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PART | - DETAILS OF APPLICATION

Date of Application Application No.
30th June 2023 23/01552/REG3

THE PROPOSAL AND LOCATION OF THE DEVELOPMENT:

It is proposed to replace the existing permanent 18 pitch Gypsy caravan site with a new 17
permanent pitch Gypsy caravan site. Each pitch is to consist of a hard standing area large
enough for two twin axle caravans, car parking for two vehicles and a 30 sq m amenity
building consisting of a kitchen/dayroom, bathroom, separate WC and utility area. In
addition to the amenity buildings a recycle storage facility, children play area are to be
located within the site.

Four Houses Corner Caravan Site, Reading Road, Ufton Nervet, Reading

PART Il - DECISION

In pursuance of its powers under the Town and Country Planning Act 1990, West
Berkshire District Council GRANTS planning permission for the development
referred to in Part | in accordance with the submitted application form and plans,
subject to the following condition(s):-

1. Commencement of development

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

Reason: To comply with Section 91 of the Town and Country Planning Act 1990
(as amended by Section 51 of the Planning and Compulsory Purchase Act 2004).

2. Approved plans

The development hereby permitted shall be carried out in accordance with the
approved plans and documents listed below:

All E1511-GSA-XX-DR:

A-000, [01 and 02], A-403, A-401, A-402, A-102, A-103, A-104, A-105, A-110, A-
120 and A-053-05, and A-052-06.

Reason: For the avoidance of doubt and in the interest of proper planning.




AWE Emergency Plan (Construction)

No development shall take place until a site-specific Emergency Plan has been
submitted to and approved in writing by the Local Planning Authority. The
Emergency Plan shall provide policies and procedures for the preparedness and
response to an incident at AWE Aldermaston/Burghfield during the construction of
the development. Thereafter the development shall be carried out in accordance
with the approved Plan.

Reason: The approval and implementation of a site-specific Emergency Plan is
necessary to mitigate the residual risk posed to public safety by the close proximity
of AWE Burghfield, to ensure appropriate preparedness and response in the event
of an incident at AWE, and to ensure that the development does not adversely
affect the AWE Off-Site Emergency Response Plan. This condition is applied in
accordance with the National Planning Policy Framework, and Policy CS8 of the
West Berkshire Core Strategy 2006-2026.

AWE Emergency Plan (Operational/Occupation)

The site shall not be first occupied until a site-specific Emergency Plan has been
submitted to and approved in writing by the Local Planning Authority. The
Emergency Plan shall provide policies and procedures for the preparedness and
response to an incident at AWE Aldermaston/Burghfield during the operation and
occupation of the development.

Thereafter, the premises shall not be operated without the implementation of the
approved Emergency Plan, or an approved revision.

The plan shall be kept up-to-date, and relevant to the occupant at all times. An
amended version of the plan may be submitted to the Local Planning Authority for
approval pursuant to this condition. The Local Planning Authority may at any time
require the amendment of the Plan by giving notice pursuant to this condition; in
which case the amended plan shall be submitted to the Local Planning Authority
for approval within 1 month of notice being given.

Reason: The approval and implementation of a site-specific Emergency Plan is
necessary to mitigate the residual risk posed to public safety by the close proximity
of AWE Burghfield, to ensure appropriate preparedness and response in the event
of an incident at AWE, and to ensure that the development does not adversely
affect the AWE Off-Site Emergency Response Plan. This condition is applied in
accordance with the National Planning Policy Framework, and Policy CS8 of the
West Berkshire Core Strategy 2006-2026.

Footway

The development shall not be brought into use until the footway to be constructed
fronting the site has been constructed in accordance with the approved drawings
and any statutory undertaker's equipment or street furniture located in the position
of this footway/cycleway has been re-sited to provide an unobstructed
footway/cycleway.

Reason: In the interest of road safety and to ensure adequate and unobstructed
provision for pedestrians and/or cyclists. This condition is imposed in accordance



with the National Planning Policy Framework and Policy CS13 of the West
Berkshire Core Strategy (2006-2026).

Visibility splays

The development shall not be brought into use until the visibility splays at the
access have been provided in accordance with drawing number E1511-GSA-XX-
DR -A-052 Rev06. The land within these visibility splays shall thereafter be kept
free of all obstructions to visibility over a height of 0.6 metres above the
carriageway level.

Reason: In the interests of road safety. This condition is imposed in accordance
with the National Planning Policy Framework and Policy CS13 of the West
Berkshire Core Strategy (2006-2026).

