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COWENTS:
261573 - Shinfield Parish Council objects to Planning Application
261573 for the reasons set out bel ow

1. Devel opnent within the AWE Detail ed Enmergency Pl anni ng Zone
(DEPZ) The application site lies within the Detail ed Energency
Pl anni ng Zone (DEPZ) associated with AWE Burghfi el d.

The Parish Council is concerned that the submitted Design and Access
Statenent nmake no reference whatsoever to this significant planning
constraint and contains no assessnent of the inplications of

i ntroduci ng additional pernmanent commercial devel opment within the
DEPZ.

Whi | st the proposal is for a storage building rather than

resi dential accommpdation, it neverthel ess represents additiona
per manent built devel opnent and a further intensification of
commercial activity with in an area that is subject to energency
pl anni ng control s.

The Parish Council considers that all applications within the DEPZ
shoul d denpnstrate why further devel opnent is appropriate in such a
sensitive location and should clearly address any rel evant energency
pl anni ng considerations. This application fails to do so.

The Local Pl anning Authority should therefore satisfy itself that
the proposal is conpatible with the objectives of devel opnent
control

within the Detail ed Energency Pl anni ng Zone before determining the
application.

2. I nappropriate Comercial Devel opnent within the Countryside

The application site lies within the open countrysi de where
devel opnent should be carefully controlled in order to protect the
rural |andscape and prevent the gradual urbanisation of the area.

The proposed buil di ng neasures approxi mately 24 netres in length, 12
metres in width with a ridge height of approximately 5.7 netres,
representing a substantial permanent conmercial structure.

Al t hough the applicant describes the proposal as a sinple rura
storage building, it represents additional permanent built form and
further consolidation of commercial activity within a countryside

| ocati on.

The Design and Access Statenent places considerable reliance upon
the fact that an existing concrete slab will be reused. However, the
exi stence of a concrete slab is not, initself, a planning
justification for constructing a substantial pernmanent buil ding.



Pl anni ng permi ssion is sought for the erection of a new building,
not sinply for the continued use of existing hardstandi ng.

The visual, environnental and | andscape inpacts of introducing a
permanent building are nmaterially different fromthose associ ated
with an open concrete slab. The proposal therefore reduces the
openness of the site and contributes to the continuing urbanisation
of this rural |ocation

The Parish Council considers that the applicant has failed to
denonstrate why this further commercial devel opnent is justified
wi thin the countryside

3. Surface Water Drainage and Local i sed Fl oodi ng

The Parish Council is aware that this section of Church Lane
experiences regular surface water flooding follow ng periods of
prol onged or heavy rainfall. Standing water frequently accunul ates

on the highway and adjoining land, indicating that the |oca
drainage network is already under pressure.

Al t hough the proposed building is to be constructed on an exi sting
concrete slab, the proposal includes changes to the operationa

| ayout of the site, including revised vehicle manoeuvering
arrangenents.

The application does not include sufficient information to
denonstrate that the developnment will not adversely affect existing
surface water drainage or increase runoff either within the site or
onto the surroundi ng hi ghway.

G ven the known drai nage issues affecting Church Lane, the Parish
Council considers that the Local Planning Authority should require
the applicant to denonstrate, through an appropriate drainage
assessnent, that the proposal will not increase flood risk and,
where possible, wll inprove the nanagenent of surface water on the
site.

4. Inpact on Trees Protected by Tree Preservati on Order 1577/2017

The site is surrounded by mature oak trees protected by Tree
Preservation Order 1577/2017.

The trees directly affected by this proposal are:

- TPO Tree T12 (identified as Tree T1 within the submtted
Arbouricul tural |npact Assessnent);

- TPO Tree T11 (identified as Tree T2 within the Arbouricultura
| npact Assessnent); and

- TPO Tree T10 (identified as Tree T3 within the Arbouricultura
| npact Assessnent).

These protected trees nake a significant contribution to the
character of Church Lane, provide val uabl e screening of the
commercial yard and forman inportant part of the local |andscape.

The applicant's own Arbouricultural I|npact Assessnent confirns that:



- the proposed building lies within the Root Protection Area of TPO
Tree T12 (Survey Tree T1);

- the proposed buil di ng extends beneath the canopies of TPO Trees
T11 and T10 (Survey Trees T2 and T3);

- pruning of protected trees is required before construction can
comence; and

- protective fencing, construction exclusion zones, ground
protection neasures and arbouricultural supervision will all be
requi red throughout construction

Whi | st the applicant concludes that these inpacts can be nitigated,
the Parish Council considers that the proposal is fundanentally
constrai ned by the presence of these protected trees.

The principal concern is not sinply the protection of the trees
during construction, but the long-termrel ati onship between a
per manent commercial building and protected nmature trees.

