
TOWN AND COUNTRY PLANNING ACT 1990

Hybrid Planning & Development
Mr Elliot Smith
23 Vyner Street
London
E2 9DG

Applicant:
Sandstone Estates Ltd

PART I - DETAILS OF APPLICATION

Date of Application Application No.

27th August 2024 24/01817/FUL

THE PROPOSAL AND LOCATION OF THE DEVELOPMENT:

The change of use of the existing building (Sui Generis) to provide 3x residential flats (Use
Class C3) and the development of 2x residential flats (Use Class C3) to the rear, with
associated parking, cycle parking, waste storage and other ancillary works.

The Plough Inn, 81 Chapel Street, Thatcham, RG18 4JS

PART II - 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 I in accordance with the submitted application form and plans,
subject to the following condition(s):-

1. The development hereby permitted shall begin not later than three years from the date
of this decision.

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. The development hereby permitted shall be carried out in accordance with the
following approved drawing numbers:

JS/SP/1546/1/02 (Ground Floor Plans (Block 1))
JS/SP/1546/1/03 (First Floor Plans (Block 1))
JS/SP/1546/1/04 (Roof Plans (Block 1))
JS/SP/1546/1/05 (Front Elevations (Block 1))
JS/SP/1546/1/07 (Rear Elevations (Block 1))
JS/SP/1546/1/08 (Side Elevations (Block 1))
JS/SP/1546/1/10 (Section A-A (Block 1))
JS/SP/1546/1/11 (Floor Plans (Block 2))
JS/SP/1546/1/15 (Detail of Timber Front Door)
JS/SP/1546/1/16 (Details of Timber Window)
JS/SP/1546/1/17 (Lighting Plan (Block 1))



JS/SP/1546/1/18 (Lighting Plan (Block 2))
JS/SP/1546/1/19 (New Solid Floor Construction Detail with Floor Finishes)
JS/SP/1546/1/20 (Drainage Plan (Block 1))
JS/SP/1546/1/21 Drainage Plan (Block 2))

The above received on 27 August 2024

JS/SP/1546/1/00 (Location Plan)
JS/SP/1546/1/12-A (Roof Plan (Block 2))

The above received on 18 September 20024

JS/SP/1546/1/06-A (Side Elevations (Block 1)
JS/SP/1546/1/13-A (Elevations (Block 2)
JS/SP/1546/1/14-A (Section B-B (Block 2))

The above received on 24 October 2024

JS/SP/1546/1/09-C (Site Plan)
9773-203-A (Swept Path Analysis - Car Park B)

The above received on 15 November 2024

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

3. The materials to be used in the development hereby permitted shall be as specified on
the plans. Where stated that materials shall match the existing, those materials shall
match those on the existing development in colour, size and texture.

Reason: To ensure that the external materials respect the character and appearance of the
area. This condition is applied in accordance with the National Planning Policy
Framework, Policies CS14 and CS19 of the West Berkshire Core Strategy (2006-
2026), and Supplementary Planning Document Quality Design (June 2006).

4. No demolition, site works, or development shall take place within the application area
until the applicant has secured the implementation of a programme of building
recording in accordance with a written scheme of investigation which has been
submitted to and approved in writing by the Local Planning Authority. Thereafter the
development shall incorporate and be undertaken in accordance with the approved
statement.

Reason: To ensure that an adequate record is made of these buildings of architectural,
historical or archaeological interest. Such an approach is in line with paragraph 218 of
the National Planning Policy Framework. The level of recording necessary should be
guided by the advice specified by Historic England in Understanding Historic
Buildings: A guide to good recording practice (2016). Given the scale of works
proposed I would advise that recording between levels 2 (descriptive) and 3
(analytical) would be appropriate in this instance.



5. No demolition, site works, or development shall take place within the application area
until the applicant has secured the implementation of a programme of archaeological
work in accordance with a written scheme of investigation which has been submitted
to and approved in writing by the Local Planning Authority. Thereafter the
development shall incorporate and be undertaken in accordance with the approved
statement.

