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  Representation to Policy SP1 
1.1 These representations have been prepared by Nexus Planning on behalf of Pangbourne Beaver Properties Ltd, in response 

to the West Berkshire Local Plan Review 2022-2039 – Regulation 19 consultation (“the Plan”). 

1.2 We support, in general terms, the spatial strategy set out in Policy SP1, which adopts an approach based on three spatial 
areas in the district, which include the North Wessex Downs AONB. 

1.3 We also support the requirement for the focus of development in each of these spatial areas to:  

‘…follow the District-wide settlement hierarchy set out in Policy SP3 which takes account of the function and 
sustainability of settlements and promotes sustainable communities’. 

1.4 We additionally support the spatial approach to the North Wessex Downs AONB itself as referenced in Policy SP1, which 
seeks to ensure that it delivers appropriate and sustainable growth in this area that conserves and enhances its special 
landscape qualities. 

1.5 However, despite clearly identifying this spatial strategy in Policy SP1, Policy SP15 fails wholly to have regard to / accord 
with it.  

1.6 With specific regard to the North Wessex Downs AONB area, Policy SP15 disregards not only the spatial strategy in Policy 
SP1 but also the settlement hierarchy in Policy SP3, failing to make any development allocations at Pangbourne (a ‘Rural 
Service Centre’ which also benefits from a railway station), whilst making a series of allocations at settlements in this spatial 
area that are demonstrably less sustainable / lower down the Council’s own settlement hierarchy.  

1.7 As set out in detail in our representations to Policy SP15, the approach to housing provision in the North Wessex AONB 
area is unjustified, inappropriate and unsound, and conflicts with the strategy for the district as set out in Policies SP1, SP2 
and SP3 of the Local Plan.  

 

Proposed Changes  

1.8 As set out in more detail in our representations to Policy SP15, the approach to housing provision in the North Wessex 
AONB area, in making no provision for any residential development at the Rural Service Centre of Pangbourne, is 
fundamentally unsound. It should be corrected by way of a review of the approach to the allocation of sites in the North 
Wessex AONB area and as part of this, the allocation of Site PAN8 at Pangbourne - as the most sustainable location for 
development in this spatial area.    
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  Representation to Policy SP2 
1.1 These representations have been prepared by Nexus Planning on behalf of Pangbourne Beaver Properties Ltd, in response 

to the West Berkshire Local Plan Review 2022-2039 – Regulation 19 consultation (“the Plan”). 

1.2 We support the spatial objective to deliver appropriate and sustainable growth in the North Wessex Downs Area of 
Outstanding Natural Beauty in a way that conserves and enhances its special landscape qualities.  

1.3 However, as set out further in our representations to Policies SP1, SP3 and specifically Policy SP15, the allocations made in 
the Local Plan fail to deliver appropriate and sustainable growth in this important area, making no development allocations 
at Pangbourne (a ‘Rural Service Centre’ which also benefits from a railway station), whilst making a series of allocations at 
settlements that are demonstrably less sustainable / lower down the Council’s own settlement hierarchy.  

1.4 As set out in detail in our representations to Policy SP15, the approach to housing provision in the North Wessex AONB 
spatial area is unjustified, inappropriate and unsound, and conflicts with the strategy for the district as set out in Policies 
SP1, SP2 and SP3. 

 

Proposed Changes  

1.5 The approach to housing provision in the North Wessex AONB area should be fundamentally reviewed and specifically, 
Site PAN8 at Pangbourne should be allocated as part of this strategy - as the most sustainable location for development in 
this spatial area.    
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  Representation to Policy SP3 
1.1 These representations have been prepared by Nexus Planning on behalf of Pangbourne Beaver Properties Ltd, in response 

to the West Berkshire Local Plan Review 2022-2039 – Regulation 19 consultation (“the Plan”). 

1.2 We welcome the inclusion of a settlement hierarchy policy in the Local Plan as a way to ensure sustainable patterns of 
development.  

1.3 We also support the requirement for development in West Berkshire to comply with the spatial strategy set out in Policy 
SP1, and for the focus of development to follow the district-wide settlement hierarchy, which takes account of the function 
and sustainability of settlements across the district and promotes sustainable communities.  

1.4 We additionally support the categorisation of settlements as Urban Areas, Rural Service Centres and Service Villages.  

1.5 However, despite the very clear requirements of both Policies SP1 and SP3 for the focus of development in the district to 
follow the identified settlement hierarchy, and the requirement of Policy SP2 to ensure appropriate and sustainable growth 
in the North Wessex Downs AONB area, the Local Plan fails to do so. 

1.6 As set out in detail in our representations to Policy SP15, Pangbourne is identified in Policy SP3 as a Rural Service Centre. 
It is in fact the most sustainable of the four identified Rural Service Centres as it also benefits from a railway station.  