Parking

No pitch shall be first occupied until vehicle parking and turning spaces for that
pitch and all shared areas have been completed in accordance with the approved
plans (including any surfacing arrangements and marking out). Thereafter the
parking and turning spaces shall be kept available for parking and manoeuvring (of
private cars and/or private light goods vehicles) at all times.

Reason: To ensure the development is provided with adequate parking facilities, in
order to reduce the likelihood of roadside parking that would adversely affect road
safety and the flow of traffic. This condition is applied in accordance with the
National Planning Policy Framework, Policy CS13 of the West Berkshire Core
Strategy 2006-2026, and Policy P1 of the Housing Site Allocations DPD 2006-
2026.

Access construction

The development shall not be brought into use until the access has been
constructed in accordance with the approved drawings.

Reason: In the interest of road safety. This condition is imposed in accordance
with the National Planning Policy Framework and Policy CS13 of the West
Berkshire Core Strategy (2006-2026).

Cycle parking/storage (prior approval before occupation)

No pitch shall be first occupied until cycle parking/storage facilities for that pitch
and all shared areas have been provided in accordance with details that have first
been submitted to and approved in writing by the Local Planning Authority.
Thereafter the facilities shall be maintained and kept available for that purpose at
all times.

Reason: To ensure the provision of cycle parking/storage facilities in order to
encourage the use of cycles and reduce reliance on private motor vehicles. This
condition is applied in accordance with the National Planning Policy Framework,
Policy CS13 of the West Berkshire Core Strategy 2006-2026, Policy P1 of the
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Housing Site Allocations DPD 2006-2026, Quality Design SPD, and the Council's
Cycle and Motorcycle Advice and Standards for New Development (November
2014).

Maximum pitches
At no time shall more than 17 pitches be provided on the application site.

Reason: To prevent the overdevelopment of the site and maintain good amenity
for occupants. This condition is imposed in accordance with the National Planning
Policy Framework, Policy CS14 of the West Berkshire Core Strategy 2006-2026.

Occupation restriction

The site hereby permitted shall not be occupied at any time other than by Gypsies
and Travellers, as defined in the revised Planning Policy for Traveller Sites of
December 2023.

Reason: To comply with policy CS7 in the West Berkshire Core Strategy 2006-
2026, and to maintain a supply of pitches.

Day rooms

The dayrooms hereby permitted shall only be used for purposes ancillary and/or
incidental to the pitches upon which they are sited.

Reason: To prevent the overdevelopment of the site and maintain good amenity
for occupants. This condition is imposed in accordance with the National Planning
Policy Framework, Policy CS14 of the West Berkshire Core Strategy 2006-2026.

Land contamination

If any previously unidentified contaminated land is found during demolition and/or
construction activities, it shall be reported immediately in writing to the Local
Planning Authority (LPA). Appropriate investigation and risk assessment shall be
undertaken, and any necessary remediation measures shall be submitted and
approved in writing by the LPA. These submissions shall be prepared by a
competent person (a person with a recognised relevant qualification, sufficient
experience in dealing with the type(s) of pollution or land instability, and
membership of a relevant professional organisation), and conducted in
accordance with current best practice. The remediation scheme shall ensure that,
after remediation, as a minimum, the land shall not be capable of being
determined as contaminated land under Part IIA of the Environmental Protection
Act 1990. Thereafter, any remediation measures shall be carried out in
accordance with the approved details. Unless otherwise agreed in writing by the
LPA, the development shall not be occupied until any approved remediation
measures have been completed and a verification report to demonstrate the
effectiveness of the remediation has been submitted to and approved in writing by
the LPA.
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Reason: To ensure that any unexpected contamination encountered during the
development is suitably assessed and dealt with, such that it does not pose an
unacceptable risk to human health or the environment. This condition is applied in
accordance with paragraphs 170, 178, 179 and 180 the National Planning Policy
Framework, and Policy OVS.5 of the West Berkshire District Local Plan 1991-2006
(Saved Policies 2007).

Gas migration

The gas protection measures to make the land suitable for its intended use, as set
out in the Earth Environmental & Geotechnical Report dated April 2022 shall be
completed in full and a validation report shall be submitted to and approved in
writing by the Local Planning Authority.

Reason: To protect future occupiers and users of the site from the harmful effects
of contamination, in accord with the advice on human health in the NPPF.