Reason: To ensure that any significant archaeological remains that are found are adequately
recorded. The necessity of a pre-commencement condition is to secure a developer's
responsibility to understand and mitigate impacts on the historic environment, via
agreement of a written scheme of investigation. Their use is in accordance with the
guidance set out in paragraph 218 of the National Planning Policy Framework.

6. No development shall take place until details an electric vehicle charging points have
been submitted to and approved in writing by the Local Planning Authority. No
dwelling shall be occupied until the electric vehicle charging points have been
provided in accordance with the approved drawings. The charging points shall
thereafter be retained and kept available for the potential use of an electric car.

Reason: To promote the use of electric vehicles. This condition is applied in accordance with
the National Planning Policy Framework, Policies CS13 and CS14 of the West
Berkshire Core Strategy (2006-2026), Policy P1 of the Housing Site Allocation DPD
and Policy TRANS1 of the West Berkshire District Local Plan 1991-2006 (Saved
Policies 2007). A pre-commencement condition is necessary because the electric
charging points will need to be determined before any construction to ensure it can be
accommodated within the space available.

7. No development shall take place until a Construction Method Statement has been
submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out in accordance with the approved details. The
statement shall provide for:

(a) The parking of vehicles of site operatives and visitors
(b) Loading and unloading of plant and materials
(c) Storage of plant and materials used in constructing the development
(d) The erection and maintenance of security hoarding including decorative displays and

facilities for public viewing
(e) Wheel washing facilities
(f) Measures to control the emission of dust and dirt during construction
(g) A scheme for recycling/disposing of waste resulting from demolition and construction

works
(h) A site set-up plan during the works
(i) No deliveries between 0800-0900 or 1700-1800
(j) the control of noise
(k) the control of smell and other effluvia
(l) the control of rats and other vermin
(m) the control of surface water run-off
(n) the proposed method of piling for foundations (if any)

Reason: To safeguard the amenity of adjoining land uses and occupiers and in the interests
of highway safety. This condition is imposed in accordance with the National Planning



Policy Framework, Policies CS5 and CS13 of the West Berkshire Core Strategy
(2006-2026), Policies OVS5, OVS6 and TRANS 1 of the West Berkshire District Local
Plan 1991-2006 (Saved Policies 2007). A pre-commencement condition is required
because the CMS must be adhered to during all demolition and construction
operations.

8. The existing vehicular access at the site shall be stopped up and abandoned
immediately after the new accesses hereby approved have been brought into use.
The footway/verge shall, at the same time as the stopping-up and abandonment, be
reinstated to the satisfaction of the Local Planning Authority.

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

9. No dwelling shall be occupied until the footway fronting the site has been resurfaced
on completion of the works if required by the LHA.

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

10. No development shall take place until visibility splays of 2.4 metres by 25.0 metres
have been provided at the access. The visibility splays shall, thereafter, be kept free of
all obstructions to visibility above a height of 0.6 metres above 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).

11. No dwelling shall be occupied until the vehicle parking and/or turning space have
been surfaced, marked out and provided in accordance with the approved plan(s).
The parking and/or turning space shall thereafter be kept available for parking (of
private motor cars and/or 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 imposed in accordance with the National Planning
Policy Framework, Policy CS13 of the West Berkshire Core Strategy (2006-2026) and
Policy TRANS1 of the West Berkshire District Local Plan 1991-2006 (Saved Policies
2007).

12. No dwelling shall be occupied until the cycle parking has been provided in accordance
with the approved drawings and this area shall thereafter be kept available for the
parking of cycles at all times.

Reason: To ensure the development reduces reliance on private motor vehicles and assists
with the parking, storage and security of cycles. This condition is imposed in



accordance with the National Planning Policy Framework, Policy CS13 of the West
Berkshire Core Strategy (2006-2026) and Policy TRANS1 of the West Berkshire
District Local Plan 1991-2006 (Saved Policies 2007).

