






West Berkshire Local Plan Review 2022-2039 Proposed Submission Representation Form (20 January – 3 March 2023) 
 

 

Classification L2 - Business Data 

Please see attached. 

 
5. Independent Examination 
 
If your representation is seeking a change, do you consider it necessary to participate at the 
examination hearing session(s)?   
 

Yes X Yes 
 No    

 
If you wish to participate at the oral part of the examination, please outline why you consider this to 
be necessary:  

Attendance is required at the examination to enable explanation of stance, participation in the 
discussions and to answer questions posed by the Inspector. 

 
Please note the Inspector will determine the most appropriate procedure to adopt to hear those who 
have indicated that they wish to participate at the oral part of the examination.  
 
6. Notification of Progress of the Local Plan Review 
 
Do you wish to be notified of any of the following?  
 

Please tick all that apply: Tick 

The submission of the Local Plan Review for Independent Examination x 

The publication of the report of the Inspector appointed to carry out the examination x 

The adoption of the Local Plan Review  x 

 
Please ensure that we have either an up to date email address or postal address at which we can 
contact you.  You can amend your contact details by logging onto your account on the Local Plan 
Consultation Portal or by contacting the Planning Policy team.  
 

Signature 

 

Date 3rd March 2023 

 
Your completed representations must be received by the Council by 4:30pm on  
Friday 3 March 2023. 
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Dear  

WEST BERKSHIRE LOCAL PLAN REVIEW 2022 TO 2039 PROPOSED SUBMISSION 
REGULATION 19 CONSULTATION – REPRESENTATIONS  

On behalf of our clients, The Trustees of the Frank Wallis Estate, we provide below our representations to 
the West Berkshire Local Plan Review (LPR) 2022 to 2039 Regulation 19 Proposed Submission 
consultation. Our clients are the freehold owners of land east of Waller Drive, Newbury as annotated on the 
plan contained in the appended Vision Document. 

Representations have been submitted to the Local Plan at various stages setting out development proposals 
for the land east of Waller Drive, Newbury which could be achieved over the plan period.  In addition, the 
wider site has been put forward for assessment by West Berkshire Council in the Housing and Economic 
Land Availability Assessment.  Most recently representation was submitted to the Local Plan Regulation 18 
stage 2 consultation in February 2021.  A number of general points were made to the draft document and 
are summarised below as they inform our response to the current Regulation 19 Proposed Submission 
document: 

• Commentary about the plan’s approach to housing delivery and supply and that the unambitious scale 
of growth fails to meet the identified housing need; 

• General support for the focus of growth towards the sustainable locations of Newbury and Thatcham; 
• Policy compliant development on land east of Waller Drive, Newbury. 

A predicament in responding to the current draft (Regulation 19) Plan is the proposed change in Government 
policy with the publication of the proposed Revised Framework in December 2022 to replace the July 2021 
document in line with the requirements of the “Levelling Up and Regeneration Bill: reforms to national 
planning policy”.  Annex 1 of the Revised Framework suggests that the Revised Framework is a material 
consideration from the date of its publication (paragraph 221), specifically for the consideration of planning 
applications. 

Transitional arrangements are set out for the purpose of examining plans (paragraph 225), which confirm 
that for the purposes of the tests of soundness in paragraph 35, and the policy on renewable and low carbon 
energy and heat in plans in Paragraph 156, these policies apply only to plans that have not reached 
Regulation 19 of the Town and Country Planning (Local Planning) (England) Regulations 2012 (pre-
submission) stage, or that reach this stage within three months of the publication of the version.  Therefore, 
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the West Berkshire Local Plan will be considered for the purposes of soundness against the July 2021 
version of the NPPF. 

In responding to the current Regulation 19 consultation document reference is made to the requirement to 
assess whether the planning document has been prepared in accordance with the legal and procedural 
requirements and whether it is “sound” having regard to the provisions of paragraph 35, namely: 

A) Positively prepared – providing a strategy which, as a minimum, seeks to meet the area’s 
objectively assessed needs and is informed by agreement with other authorities, so that unmet need 
from neighbouring areas is accommodated where it is practical to do so and is consistent with 
achieving sustainable development; 

B) Justified – an appropriate strategy, taking into account the reasonable alternatives, and based on 
proportionate evidence; 

C) Effective – deliverable over the plan period, and based on effective joint working on cross-boundary 
strategic matters that have been dealt with rather than deferred, as evidenced by the statement of 
common ground; and 

D) Consistent with national policy – enabling the delivery of sustainable development in accordance 
with the policies in this Framework and other statements of national planning policy, where relevant. 