Drainage

No development shall take place until details of sustainable drainage measures to
manage surface water within the site have been submitted to and approved in
writing by the Local Planning Authority in accordance with the principles of Ardent
Consulting Engineers' Drawings No. 2206380-001C These details shall:

Incorporate the implementation of Sustainable Drainage methods (SuDS) in
accordance with the Non-Statutory Technical Standards for SuDS (March 2015),
the SuDS Manual C753 (2015) and West Berkshire Council local standards,
particularly the WBC SuDS Supplementary Planning Document December 2018;
Include construction drawings, cross-sections and specifications of all proposed
SuDS measures within the site;

Include run-off calculations, discharge rates, infiltration and storage capacity
calculations for the proposed SuDS measures based on a 1 in 100 year storm
+40% for climate change;

Include pre-treatment methods to prevent any pollution or silt entering SuDS
features or causing any contamination to the soil or groundwater;

Ensure any permeable paved areas are designed and constructed in accordance
with manufacturers guidelines.

Ensure any permeable areas are constructed on a permeable sub-base material
such as Type 3 or reduced fines Type 1 material as appropriate;

Include details of how the SuDS measures will be maintained and managed after
completion. These details shall be provided as part of a handover pack for
subsequent purchasers and owners of the property/premises; and

Provide details of how surface water will be managed and contained within the site
during any construction works to prevent silt migration and pollution of
watercourses and land either on or adjacent to the site.

Thereafter the development shall be carried out in accordance with the approved

details.

Reason: To ensure that surface water will be managed in a sustainable manner; to
prevent the increased risk of flooding; to improve and protect water quality, habitat
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and amenity and ensure future maintenance of the surface water drainage system
can be, and is carried out in an appropriate and efficient manner. This condition is
applied in accordance with the National Planning Policy Framework and Policy
CS16 of the West Berkshire Core Strategy (2006-2026). A pre-condition is
necessary because insufficient detailed information accompanies the application
and so it is necessary to approve these details before any development takes
place.

Submission of a copy of the EPS licence

The demolition of Building 2 identified on the Extended Phase 1 Habitat Map,
ECO3178, of the Ecological Assessment by GS Ecology (January 2024), shall not
in any circumstances commence unless the Local Planning Authority has been
provided with either:

A licence issued by Natural England pursuant to Regulation 55 of The
Conservation of Habitats and Species Regulations 2017 authorising the specified
activity/development to go ahead; or

A statement in writing from Natural England to the effect that it does not consider
that the specified activity/development will require a licence.

Reason: To ensure the adequate safeguarding of protected species in accordance
with the National Planning Policy Framework, and Policy CS17 of the West
Berkshire Core Strategy 2006-2026. This "strict protection" condition helps to
ensure that a developer will apply for an EPS licence and, if they do not, can be
prevented in advance from undertaking the activities that might jeopardize the
protected species, before the species is harmed. The use of planning conditions
for this purpose has been established through case law and is also recommended
in government.

Lighting design strategy for light sensitive biodiversity

Prior to occupation, a "lighting design strategy for biodiversity" shall be submitted
to and approved in writing by the local planning authority. The strategy shall:

identify those areas/features on site that are particularly sensitive for bats and that
are likely to cause disturbance in or around their breeding sites and resting places
or along important routes used to access key areas of their territory, for example,
for foraging; and

show how and where external lighting will be installed (through the provision of
appropriate lighting contour plans and technical specifications) so that it can be
clearly demonstrated that areas to be lit will not disturb or prevent the above
species using their territory or having access to their breeding sites and resting
places.

All external lighting shall be installed in accordance with the specifications and
locations set out in the strategy, and these shall be maintained thereafter in
accordance with the strategy. Under no circumstances should any other external
lighting be installed without prior consent from the local planning authority.

Reason: Bats are sensitive to light pollution. The introduction of artificial light might
mean such species are disturbed and/or discouraged from using their breeding
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and resting places, established flyways or foraging areas. Such disturbance can
constitute an offence under relevant wildlife legislation. This condition is applied in
accordance with the National Planning Policy Framework, and Policy CS17 of the
West Berkshire Core Strategy 2006-2026.

Reptile Mitigation Strategy

All ecological measures and/or works shall be carried out in accordance with the
Reptile Mitigation Strategy contained in 4.32 - 4.41 of the Ecological Assessment
by GS Ecology, dated February 2024 as already submitted with the planning
application prior to determination.

Reason: To secure detailed ecological mitigation and enhancement measures.
This condition is applied in accordance with the National Planning Policy
Framework, and Policy CS17 of the West Berkshire Core Strategy 2006-2026.