13. The development shall not be occupied until a detailed scheme of landscaping for the
site has been submitted to and approved in writing by the Local Planning Authority.
The details shall include:

- schedules of plants noting species, plant sizes and proposed numbers/densities
- an implementation programme providing sufficient specifications to ensure successful

cultivation of trees, shrub and grass establishment.

The scheme shall ensure:

a) Completion of the approved landscape scheme within the first planting season following
completion of development.

b) Any trees shrubs or plants that die or become seriously damaged within five years of this
development shall be replaced in the following year by plants of the same size and
species.

Reason: Required to safeguard and enhance the character and amenity of the area, to
provide ecological, environmental and bio-diversity benefits and to maximise the
quality and usability of open spaces within the development, and to enhance its
setting within the immediate locality. This is to ensure the implementation of a
satisfactory scheme of landscaping in accordance with the NPPF and Policies ADPP1,
CS14, CS17, CS18 and CS19 of the West Berkshire Core Strategy 2006-2026.

14. No development (including site clearance and any other preparatory works) shall
commence on site until a scheme for the protection of trees to be retained is
submitted to and approved in writing by the Local Planning Authority.

Such a scheme shall include:

- a plan showing the location and type of the protective fencing.
- All such fencing shall be erected prior to any development works.
- At least 2 working days notice shall be given to the Local Planning Authority that it has

been erected.
- It shall be maintained and retained for the full duration of works or until such time as agreed

in writing with the Local Planning Authority.
- No activities or storage of materials whatsoever shall take place within the protected areas

without the prior written agreement of the Local Planning Authority.

Note 1: The protective fencing should be as specified in the BS5837:2012 at Chapter 6 and
detailed in figure 2.

Note 2: Ground Protection shall be as paragraph 6.2.3.3. of the same British Standard.

A pre-commencement condition is necessary because insufficient detailed information
accompanies the application; tree protection installation measures may be required to
be undertaken throughout the construction phase and so it is necessary to approve
these details before any development takes place.



Reason: Required to safeguard and to enhance its setting within the immediate locality to
ensure the protection and retention of existing trees and natural features during the
construction phase in accordance with the NPPF and Policies ADPP1, CS14, CS17,
CS18 and CS19 of the West Berkshire Core Strategy 2006-2026.

15. 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.

These details shall:

a) 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 the WBC SuDS Supplementary Planning Document December 2018
with particular emphasis on Green SuDS and water re-use and the Proposed
Drainage strategy drawing (Ref. CE Plan 9773/501).

b) Include drawings of all internal drainage connections noting that all foul and surface water
should be kept separate.

c) Include construction drawings, cross-sections and specifications of all proposed SuDS
measures within the site and the proposed connection point and interaction with
existing non-Thames Water assets.

d) Include a management and maintenance plan showing how the SuDS measures will be
maintained and managed after completion for the lifetime of the development. This
plan shall incorporate arrangements for adoption by the Council, Water and Sewage
Undertaker, Maintenance or Management Company (private company or Trust) or
individual property owners, or any other arrangements, including maintenance
responsibilities resting with individual property owners, to secure the operation of the
sustainable drainage scheme throughout its lifetime. These details shall be provided
as part of a handover pack for subsequent purchasers and owners of the
property/premises.

The above sustainable drainage measures shall be implemented in accordance with the
approved details before the use hereby permitted is commenced in accordance with a
timetable to be submitted and agreed in writing with the Local Planning Authority as
part of the details submitted for this condition. The sustainable drainage measures
shall be maintained in the approved condition thereafter/The sustainable drainage
measures shall be maintained and managed in accordance with the approved details
thereafter.