1.7 Notwithstanding this, and despite the clear and wholly logical requirements of Policies SP1 and SP3, Policy SP15 makes no 
development allocations at Pangbourne, despite its inherent sustainability and the availability of a suitable site (Site PAN8). 
Instead, a series of allocations is somewhat inexplicably proposed at demonstrably less sustainable Rural Service Centres 
and also at materially less sustainable Service Villages.  

1.8 This approach results, wholly unnecessarily, in an unsustainable pattern of development which does not have regard to 
the needs of Pangbourne and which conflicts with the clear and logical strategies identified in Policies SP1, SP2 and SP3 of 
the Local Plan.      

  

Proposed Changes  

1.9 As set out in more detail in our representations to Policy SP15, the approach to housing provision in the North Wessex 
AONB area, which makes no provision for development at Pangbourne, is fundamentally unsound and should be reviewed, 
ensuring that an allocation is made at Pangbourne (Site PAN8) - as the most sustainable location for development in this 
spatial area.    
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1. Summary  
1.1 These representations have been prepared by Nexus Planning on behalf of Pangbourne Beaver Properties Ltd, in response 

to the West Berkshire Local Plan Review 2022-2039 – Regulation 19 consultation (“the Plan”). 

1.2 We object to Policy SP15 as the site allocations made therein are internally inconsistent with the identified spatial strategy 
and settlement hierarchy as set out elsewhere in the Plan.  

1.3 Given the Council’s acceptance that some residential development is justified / necessary in the North Wessex Downs 
AONB area (a conclusion with which we agree), we object to the subsequent failure of the Plan to allocate any development 
at Pangbourne (a Rural Service Centre as identified in Policy SP3) whilst allocating development in materially less 
sustainable locations, and on sites that are far less logical / justifiable than Site Ref: PAN8 at Pangbourne (Land to the north 
of Sheffield Place) as identified in the HELAA 2020 (updated in 2023). Site Ref: PAN8 adjoins the existing settlement of 
Pangbourne to the east and to the south, is within easy walking distance of Pangbourne railway station and the village 
centre, and sits well within the landscape.  

1.4 We can only assume that the failure to allocate Site PAN8, the only material site available at Pangbourne, is based on the 
conclusions of the Council’s HELAA 2020 / 2023. However, we submitted representations to that document in 2020 
identifying fundamental flaws and inaccuracies in relation to its conclusions relevant to Site PAN8 - flaws / inaccuracies 
that have not been either acknowledged or subsequently corrected. As a consequence, this site has not been allocated for 
development and as a result, Pangbourne has not been allocated any growth despite the Council’s acceptance of the need 
for development in the North Wessex Downs AONB, and the inherent sustainability of Pangbourne as a settlement.  

1.5 We support the Vision and Strategic Objectives that are set out in Section 3 of the Plan, and the three key policies upon 
which the ‘Place-Based Approach’ is structured. However, the allocations made in the Plan do not accord with the identified 
Vision / Objectives / Policies and accordingly we have additionally submitted objections to the following policies: 

• SP1 - The Spatial Strategy 
• SP2 - North Wessex Downs AONB 
• SP3 - Settlement Hierarchy 

 
1.6 Policy SP1 identifies a strategy (with which we agree in principle) that includes the provision of appropriate and sustainable 

growth within the North Wessex Downs AONB spatial area. This objective is repeated in Policy SP2. 

1.7 Policy SP2 is also clear (and we again agree) that development within each spatial area will follow the districtwide 
settlement hierarchy, which takes account of the function and sustainability of settlements. 

1.8 Policy SP3 identifies this settlement hierarchy (see Appendix 1) identifying Pangbourne as one of six ‘Rural Service Centres’ 
i.e. settlements acknowledged by the Council to benefit from a good range of key services and opportunities for 
employment, community and education, serving a wide catchment area and containing reasonable accessibility and 
regular public transport provided to a number of destinations (and behind only the Urban Areas of Newbury, Thatcham 
and the Eastern Urban Area in terms of sustainability). At Appendix 2 to this representation we have re-provided the ‘Audit 
Matrix and Settlement Scores’ for each village as produced by the Council. At Appendix 3 we have provided, for ease of 
reference, an extract of Policy SP15 itself. 

1.9 Pangbourne, notably, and unlike the other Rural Service Centres such as Burghfield Common and Lambourn, has a mainline 
railway station providing access to Oxford, Reading and London. This is a significant sustainability benefit and makes it 
even more important as a location for some residential development.  
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2. Why Pangbourne Needs Housing 
2.1 Beyond existing commitments, the failure to allocate any additional housing at Pangbourne in the Plan means that no 

additional provision is made to meet local housing needs over the 17-years covered (2022 to 2039). Over this period, the 
reliance only on existing commitments (53 dwellings) equates to housing growth at Pangbourne of only 3 dwellings per 
annum (dpa). 

