham

RG7 1NP


E: 471058 N: 168481


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 


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Withdrawn
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Planning Constraints


Wokingham Borough Council Local Plan Policy 
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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.


I 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. I shall address those in greater detail, but initially the Document 
Submission Ref: PD17 contains relevant documents.
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Waverley Borough Council Judgement Document Ref: PD18 
I submit the full Judgement by the High Court Judge (former Planning Inspector) Karen Ridge Ref: 
QB: 2021-002721


Chapman v United Kingdom Document Ref: PD19 

I 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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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 applied1. 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 plan2, unless material considerations indicate 
otherwise3. 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


c) 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)
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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)


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


57. 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.
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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

Ii. 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;
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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;


c) 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.
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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 

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.


I 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 

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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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  

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.
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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 combination9. 

I 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, I 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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I 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 A1. 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 
A1. 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 I have considered the Lower Caldecote decision1 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, I have given the Inspector’s conclusions in that case limited weight.  
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20. For the above reasons, I 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.  
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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 I supply distances, it is only as a guide to assist 

Page  of 29 81



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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This section clearly recognises the importance in providing access to medical care and regular 
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access to education, I 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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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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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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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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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.


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

Before proceeding to look at the sites existing vehicle access and the proposed pedestrian 
access, I 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.
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Visibility Splay Drawing - Document Submission Ref: PD4 
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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.


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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Visual
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The Site


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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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;


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 CGI 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, I 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.


Page  of 70 81



Neighbouring Property 

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.


Next door is a substantial modern property with traditional elements in the facade.
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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 

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.
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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.
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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:


 

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

by. 

2. 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.

3. Have toilet facilities

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

5. Have enough food for 48 hours

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


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.


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.
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The Final Balance 

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

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

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

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


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


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


g) There are article 8 best interest of the child, I apply substantial weight


h) No alternative or available sites available, I apply substantial weight 

I) 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. I 
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.


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