Plans are required to set out strategic policies (NPPF paragraph 20) to address the priorities for 
development and use of land within the area, setting out an overall strategy for the patterns, scale and 
quality of development and make sufficient provision for housing and other development, with infrastructure 
to support it.  NPPF paragraph 22 specifically states that such strategic policies should look ahead over a 
minimum period of 15 years from the date of adoption to plan for and anticipate long term requirements and 
opportunities.  NPPF paragraph 23 outlines that such strategic policies should set out a clear strategy for 
bringing sufficient land forward to address objectively assessed need over the Plan period and should 
include planning for and allocating sufficient sites. 

In considering the soundness of the Publication draft document, the following sets out our comments in 
relation to the Plan generally and then to the land east of Waller Drive, Newbury specifically.  Overall, it is 
considered that the Local Plan Review is legally compliant as it complies with Sections 19 and 20 of the 
Planning and Compulsory Act 2004 (as amended) 

Regulation 19 Commentary – Plan Period 

Legally compliant  Yes Positively prepared No 

Sound No Justified No 

Compliant with the duty 
to cooperate  No 

Effective  No 

Compliant with national policy  No 

Requirements in the NPPF seek a minimum 15-year period from the date of adoption.  For a number of 
reasons, including resourcing in the authority and the availability of examining Inspectors, we are of the view 
that the Local Plan is unlikely to be adopted before the end of 2024 and that the proposed September 2024 
adoption date in the Council’s January 2023 Local Development Scheme is optimistic.  Therefore, to ensure 
the plan period is consistent with national policy, it would be prudent for the Local Plan to seek an end date 
of 31st March 2040 and the strategic policies including housing requirement and Vision adjusted to this date 
accordingly. 

It is considered that the draft Plan is not sound as it will not cover a minimum 15-year period from the date of 
adoption.  Carter Jonas would therefore strongly urge the Council to review its position before proceeding 
with submission of the Local Plan Review for examination to review the economic and housing growth 
holistically and over an extended Plan period to ensure that this review of the Local Plan is found sound and 
delivers the required jobs and housing for its residents.   
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Vision and Strategic Objectives 

Carter Jonas generally supports the proposed Vision and Strategic Objectives of the Local Plan Review and 
considers that an additional allocation for residential development east of Waller Drive, Newbury will help 
realise the Plan’s strategic objectives by: 
 

• Mitigating and adapting to the effects of climate change 
 

• Providing a range of sites to ensure that the district’s housing need and aspirations are met by 
providing a range of market, affordable and specialist housing types, tenures and sizes in 
appropriate and sustainable locations 
 

• Providing sustainable development of high quality design, construction and efficiency contributing to 
an attractive, safe and accessible environment for all 
 

• Supporting a strong, diverse and sustainable economy during construction and occupation 
 

• Helping to enhance the vitality and viability of Newbury through the increased population 
 

• Conserving and enhancing the local distinctive character, identity, significance and special interest of 
the built, historic and natural environment through sympathetic and complimentary development 
establishing new public rights of way and play space 
 

• Providing appropriate landscape led development outside the AONB delivering wider environmental, 
economic and social benefits 
 

• Enhancing and contributing to West Berkshire’s strong network of multi-functional green 
infrastructure providing health and environmental benefits and enhancing the overall quality of life of 
sustainable communities 
 

• Promoting low emission transport choices including active travel and enhancing of cycle networks 
 

• Contributing to reasonable infrastructure enhancements where necessary to support the 
development. 
 

Policy SP1 Spatial Strategy 

Legally compliant  Yes Positively prepared No 

Sound No Justified Yes 

Compliant with the duty 
to cooperate  No 

Effective  No 

Compliant with national policy  Yes 

We continue to support the Council’s spatial strategy and agree that the focus of development should be at 
the sustainable top tier Urban Areas of Newbury and Thatcham.  The main urban areas of Newbury and 
Thatcham contain a wide range of services and opportunities for employment, community and education that 
serve a large catchment area with good levels of accessibility and frequent public transport provision.  
Regeneration and expansion of these settlements therefore accords with the Framework. 

Owing to Newbury and Thatcham’s sustainability criteria, and that “Newbury will be a focus for housing 
development” and “Thatcham will be a focus for regeneration”, it is therefore surprising that there are not 
more allocations proposed at Newbury and Thatcham.  Currently, there is an over-reliance on two large 
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strategic sites, (one of which has been carried forward from the Core Strategy (2012)) which will require at 
least the 17-year plan period and beyond to be delivered.  Furthermore, it is noted that the smaller proposed 
residential allocations around Newbury and Thatcham have been carried forward from West Berkshire’s 
Housing Site Allocations Development Plan Document (DPD) which was adopted in 2017, 6 years ago.   