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 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, Policy CS16 of the West
Berkshire Core Strategy (2006-2026), Part 4 of Supplementary Planning Document
Quality Design (June 2006) and SuDS Supplementary Planning Document (Dec
2018). A pre-condition is necessary because insufficient detailed information
accompanies the application; sustainable drainage measures may require work to be
undertaken throughout the construction phase and so it is necessary to approve these
details before any development takes place.



16. No demolition or construction works shall take place outside the following hours,
unless otherwise agreed in writing by the Local Planning Authority:

7:30am to 6:00pm Mondays to Fridays;
8:30am to 1:00pm Saturdays;
No work shall be carried out at any time on Sundays or Bank Holidays.

Reason: To safeguard the amenities of adjoining land uses and occupiers. This condition is
applied in accordance with the National Planning Policy Framework, and Policy CS14
of the West Berkshire Core Strategy 2006-2026.

17. Unless otherwise agreed by the Local Planning Authority, development other than that
required to be carried out as part of an approved scheme of remediation must not
commence until conditions 1 to 4 have been complied with. If unexpected
contamination is found after development has begun, development must be halted on
that part of the site affected by the unexpected contamination to the extent specified
by the Local Planning Authority in writing until condition 4 has been complied with in
relation to that contamination.

1. Site Characterisation
An investigation and risk assessment, in addition to any assessment provided with the

planning application, must be completed in accordance with a scheme to assess the
nature and extent of any contamination on the site, whether or not it originates on the
site. The contents of the scheme are subject to the approval in writing of the Local
Planning Authority. The investigation and risk assessment must be undertaken by
competent persons and a written report of the findings must be produced. The written
report is subject to the approval in writing of the Local Planning Authority. The report of
the findings must include:

(i) a survey of the extent, scale and nature of contamination;

(ii) an assessment of the potential risks to:

o human health,

o property (existing or proposed) including buildings, crops, livestock, pets, woodland and
service lines and pipes,

o adjoining land,

o groundwaters and surface waters,

o ecological systems,

o archaeological sites and ancient monuments;

(iii) an appraisal of remedial options, and proposal of the preferred option(s).

This must be conducted in accordance with DEFRA and the Environment Agency's 'Model
Procedures for the Management of Land Contamination, CLR 11'.



2. Submission of Remediation Scheme
A detailed remediation scheme to bring the site to a condition suitable for the intended use

by removing unacceptable risks to human health, buildings and other property and the
natural and historical environment must be prepared, and is subject to the approval in
writing of the Local Planning Authority. The scheme must include all works to be
undertaken, proposed remediation objectives and remediation criteria, timetable of
works and site management procedures. The scheme must ensure that the site will
not qualify as contaminated land under Part 2A of the Environmental Protection Act
1990 in relation to the intended use of the land after remediation.

3. Implementation of Approved Remediation Scheme
The approved remediation scheme must be carried out in accordance with its terms prior to

the commencement of development other than that required to carry out remediation,
unless otherwise agreed in writing by the Local Planning Authority. The Local Planning
Authority must be given two weeks written notification of commencement of the
remediation scheme works.

Following completion of measures identified in the approved remediation scheme, a
verification report that demonstrates the effectiveness of the remediation carried out
must be produced, and is subject to the approval in writing of the Local Planning
Authority.

4. Reporting of Unexpected Contamination
In the event that contamination is found at any time when carrying out the approved

development that was not previously identified it must be reported in writing
immediately to the Local Planning Authority. An investigation and risk assessment
must be undertaken in accordance with the requirements of condition 1, and where
remediation is necessary a remediation scheme must be prepared in accordance with
the requirements of condition 2, which is subject to the approval in writing of the Local
Planning Authority.

Following completion of measures identified in the approved remediation scheme a
verification report must be prepared, which is subject to the approval in writing of the
Local Planning Authority in accordance with condition 3.

If required:

5. Long Term Monitoring and Maintenance
A monitoring and maintenance scheme to include monitoring the long-term effectiveness of

the proposed remediation over a period to be agreed with LPA, and the provision of
reports on the same must be prepared, both of which are subject to the approval in
writing of the Local Planning Authority.