Experi ence denonstrates that buildings |ocated in such close
proximty to protected trees frequently give rise to future requests
for

addi ti onal pruning, crown reduction or renoval due to shading,
branch conflict, nmaintenance requirenents or operational pressures.
Pl anni ng deci si ons shoul d seek to secure the long-termretention of
protected trees throughout the lifetinme of the devel opnent rather
than nmerely protecting themduring construction

The Parish Council therefore requests that the Borough Council's
Tree Officer carefully considers whether the proposal would create
unacceptabl e | ong-term pressure on trees protected by Tree
Preservation Order 1577/2017.

5. Special Protection Area Linear Mtigation Zone

The application site lies within the Policy CP8 Special Protection
Area Linear Mtigation Zone.

Despite this, the Design and Access Statenent contain no assessnent
of Policy CP8 and nakes no reference to the site's location within
the mtigation zone.

The application therefore fails to denpbnstrate conpliance with the
adopt ed Devel opnent Pl an or explain how any necessary nitigation
requirenents will be achieved

The Parish Council requests that the Local Planning Authority
ensures that all requirenments of Policy CP8 are fully addressed
before determ ning the application

6. Previous Planning History

The planning history of the site denobnstrates a continuing pattern

of applications seeking to expand commercial activity.

The applicant's own Design and Access Statenent identify severa
previous refusals together with a single approval under application



172941.

Whi | st the approved application forns part of the site's planning
history, it should not be interpreted as establishing a genera
principle that further comercial devel opnent is automatically
accept abl e.

Each proposal nust be assessed on its own nerits against the current
Devel oprrent Pl an and the planning circunstances that exist at the
time the decision is made.

7. Increnental Intensification of Commercial Activity

The Parish Council considers that this proposal should not be viewed
in isolation.

It forms part of a succession of planning applications that have
gradual ly increased conmmercial activity on what was historically an
agricultural site.

Whi | st each individual proposal nay appear relatively nodest, the
cunul ative effect has been the gradual intensification of commercia
devel opnent within the countryside

The Parish Council considers that this cunul ative inpact should be
af forded significant weight in determ ning the application.

8. I nadequate Pl anning Justification
The supporting Design and Access Statenment is |largely descriptive.

Whilst it explains what is proposed, it provides little assessnent
agai nst the adopted Devel opnent Plan and fails to address several of
the site's nost significant planning constraints.

In particular, it omts any neani ngful consideration of:

-the site's location within the AWE Detail ed Energency Pl anni ng
Zone,

- Policy CP8 and the Special Protection Area Linear Mtigation Zone;
- the cunul ative inmpact of continued comercial expansion;

-the long-terminplications for protected trees;

- existing surface water drainage issues affecting Church Lane; and

- the planning justification for additional permanent conmmrercia
devel opnent within the countryside

The Parish Council therefore considers that the application has
failed to denonstrate that the proposal represents sustainable
devel opnent or conplies with the Devel opnent Pl an

Concl usi on

For the reasons set out above, Shinfield Parish Council objects to
Pl anni ng Application 261573.

The proposal represents further pernmanent comercial devel opnent
within the open countryside, inside the AWE Detail ed Enmergency

Pl anni ng Zone and within the Policy CP8 Special Protection Area
Linear Mtigation Zone. It introduces a substantial pernanent
building into a site constrained by protected trees, fails to
address known drai nage concerns affecting Church Lane, and conti nues



the incremental expansion of conmercial developnent within a
sensitive rura
| ocati on.

Taken together, these factors denonstrate that the applicant has
failed to show that the proposal conplies with the Devel opnent Pl an
or that it adequately addresses the environnental and pl anning
constraints affecting the site.

Accordingly, Shinfield Parish Council respectfully requests that
pl anni ng perm ssi on be refused.

Shoul d the Local Planning Authority neverthel ess be nminded to grant
pl anni ng perm ssion, the Parish Council requests that, as a m ni num
conditions are inposed requiring:

-confirmation fromthe Council's Tree Oficer that the proposa

will not prejudice the long-termretention of trees protected by
Tree Preservation Oder 1577/2017;

-full inplenmentation of all arbouricultural protection nmeasures
contained within the submtted Arbouricultural |npact Assessnent and
Arbouricul tural Method Statenent;

- submi ssion and approval of a detailed surface water drainage
strategy denonstrating no increase in flood risk

- compliance with all mtigation requirenents associated with Policy
CP8;

-restrictions preventing any future expansion or change of use of
the building without further planning perni ssion; and

- any additional conditions considered necessary to ensure that the
devel opnent remains conpatible with its location within the AW
Det ai | ed Energency Pl anni ng Zone.