Generally, of the 23 proposed residential allocations across the district, 14 (60%) have been brought forward 
from the Housing Site Allocations DPD of 2017 as they have yet to be delivered.  Additionally, the housing 
trajectory suggests that despite the long-standing allocations, several of the carried forward sites are unlikely 
to start to provide homes until after 2027, such as sites RSA1, RSA8, RSA9. RSA14, RSA18, RSA21.  
Furthermore, of the proposed new residential allocations none of which are anticipated to provide a source of 
housing supply in the first five years of the plan, with the trajectory confirming housing delivery after 2027.  
This analysis suggests that additional sites need to be found to ensure that there is housing delivery in the 
early phases of the plan and to ensure that the plan is positively prepared. 

It is considered that there should be flexibility in relation to development outside but adjacent to settlement 
boundaries in sustainable locations at Urban Areas and that development in these locations should not be 
restricted and treated as open countryside.  Sites adjacent to settlement boundaries at Urban Areas should 
be considered as a flexible opportunity for sustainable development to bolster historic allocations, such as 
Sandleford Park or Lynch Lane, Lambourn, which fail to deliver in a timely fashion.   

Whilst the Spatial Strategy Policy SP1 is generally supported, it is considered that several of the proposed 
residential allocations conflict with the policy in relation to “optimising the density of development to make the 
best use of land”.  Whilst landscape impact is an important consideration for the design and density of a 
scheme, policy wording recommending low density development on proposed allocations at Theale and 
Chieveley (Policies RSA10, RSA11 and RSA17) are considered contrary to draft Policy SP1 as the density 
and ultimate capacity of a site should be determined during the course of planning application preparation 
and determination. 

 

Policy SP3 Settlement Hierarchy 

Legally compliant  Yes Positively prepared No 

Sound No Justified Yes 

Compliant with the duty 
to cooperate  No 

Effective  No 

Compliant with national policy  Yes 

The purpose of the settlement hierarchy is to ensure that new development planned through the Plan period 
is directed to the more sustainable settlements.  Focussing development at the largest settlements and on 
previously developed sites is supported (Draft Policy SP3 Settlement Hierarchy).  However, the majority of 
the proposed site allocations are on greenfield sites.  Furthermore, the West Berkshire Brownfield Register 
December 2022 update demonstrates that the majority of sites on the register have been redeveloped and 
only an additional 4 sites have come forward as a result of the recent call for sites process.   

Additionally, of those few sites on the Brownfield register that have historically benefitted from planning 
permission, several have let the consent lapse suggesting that the sites are either no longer viable for the 
proposed redevelopment or are no longer available.   It is therefore considered that the reliance on windfall 
sites to deliver 1,949 dwellings over the plan period is optimistic and that further residential allocations are 
required to replenish some of the assumed supply from this source. 

It is also noted that draft Policy SP3 anticipates that Neighbourhood Plans will assist in allocating sites for 
residential development and that 80 dwellings are anticipated to come forward through this process (draft 
Policy SP12 Approach to Housing Delivery).  However, of the 9 designated neighbourhood plan areas since 
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2015, slow progress has been made and only 2 have been “made”.  Of those 9 with designated areas, only 2 
neighbourhood plans are proposing to make site allocations for the 80 dwellings.  It is therefore concluded 
that additional sustainably located sites, such as land east of Waller Drive, Newbury, should be allocated for 
residential development to ensure that the identified housing need is met as there appears to be little 
appetite for providing additional residential growth through the designated neighbourhood plan areas.  

 

Policy SP12 Approach to Housing Delivery  

Legally compliant  Yes Positively prepared No 

Sound No Justified No 

Compliant with the duty 
to cooperate  

No 
Effective  No 

Compliant with national policy  Yes 

We welcome the Council’s decision not to include demolitions or empty homes as contributing in some form 
to the housing supply, given that neither will be a significant source.  However, concern is raised with the 
assumption of 1,949 dwellings coming from windfalls.  Carter Jonas advocate that windfalls should not be 
included as a source of supply and should be seen as a bonus over the plan period as part of the 
Government’s policy to substantially boost the supply of housing.  Furthermore, it is considered that the 
Council’s calculation for the windfall allowance is skewed owing to the long-term average period that has 
been used to inform the allowance.  While there is evidence to support a small site windfall allowance, the 
calculation should be reduced to be more realistic of housing delivery from this source. 