Following completion of the measures identified in that scheme and when the remediation
objectives have been achieved, reports that demonstrate the effectiveness of the
monitoring and maintenance carried out must be produced, and submitted to the Local
Planning Authority.

This must be conducted in accordance with DEFRA and the Environment Agency's 'Model
Procedures for the Management of Land Contamination, CLR 11'.

Reason (common to all): To ensure that risks from land contamination to the future users of
the land and neighbouring land are minimised, together with those to controlled
waters, property and ecological systems, and to ensure that the development can be
carried out safely without unacceptable risks to workers, neighbours and other offsite
receptors.



18. All the ecological enhancement recommendations in the Preliminary Ecological
Appraisal (September 2024, NRG Consulting Limited), the following enhancements
should be evidenced by means of photographs of the features in-situ submitted to the
local planning authority.

1. 2x Bird nesting features incorporated into the new structures (1x feature per building).
2. 2x Bat box installed in a suitable location on the structures or trees on site.
3. 2x Invertebrate boxes installed in a suitable location in the grounds of the site where they

will not be disturbed or damaged.
4. Fencing shall have gaps of no smaller than 13cm x 13cm in the gravel boards to allow

hedgehogs to travel through
5. Planting of native species and / or species beneficial to wildlife where practicable.

Reason: To enhance biodiversity in accordance with the National Planning Policy
Framework, and Policy CS17 of the West Berkshire Core Strategy 2006-2026 and to
ensure compliance with the condition.

19. No external lighting shall be installed until a "lighting design strategy for biodiversity"
has been 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 Isolux contour plans and technical specification sheets) 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: Presence of bats roosting at the site was not confirmed during the applicant's bat
surveys, the use of the site for foraging and commuting was identified. Bats are
sensitive to light pollution. The introduction of artificial light might mean such species
are disturbed and/or discouraged from using their breeding 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.

20. The development shall not commence until a Habitat Management and Monitoring
Plan (the HMMP), prepared in accordance with the approved Biodiversity Gain Plan
(BGP) has been submitted to and approved in writing by the Local Planning Authority.
The HMMP shall be prepared to accompany the Biodiversity Gain Plan, and shall be
submitted for approval alongside or after the submission the BGP.



(NOTE: In accordance with Paragraph 13 of Schedule 7A of the Town and Country Planning
Act 1990, this planning permission is subject to the condition ("the biodiversity gain
condition") that the development may not be begun unless (a) a biodiversity gain plan
has been submitted to the planning authority, and (b) the planning authority has
approved the plan. This is deemed to be applied by Schedule 7A of the Town and
Country Planning Act 1990, and is not replicated on this decision notice. Full details
are set out in the informative below.)

The HMMP shall include:

The HMMP shall include:
(1) a non-technical summary;
(2) the roles and responsibilities of the people or organisation(s) delivering the HMMP;
(3) the planned habitat creation and enhancement works to create or improve habitat to

achieve the biodiversity net gain in accordance with the approved Biodiversity Gain
Plan;

(4) the management measures to maintain habitat in accordance with the approved
Biodiversity Gain Plan for a period of 30 years from the completion of development;
and

(5) the monitoring methodology and frequency in respect of the created or enhanced
habitat to be submitted to the local planning authority,

The details provided in relation to point (5) shall ensure that, as a minimum, monitoring takes
place in 2 years, 5 years,10 years,15 years, 20 years, 25 years, 30 years following
completion of the development. For the purposes of this condition, completion of
development shall be taken as the 'DEFINE'.

No occupation shall take place until:
(6) the habitat creation and enhancement works set out in the approved HMMP have

been completed; and
(7) a completion report, evidencing the completed habitat enhancements, has been

submitted to, and approved in writing by the Local Planning Authority.