Nesting Birds

No removal of hedgerows, trees or shrubs, or works to or demolition of buildings or
structures that may be used by breeding birds shall take place between 1st March
and 31st August inclusive, unless a competent ecologist has undertaken a careful,
detailed check of vegetation for active birds' nests immediately before the
vegetation is cleared and provided written confirmation that no birds will be
harmed and/or that there are appropriate measures in place to protect nesting bird
interest on site. Any such written confirmation should be submitted to the local
planning authority.

Reason: To ensure that breeding birds are protected from harm during
construction. All British birds, their nests and eggs (with certain limited exceptions)
are protected by Section 1 of the Wildlife and Countryside Act 1981, as amended.
This condition is applied in accordance with the National Planning Policy
Framework, and Policy CS17 of the West Berkshire Core Strategy 2006-2026.

Invasive Species (Japanese Knotweed Eradication Strategy)

Prior to the commencement of development, an invasive non-native species
protocol shall be submitted to and approved by the local planning authority,
detailing the containment, control and removal of Japanese Knotweed (Fallopia
japonica) on site. The measures shall be carried out strictly in accordance with the
approved scheme.

Reason: For the removal of invasive species in line with schedule 9 of the Wildlife
and Countryside Act 1981 (as amended). A pre-commencement condition is
necessary, as if left untreated, the development will cause the spread of the plant
elsewhere.

Biodiversity enhancements

Prior to the completion of the development hereby approved, details of how the
development will enhance biodiversity will be submitted to and approved in writing
by the Local Planning Authority. The approved details will be implemented and
thereafter retained.
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Reason: To secure detailed ecological mitigation and enhancement measures.
This condition is applied in accordance with the National Planning Policy
Framework, and Policy CS17 of the West Berkshire Core Strategy 2006-2026.

Ecological surveys

If the development hereby approved is suspended for more than 12 months from
the date of this permission, the approved ecological reports shall be reviewed and,
where necessary, amended and updated. The review shall be informed by further
ecological surveys commissioned to (i) establish if there have been any changes
in the presence and/or abundance of protected species and (ii) identify any likely
new ecological impacts that might arise from any changes.

Where the survey results indicate that changes have occurred that will result in
ecological impacts not previously addressed in the approved scheme, the original
approved ecological measures will be revised and new or amended measures,
and a timetable for their implementation, will be submitted to and approved in
writing by the Local Planning Authority prior to works recommencing. Works will
then be carried out in accordance with the proposed new approved ecological
measures and timetable.

Reason: To ensure biodiversity enhancements are incorporated into the
development. This condition is applied in accordance with the National Planning
Policy Framework, and Policy CS17 of the West Berkshire Core Strategy 2006-
2026.

Construction Environmental Management Plan (CEMP)

No development shall take place (including demolition, ground works, vegetation
clearance) until a Construction Environmental Management Plan (CEMP) has
been submitted to and approved in writing by the Local Planning Authority. The
CEMP shall include the following:

Details of the working method statement for bats at 4.16 of the Ecological
Assessment by GS Ecology (January 2024).

Risk assessment of potentially damaging construction activities.

Identification of "biodiversity protection zones".

Practical measures (both physical measures and sensitive working practices) to
avoid or reduce impacts during construction (may be provided as a set of method
statements).

The location and timing of sensitive works to avoid harm to biodiversity features.
The times during construction when specialist ecologists need to be present on
site to oversee works.

Responsible persons and lines of communication.

The role and responsibilities on site of an ecological clerk of works (ECoW) or
similarly competent person.

Use of protective fences, exclusion barriers and warning signs.

The approved CEMP shall be adhered to and implemented throughout the
construction period strictly in accordance with the approved details, unless
otherwise agreed in writing by the local planning authority.



Reason: To ensure the conservation and enhancement of the biodiversity assets
of the site and wider area in accordance with Policy CS17 in the West Berkshire
Core Strategy (2006 to 2026) and the National Planning Policy Framework. A pre-
commencement condition is required because the CEMP will need to be adhered
to throughout construction.

The decision to grant planning permission has been taken having regard to the policies and
proposals in the statutory development plan. This includes the West Berkshire Core
Strategy 2006-2026, the Housing Site Allocations DPD 2006-2026, the West Berkshire
District Local Plan 1991-2006 (Saved Policies 2007), the West Berkshire Minerals and Waste
Local Plan, Saved Policy NRM6 of the South East Plan, and Neighbourhood Development
Plans for Stratfield Mortimer and Compton. Regard has also been given to the National
Planning Policy Framework, Planning Practice Guidance, and relevant supplementary
planning documents and guidance.

The reasoning above is only intended as a summary. If you require further information on
this decision please contact the Council via the Customer Call Centre on 01635 519111.