Table 2 and paragraph 6.21 onwards of the Local Plan Review identifies the sources of supply to suggest 
that the overall cumulative total requirement is 9,146 dwellings and that there is an existing supply of 7,337 
dwellings requiring a further 1,809 dwellings to be found.  Policies SP13-15 provide additional housing 
supply on newly allocated sites of 1,720 dwellings (including the North East Thatcham allocation for 
approximately 1,500 dwellings) to be delivered within the plan period.  Owing to the scale of the strategic 
allocations, the delivery rates from these sites will not materialise until the second half of the plan period.  In 
the absence of a buffer for the possibility that windfalls may not arise, or extant permissions are not 
delivered, the housing requirement will not be met.  This does not represent positive planning and is 
therefore unsound. 

Additionally, there is a concern that the authority’s housing land supply will be on the cusp of five years at the 
time of the plan’s adoption.  In order to provide a more robust housing land supply in the early part of the 
plan period the Council should reconsider the sources of housing land supply and include more small and 
medium sized sites in the plan.  This would assist in ensuring that the plan complies with NPPF paragraph 
69 in that 10% of the housing requirement is delivered on identified sites of less than one hectare.  Currently 
it is unclear whether the NPPF’s requirement has been achieved therefore it is recommended that further 
residential allocations are made to ensure a more certain 5-year housing land supply exists on plan 
adoption. 

Unmet housing needs 

Furthermore, it is noted that Reading Borough Council have identified a shortfall of 230 dwellings that is 
anticipated to arise in the latter part of their current Local Plan period (the plan considers the period through 
to 2036) and it is understood that the shortfall was calculated against the now dated Berkshire Strategic 
Housing Market Assessment of February 2016.  The agreed Statement of Common Ground with the local 
authorities that make up the Western Berkshire Housing Market Area (Bracknell Forest, Reading, West 
Berkshire and Wokingham) for the purposes of local plan making recognises the principle that Reading’s 
need should be met within the West Berkshire area.  Reading have identified that a 5-year review is required 
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by 2024 and that it will need to consider how to deal with the housing needs generated by the standard 
methodology.  The West Berkshire Housing Background paper confirms that:  

“Though the principle of meeting any unmet need within the HMA is accepted, the distribution of that 
unmet need within the HMA has not been agreed and will be subject to further review, through the 
plan-making process, before the need arises.” (Para 2.24 Housing Background Paper January 2023) 

Whilst the draft Local Plan Review reiterates NPPF Paragraph 61 that “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” the housing provision of between 513 (local housing 
need) and 538 dwellings (local housing need plus 5% buffer as required by NPPF Paragraph 74) does not 
include for Reading’s unmet need.  It is therefore recommended that the housing number provision over the 
plan period should be between 528 and 554 dwellings per annum, 8,976 to 9,418 dwellings for the period 1st 
April 2022 to 31st March 2039.   

Whilst it is proposed that consideration of addressing Reading’s housing shortfall will not take place until a 
future time, provision should be made now in the West Berkshire Local Plan Review to ensure that additional 
sites are planned for to meet this identified future need.  West Berkshire’s approach is contrary to NPPG 
paragraph 2a-010-20201216 as, in the knowledge of Reading’s need, to ensure the plan is positively 
prepared, there should be provision in the West Berkshire Local Plan Review now to meet that need.  Not 
allocating sites for Reading’s need now renders the duty to cooperate futile as the cooperation has not 
resulted in a positively prepared plan with an effective outcome, i.e., accommodating Reading’s housing 
shortfall.  In addition, by deferring the allocation of sites to address Reading’s unmet need renders the plan 
ineffective. 

Additionally, Carter Jonas would suggest that a buffer of additional sites is applied so that sufficient flexibility 
is included into the Plan to ensure the housing requirement and the economic aspirations of the plan can be 
met.  The use of such a buffer is two-fold:  a) to conform to national policy the housing requirement should 
be identified as a minimum (to ensure a boost in supply and to represent positive planning) it is prudent 
therefore for the Plan to seek to exceed that target; and b) a buffer will provide a balance against non-
delivery or under delivery.  It is considered therefore that the Plan should identify more sites. 

It is evident from the Housing Trajectory 2022/23 – 2038/39 (Housing Background Paper January 2023) that 
there is a significant shortfall anticipated in housing completions for the year 2026/27 owing to the lag for the 
strategic allocations to come through.  Whilst there is an assumed recovery in completions for the period 
2027 – 2032 anticipated to meet the housing requirement of 538 dwellings per annum (Local Housing Need 
513 dwellings per annum plus NPPF required 5% buffer), it is noted that after 2032 the Council does not 
anticipate meeting its housing requirement for the remainder of the plan period.   Furthermore, after 2036/37, 
the housing trajectory suggests that both the Plan’s overall housing requirement and the annual requirement, 
which takes into consideration past / projected completions, will not be met.  It is therefore considered that 
the Plan is unsound as it has not been positively prepared for the plan period. 