Notice in writing shall be given to the Council when the:
(8) HMMP has been implemented; and
(9) habitat creation and enhancement works as set out in the HMMP have been

completed.

The created and/or enhanced habitat specified in the approved HMMP shall be managed
and maintained in accordance with the approved HMMP.

Monitoring reports shall be submitted to local planning authority in writing in accordance with
the methodology and frequency specified in the approved HMMP.

Where monitoring identifies the required habitat condition is not being maintained in
accordance with the Biodiversity Gain Plan, the submission to the Local Planning
Authority shall include any necessary remedial measures, and thereafter any such
measures shall be carried out within a timescale agreed with the Local Planning
Authority. Supplemental reports may be required pursuant to this condition where
necessary.



Where monitoring identifies the required habitat condition is not being maintained in
accordance with the Biodiversity Gain Plan, the submission to the Local Planning
Authority shall include any necessary remedial measures, and thereafter any such
measures shall be carried out within a timescale agreed with the Local Planning
Authority. Supplemental reports may be required pursuant to this condition where
necessary.

Reason: To ensure the development delivers a biodiversity net gain on site in accordance
with Schedule 7A of the Town and Country Planning Act 1990. A pre-commencement
condition is required because the habitat and management arrangements need to be
determined before existing habitats are affected.

21. The windows at first floor level in the rear (west) elevation shall be fitted with obscure
glass and top hung open at 1.7m above finished first floor level In accordance with
drawing no. JS/SP/1546/1/11 before the flats in Block 2 hereby permitted is occupied.
The obscure glazing shall be permanently retained in that condition thereafter.

Reason: In the interests of the privacy and amenity of neighbouring properties. This
condition is applied in accordance with the National Planning Policy Framework,
Policy CS14 of the West Berkshire Core Strategy (2006-2026), Supplementary
Planning Document Quality Design (2006) and Supplementary Planning Guidance
04/2 House Extensions (July 2004).

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.

2. 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

3. 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.

4 The development hereby approved may represent chargeable development
under the Community Infrastructure Levy Regulations 2010 (as amended) and thus 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, if applicable, will be sent out separately from this Decision Notice. It is your
responsibility to contact the CIL Team as soon as possible to confirm whether the
development is CIL liable. If subsequently confirmed as CIL liable, 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 a Commencement Notice
will affect any exemptions claimed, including 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

5 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.

6 The attention of the applicant is drawn to the Berkshire Act, 1986, Part II,
Clause 9, which enables the Highway Authority to recover the costs of repairing damage to
the footway, cycleway or grass verge, arising during building operations.

7 The attention of the applicant is drawn to the Highways Act 1980, which
enables the Highway Authority to recover expenses due to extraordinary traffic.

8 The Asset Management team, West Berkshire District Council, Environment
Department, Council Offices, Market Street, Newbury, RG14 5LD, or
highwaysassetmanagment@westberks.gov.uk should be contacted to agree the access
construction details and to grant a licence before any work is carried out within the highway.
A formal application should be made, allowing at least four (4) weeks' notice, to obtain details
of underground services on the applicant's behalf.

9 The applicant is advised that this planning permission does not in any way
allow the Public Right of Way to be obstructed at any time during the course of the
development.

http://www.gov.uk/guidance/wildlife-licences
http://www.gov.uk/guidance/wildlife-licences
http://www.gov.uk/guidance/wildlife-licences


10 Nothing connected with either the development or its construction must
adversely affect or encroach upon the Public Right of Way (PROW), which must remain
available for public use at all times. Information on the width of the PROW can be obtained
from the PROW Officer.

11 The applicant is advised that the Rights of Way Officer must be informed prior
to the laying of any services beneath the Public Right of Way.

12 This Planning Permission should be read in conjunction with associated listed
building consent reference 24/01824/LBC.

Decision Date :- 19th December 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
https://www.gov.uk/appeal-planning-decision.

· 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.