INFORMATIVE:

1

The applicant’s attention is drawn to the fact that above conditions must be complied
with in full before any work commences on site, failure to do so may result in
enforcement action being instigated.

Protected Species

Prior to the commencement of this proposal you are reminded that if there is any
evidence of Protected Species on the site you must consider the implications of the
Wildlife and Countryside Act 1981, the Habitats Regulations 1994 and the Countryside
and Rights of Way Act 2000 and comply with any necessary additional regulations and
licences. For example, you must avoid taking, damaging or destroying the nest built or
being used or egg of any wild bird as this would be an offence (with certain
exceptions). You must also not intentionally or recklessly damage, destroy or block
access to any habitat used by a protected species, such as bats, dormice, reptiles or
any other species as listed in The Conservation of Habitats and Species Regulations
2010, Schedule 2 European Protected Species of Animals. Any licensing requirements
are in addition to the requirements for planning permission and subject to a separate
process. The following website gives further advice on this matter
www.gov.uk/guidance/wildlife-licences

The above Permission may contain pre-conditions, which require specific matters to
be approved by the Local Planning Authority before a specified stage in the
development occurs. For example, “Prior to commencement of development written
details of the means of enclosure will be submitted to and approved in writing by the
Local Planning Authority”. This means that a lawful commencement of the approved
development cannot be made until the particular requirements of the pre-condition(s)
have been met. A fee is required for an application to discharge conditions.

This decision has been made in a positive way to foster the delivery of sustainable
development having regard to Development Plan policies and available guidance to
secure high quality appropriate development. In this application whilst there has been



a need to balance conflicting considerations, the local planning authority has secured
and accepted what is considered to be a development which improves the economic,
social and environmental conditions of the area.

5 The development hereby approved results in a requirement to make payments to the
Council as part of the Community Infrastructure Levy (CIL) procedure. A Liability
Notice setting out further details, and including the amount of CIL payable will be sent
out separately from this Decision Notice. You are advised to read the Liability Notice
and ensure that a Commencement Notice is submitted to the authority prior to the
commencement of the development. Failure to submit the Commencement Notice will
result in the loss of any exemptions claimed, and the loss of any right to pay by
instalments, and additional costs to you in the form of surcharges. For further details
see the website at www.westberks.gov.uk/cil

6 Statement under Article 35(1) of the Town and Country Planning (Development
Management Procedure) (England) Order 2015
The Council seeks to work with applicants in positive and proactive manner, where
possible seeking solutions to problems arising in relation to dealing with a planning
application. In accordance with the National Planning Policy Framework, the Council
offers a pre-application advice service so that potential issues can be identified and
addressed prior to submission. The Council will also negotiate improvements to
submitted applications in line with its published strategy. In this instance, the applicant
has been given the opportunity to submit additional information to address issues
raised during the consideration of the application.

Decision Date :- 3rd April 2024

Bob Dray
Development Manager



TOWN AND COUNTRY PLANNING ACT 1990

Notification to be sent to an applicant when a local planning authority refuse planning
permission or grant it subject to conditions

Appeals to the Secretary of State

If you are aggrieved by the decision of your local planning authority to refuse permission for the
proposed development or to grant it subject to conditions, then you can appeal to the Secretary of
State under section 78 of the Town and Country Planning Act 1990.

If you want to appeal against the local planning authority’s decision then you must do so within 6
months of the date of this notice.

Appeals must be made using a form which you can get from the Planning Inspectorate at Temple
Quay House, 2 The Square, Temple Quay, Bristol BS1 6PN or online via

The Secretary of State can allow a longer period for giving notice of an appeal, but he will not
normally be prepared to use this power unless there are special circumstances which excuse the
delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to him that the local planning
authority could not have granted planning permission for the proposed development or could not
have granted it without the conditions they imposed, having regard to the statutory requirements,
to the provisions of any development order and to any directions given under a development
order.

In practice, the Secretary of State does not refuse to consider appeals solely because the local
planning authority based their decision on a direction given by him.

Purchase Notices

If either the local planning authority or the Secretary of State refuses permission to develop land
or grants it subject to conditions, the owner may claim that he can neither put the land to a
reasonably beneficial use in its existing state nor render the land capable of a reasonably
beneficial use by the carrying out of any development which has been or would be permitted.

In these circumstances, the owner may serve a purchase notice on the Council in whose area the
land is situated. This notice will require the Council to purchase his interest in the land in
accordance with the provisions of Part VI of the Town and Country Planning Act 1990.