Advice from the Local Plan Expert Group recommends that a buffer of allocated sites should be set to 
around 20%.  Therefore, the Plan as drafted should include for new residential allocations for at least around 
2,171 dwellings over the plan period to ensure the housing requirement is met. This equates to a minimum of 
646 dwellings per annum, against the 538 dwelling identified figure.  If Reading’s unmet need were included 
in the additional 20% calculation and spread across the plan period, the annual housing requirement would 
amount to 662 dwellings per annum.  

It is encouraging that the Council have responded to concerns raised at North East Thatcham (Policy SP17 
North East Thatcham Strategic Site Allocation) in relation to environmental and highways impacts and given 
more consideration to the draft allocation by reducing the proposal from 2,500 dwellings at the Regulation 18 
stage down to 1,500 dwellings at Regulation 19.  However, the draft policy’s supporting text suggests that 
further detailed studies need to be undertaken, including landscape and visual impact assessment in relation 
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to potential impact on the AONB, suggesting that the site’s capacity could be further reduced in this sensitive 
location through refined detailed assessment.   

In order for the assessed housing need over the Plan period to be fully realised it is recommended that 
additional residential sites are allocated to make up the likely shortfall created by this additional refinement. 
Whilst acknowledged by the SA (page 38), “the [reduced] scale of the site will mean that more additional 
sites will need to be allocated across the district”. However, as the standard method illustrates a decreasing 
population, additional residential allocations have not been made.   

The district’s decreasing population could be seen as an indicator that, owing to the district’s house prices 
being higher than the average for England, people are choosing to live where it is more affordable 
elsewhere.  This is likely to have an economic impact on the district through the inevitable ‘brain drain’ and 
the ever-increasing aging population of the district due to the authority’s inability to retain the younger 
generations.    

In the absence of these additional technical studies and the time required to obtain a deliverable planning 
consent, it is unlikely that the 1,500 dwellings at North East Thatcham will be provided in the plan period.  
Therefore, additional sites should be allocated now to ensure that the Council’s housing need is met in full 
over the lifetime of the Plan.   

It is noted that the evidence base for assessing the local housing need and demand consists of the Berkshire 
(including South Bucks) Strategic Housing Market Assessment (2016) and a slightly more recent sensitivity 
report of March 2018.  The 2016 SHMA considered that the local housing need requirement was for an 
average of 665 new dwellings a year for the period 2013 to 2036 which was reduced by the 2018 sensitivity 
report to 600 dwellings per annum. 

Whilst the Local Housing Need Assessment is the starting point for plan-making, there may be 
circumstances where the Council must plan for a higher level of housing needs.  The NPPG confirms at 
paragraph 2a-024-20190220 that “An increase in the total housing figures included in the plan may need to 
be considered where it could help deliver the required number of affordable homes.”  The Council’s evidence 
indicates that there is a need for at least 330 affordable and social rented homes per annum, which is 
approximately 60% of the council’s housing requirement.  Owing to the majority of the affordable homes 
being delivered through the allocation of market housing there is justification for a higher housing 
requirement. 

Policy SP13 Sites allocated for residential and mixed-use development in Newbury and Thatcham 

Legally compliant  Yes Positively prepared No 

Sound No Justified No 

Compliant with the duty 
to cooperate  No 

Effective  No 

Compliant with national policy  Yes 

Owing to the anticipated shortfall in housing delivery requiring the need for additional allocations, it is 
considered that an additional allocation of land to the east of Waller Driver, Newbury should be included in 
this policy.  As demonstrated in the appended Vision document, this sustainably located site could 
accommodate up to approximately 350 dwellings and associated public open space.  Land to the south of 
Turnpike Road by the hospital is available for commercial or specialist residential purposes. 

Suggested Modification:  Additional Residential Allocation - Land East of Waller Drive, Newbury 

The land East of Waller Drive, Newbury provides an opportunity for sustainable residential development in 
close proximity to employment uses, public transport nodes and the services and facilities of Newbury and 
Thatcham.  The site is well located to form a logical extension to the residential area of Newbury in addition 
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to creating an opportunity for betterment to the surface water flooding reported in the vicinity at Turnpike 
Road.  The representation is supported by a Vision document which further justifies development in this 
location and demonstrates that landscape impact will be marginal, successfully maintaining and reinforcing 
the separation of Newbury and Thatcham. 

The land east of Waller Drive comprises several parcels of land to the north and south of the access lane to 
Tigers Day Nursery.  The site is currently farmland and slopes upwards from Turnpike Road to the north and 
is bounded by Waller Drive to the west and a hedgerow with an unnamed watercourse to the east.  The site 
is surrounded by extensive hedgerow planting with sporadic tree coverage in the southern fields north of 
Turnpike Road. 

An additional parcel of land south of Turnpike Road is available for commercial or specialist residential 
purposes.  The site is flat and bordered by hedgerow and trees and is well related to Newbury.  The site 
could be developed for commercial purposes or specialist residential use complimenting the nearby hospital.  
The site could provide employment opportunities for the area whilst recognising the importance of this 
gateway to Newbury.  Development will be focused to the western side of the site to ensure that there is a 
landscaped buffer to the roundabout to retain the views towards Thatcham and to ensure separation of the 
settlements. 

Land east of Waller Drive, Newbury provides a highly sustainable development opportunity, which would 
accord with the Council’s Vision of providing sustainable development at the main urban areas, including 
supporting infrastructure, that would deliver a range of different house types, sizes, tenures and affordability 
that would help to address West Berkshire’s future housing need.  The site is in one ownership, providing 
comfort in terms of its deliverability, and avoiding protracted developer negotiations across different interests 
as demonstrated at Sandleford Park and as likely to occur at North East Thatcham.   

We agree with the Council’s view that Newbury and Thatcham should remain separate and distinct towns 
with their own character, whilst remaining geographically close and functionally related, offering significant 
employment provision with good access to transport linkages.  Through the landscape-led masterplanning 
process we have demonstrated in the attached opportunities and constraints analysis contained within the 
appended Vision Document, and the concept masterplan that flows from that analysis, that an attractive 
development can be provided in a parkland setting that would not have an adverse impact on the existing 
settlement form, pattern and character of the landscape, and which can be delivered in accordance with the 
Council’s emerging LPR development management policies.  The development proposals for the site seek to 
provide surety that the separation of Newbury and Thatcham will be maintained in addition to providing 
highly sustainable residential and commercial development in discreet landscaped parcels within the site. 

The development of the concept masterplan has been entirely landscape led, seeking to respect and 
preserve the existing landscape, TPO’d trees and heritage assets through a sensitive response and 
sympathetic development in a parkland setting.  The approach seeks to provide opportunities for improved 
green infrastructure, woodland planting, accessible and useable public open space in a clearly defined public 
realm, maximising biodiversity enhancements and sustainable transport solutions whilst providing an 
opportunity to permanently retain the physical separation of Newbury and Thatcham in conjunction with 
enabling development in this highly sustainable location.  

Development proposals east of Waller Drive, Newbury have given due consideration to the nature of the 
local topography and have kept built form away from the higher ground in the northern section of our client’s 
landownership, seeking to maximise new public open space opportunities in this location.  The development 
proposals will contribute positively to the local character and will take references from the local architectural 
and landscape vernacular through the retention of the parkland character within the site.  The proposed 
green infrastructure network within the site has sought to conserve and enhance existing biodiversity 
features and to create linkages between local features through the retention of existing boundary features, 
individual trees and the introduction of new woodland planting.   
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The provision of new woodland areas and other areas of recreation within the site will reduce pressure on 
neighbouring woodlands and contribute to the local character and sense of place in line with the 
opportunities raised within the Local and National Character Area profiles.  Landscape buffers along the 
western and eastern boundaries of the site will include enhancement of existing boundary vegetation to help 
screen and soften views towards the site from neighbouring visual receptors. 

Public footpaths passing through and directly adjacent to the site will be retained and buffered by including 
these routes within green corridors passing through development areas or including perimeter buffers to 
routes outside but adjacent to the site.  This will maximise the potential for strengthening the local green 
infrastructure in accordance with draft Policy SP10 ‘Green Infrastructure’ and will enable opportunities to 
increase pedestrian and cycle access across the site tying into the local network in accordance with draft 
Policies SP23 and DM42 ‘Transport Infrastructure’. 

Access to the land north of Turnpike Road is currently proposed via a priority junction west of the existing 
access to Tigers Day Nursery and Henwick Court complex.  Sustainable infrastructure to contribute to the 
Council’s aim to deliver carbon neutrality by 2030 will be incorporated into the development, including 
contributions towards public transport and enhancement of active travel routes to Thatcham and Newbury.  

Policy DM2 Separation of Settlements around Newbury and Thatcham – unsound 

Legally compliant  Yes Positively prepared No 

Sound No Justified No 

Compliant with the duty 
to cooperate  No 

Effective  No 

Compliant with national policy  Yes 

The proposed submission plan refers on many occasions to the constrained nature of West Berkshire, with 
74% of the district designated AONB, 90% rural in character, parts of the district subjected to flooding, the 
registered battlefield to the west of Newbury, nutrient neutrality zone around the River Lambourn catchment 
and development restrictions imposed by the Atomic Weapons Establishments at Aldermaston and 
Burghfield.  West Berkshire Council considers that only approximately 15% of the district can be considered 
available through the local plan process for potential development. 

It is therefore surprising that, in light of the hugely constrained nature of the district, the Council is now 
seeking to further prevent the possibility for sustainable development around the most sustainable 
settlements through the introduction of green wedges in the proposed submission Regulation 19 plan.  This 
is considered contrary to NPPF paragraph 60 as the policy does not support the objective of significantly 
boosting the supply of homes and instead will strangle the future supply of housing.  This is a restrictive 
policy and, as recognised by the Sustainability Appraisal, is incompatible with the Sustainability Appraisal’s 
objective “to enable provision of housing to meet identified need in sustainable locations.” 

It is considered that this new policy is unnecessary as the existing policies in the Local Plan seek to avoid 
development outside settlement boundaries in the open countryside.  Indeed, it is acknowledged at 
Paragraph 5.44 in the draft Local Plan Review that; 

“Much of the pressure for development is around the edges of settlements, which can physically lead 
to coalescence or introduce an increase in activity which has an urbanising effect.  Despite this, a 
key feature of even the larger settlements is the way in which few have coalesced in recent times 
and so the blurring of the physical distinction between places has largely been avoided.”   

Additionally, it is noted that the draft Local Plan Review proposes to continue the allocation of residential 
development in the North Wessex Downs AONB and is proposing that a further 5 site allocations for a total 
of 104 dwellings be added to the carried forward allocations totalling 289 dwellings across the 5 sites.  The 
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justification for the further major development allocations in the North Wessex Downs AONB are the 
perceived constraints around the Newbury and Thatcham spatial area.   

Policy DM2, as currently worded, is a wholly negative and unnecessary policy which imposes further 
constraint on an already heavily constrained authority.  Other planning authorities elsewhere have 
incorporated green wedge policy into their local plans which contribute to the setting of towns, protecting and 
enhancing green infrastructure assets as well as supporting development in green wedges subject to a 
number of criteria. 

Further development in the AONB could be avoided by the deletion of draft Policy DM2 and a thorough 
consideration of edge of settlement sites at Newbury and Thatcham should be undertaken.  This would 
facilitate the additional allocation of sustainable edge of settlement locations, out with the AONB, such as on 
land to the east of Waller Drive, Newbury where up to circa 350 dwellings could be sustainably and 
sensitively accommodated. 

The Arup report “Appropriate Countryside Designation Study” (21st November 2022), which aims to justify 
this policy, applied a blanket approach to the consideration of the green wedge designation and did not 
consider the potential for nuanced, landscape sympathetic development on sustainably located land parcels 
adjoining the settlement boundaries, such as on land east of Waller Drive, Newbury.  A finer grain 
assessment needs to be undertaken to consider the landscape where the openness has already been 
compromised through existing physical structures therefore contradicting the Green Wedge designation. 

Whilst the proposed development will clearly involve built development, as demonstrated in the 
accompanying Vision document,  it can be designed having regard to the sensitive nature of the site to 
ensure that substantial green corridors are provided along the site’s boundaries and within it to try and 
maintain the site’s open character, in consideration of the character of this part of the proposed green wedge 
designation.  The proposed layout of the development is spacious in character, being of fairly low density at 
35 dwellings per hectare and works with the existing landscape to minimise any losses or impact on the 
landscape value and by retaining landscape features that will act as visual breaks and screens from the 
wider area.  It is considered that the development proposals east of Waller Drive, and its design / layout, has 
had regard to the openness and characteristics of this part of the landscape to avoid any potential for 
coalescence with Thatcham in addition to creating a strong eastern boundary which reinforces the 
separation of the settlements. 

West Berkshire’s “Landscape Sensitivity Approach to Settlement Expansion within West Berkshire” summary 
report for Newbury (Kirkham Landscape Planning Ltd May 2009) concludes that the Lower Henwick 
Dipslopes, Parcel 2E, which covers a larger land parcel containing the land east of Waller Drive, Newbury, 
have an overall landscape sensitivity of Medium to Low.  It is recognised that draft Policy DM2 is not a local 
landscape designation and seeks to safeguard the unique characters and separate identities of Newbury and 
Thatcham.  As confirmed by the appeal decisions cited in Arup’s report, the adopted policies in the Core 
Strategy have been generally strong enough to protect the landscape character of the area, demonstrating 
that this additional policy restraint is totally unnecessary.  

It is also considered that the Sustainability Appraisal (SA) is flawed in relation to Policy DM2 as Appendix 6 
justifies SA Objective 1 “to enable provision of housing to meet identified need in sustainable locations” as 
having an unknown impact on the provision of affordable housing only and does not consider market housing 
and the economic benefits of additional housing supply to the economy.  The SA Sub Objective is “To enable 
provision of housing to meet all sectors of the community, including those with specialist requirements”.  It 
may be that some specialist requirements are only provided by the private sector and delivered through a 
market housing mechanism.   

Furthermore, the SA considers that there will be a neutral impact on health, safety and wellbeing in that the 
draft policy is likely to impact on healthy active lifestyles.  It is argued that by locating development on the 
edge of sustainable settlements at the top of the settlement hierarchy encourages active lifestyles through 
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the variety of facilities and services that are on offer at Newbury and Thatcham.  The policy similarly conflicts 
with SA Objective 3, improving accessibility to community infrastructure, and SA Objective 4 in that it does 
not maximise or promote opportunities for sustainable travel.  By restricting development in these 
sustainable locations will have an overall negative impact and is therefore incompatible with the SA. 

It is noted that the Arup report considers that the strength of the existing policy protecting the coalescence of 
Newbury and Thatcham has been assessed in the context of West Berkshire demonstrating a five year 
housing land supply and raises caution in the event that the housing supply falls below five years.  However, 
in a ‘sub-5 year world’ the presumption in favour of sustainable development would apply with or without the 
green gap policy.  There is agreement with the report’s conclusion that the current policy approach 
preventing coalescence is justified and effective however, Carter Jonas consider that a further policy 
restriction on sustainable development is totally unnecessary and the policy should be worded more 
positively.  

Whilst there is some sympathy with the conceived essential gap between Newbury and Thatcham preventing 
coalescence, sustainable development east of Waller Drive enables the creation of a permanent green gap 
in the form of a country park, which would be retained, with certainty, in perpetuity.  This approach reinforces 
Arup’s consideration in relation to a potential Local Green Space designation on the existing driving range. 

Policy DM2 is unsound as it is a negative policy, limiting sustainable development and pushing development 
into less sustainable sites in the AONB in order to meet identified housing need.  Consequently, the plan 
cannot be considered to be sound as it is not positively prepared.  Whilst it is considered that the policy 
should be deleted, the below positive policy amendment which enables sustainable development is provided 
to assist the Council in planning positively. 

Policy DM2 Separation of Settlements around Newbury and Thatcham Suggested Modification:   

In order to prevent the coalescence of Newbury and Thatcham and to maintain the separate identity of the 
distinct settlements around both towns, the following gaps between settlements have been identified and are 
outlined on the Policies Map: 

a) Land between Newbury and Donnington 
b) Land between Newbury and Enborne Row / Wash Water 
c) Land between Newbury and Thatcham 
d) Land between Thatcham and Cold Ash 
e) Land between Thatcham and Ashmore Green 

Development which would detract from the open the open or rural character of these gaps will not be 
permitted.  In these areas development will only be permitted where it: 

i) Would not diminish the clear physical and visual separation between distinct settlements; and 
ii) Would not compromise the integrity of the gap either individually or cumulatively with other 

existing or proposed development. 

Include additional text “Supporting development in Green Wedges that: 

• Retains the open and undeveloped character of the Green Wedge; 
• Retains and creates green networks between the countryside and open spaces within the urban 

areas; and 
• Retains and enhances public access to the Green Wedge, especially for recreation. 

Summary 

These representations introduce land east of Waller Drive, Newbury as a highly sustainable development 
opportunity, suitable for a residential allocation in the Local Plan Review.  Additionally, land south of 
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Turnpike Road is available for commercial or specialist residential use.   The sites represent an excellent 
opportunity to deliver much needed, high-quality market and affordable housing, publicly accessible open 
space and specialist residential or commercial uses whilst maintaining the separation of Newbury and 
Thatcham.  

Participation at the Oral Part of the Examination 

Carter Jonas confirms that it wishes to take part in the oral part of the Local Plan examination to enable the 
explanation of our stance, to impart to the Inspector specific and relevant knowledge about West Berkshire, 
the land east of Waller Drive, Newbury, in addition to answering any questions that the Inspector may have. 

We trust that the information provided assists the Council with its ongoing work as part of the LPR process. 
We look forward to further and continued dialogue with the Council regarding development options at Lower 
Henwick Farm and more specifically on land east of Waller Drive, Newbury.  Please notify us when the Plan 
has been submitted for Independent Examination; the publication of the report of the Inspector; and the 
adoption of the Local Plan Review in addition to the preparations for the examination.   

Yours sincerely 

 
Steven Sensecall 
Partner 

 
 
 

Enc:  Vision Document 










