2.2 Delivery of 53 dwellings would accommodate population growth over the Plan period of around 127 persons (based on an 
assumed 2.4 persons per household) - broadly a population change of 7 persons per annum. However, Census 2011 and 
Office for National Statistics (ONS) Mid Year Estimates (MYEs) indicate that Pangbourne’s population has increased by an 
average of 35 persons per annum between 2011 and 2019 (a total change of 277 total persons) – a rate of change very 
meaningfully greater than that provided for in the Plan. Analysis of the Census 2011 and the MYEs also indicates that the 
resident population of Pangbourne Parish has consistently been around 2% of West Berkshire’s total resident population. 

2.3 The Council’s monitoring data confirms that over the five monitoring years (2015/16 to 2018/19), an average of 11 dpa 
have been delivered at Pangbourne. Over a longer 10-year monitoring period (2009/10 to 2018/19), an average of 8 dpa 
have been delivered.  

2.4 Overall, trend analysis would suggest that housing growth of at least 8 - 11 dpa would be required at Pangbourne to support 
the continuation of trend-based population change over the Plan period. This equates to delivery of between 136 and 187 
dwellings over the Plan period, with the mid-point being 10 dpa (or 162 dwellings over the Plan period).  

2.5 Notably, 2% of the Policy SP12 minimum housing target for the District (513-538 dpa) equates to 10-11 dpa (or 170-187 
dwellings over the Plan period) - a level of growth broadly similar to housing growth trends at Pangbourne but a figure 
which also includes an appropriate affordability and ‘significantly boosting’ housing growth uplift. Indeed, Land Registry 
housing affordability indicators show that median house prices at Pangbourne (£579k for the year ending December 2019) 
are meaningfully higher than West Berkshire as a whole (£392k for the year ending December 2019). 

2.6 Provision of only around 3 dpa at Pangbourne, relying on existing commitments only, is therefore wholly inappropriate 
and unsound and will not, contrary to Policy SP1, provide for appropriate and sustainable growth that has regard to the 
district-wide settlement hierarchy. The approach is also inconsistent with national policy which states (National Planning 
Policy Framework paragraph 78) that housing should be located where it will enhance or maintain the vitality of rural 
communities. Planning policies should identify opportunities for villages to grow and thrive, especially where this will 
support local services.  

2.7 It is acknowledged within the AONB that the scale and extent of development should be limited (Framework paragraph 
176) but as outlined above, delivery of only 3 dpa within one of the district’s most sustainable Rural Service Centres is a 
level of growth which is significantly below that required to meet local market and affordable housing needs, and maintain 
the settlement’s vitality over the Plan period, and beyond.  

2.8 Delivery of at least 10 - 11 dpa (170-187 dwellings over the Plan period) should, therefore, be proactively planned for at 
Pangbourne. In addition to the 53 homes that already form commitments at Pangbourne, land to accommodate between 
109 and 151 additional dwellings should be allocated within the Local Plan. As outlined later in these representations, Site 
Ref PAN8 can contribute towards meeting these local housing needs. 

 



West Berkshire Local Plan Review 2022-2039 – Regulation 19 Consultation Pangbourne Beaver Properties Ltd 
Representation to Policy SP15 March 2023 
 

WWW.NEXUSPLANNING.CO.UK  6 

3. Sites Allocated for Development in the North Wessex Downs AONB 
3.1 As referenced previously, the Council’s approach to the allocation of sites within the North Wessex Downs AONB area is 

unsound given the wholly unjustified absence of any provision at the highly sustainable settlement of Pangbourne. To 
demonstrate this further, and the conflict it creates with the Plan’s own Vision and spatial strategy, we have undertaken 
an assessment of those sites that are proposed to be allocated in Policy SP 15. This assessment provides the following for 
each of these sites: 

a. Site allocation plan – West Berkshire Council. 

b. Site allocation policy – West Berkshire Council 

c. Aerial photograph to show the site in context 

d. Settlement Hierarch and HELAA designation 

e. Environmental designations 

f. Our high level commentary on planning history and qualities of the site 

3.2 Of the six ‘Large sites’ (1ha or larger) that have been allocated two sites: 

• RSA 18 Compton; and 
• RSA 20 Charlotte Close, Hermitage  

have planning permission and we cannot therefore question them. 

3.3 Of the four ‘Small and Medium sites’ (less than 1 ha) that have been allocated two sites: 

• RSA 15 Newbury Road Lambourne; and 
• RSA 21 Land to the south east of the Old Farmhouse at Hermitage 

also have planning permission and we cannot now question these. 

3.4 As such, our assessment focusses on the six remaining proposed allocations. This allows a relative assessment to be carried 
out with Site Ref: PAN8 at Pangbourne. From this, it can clearly be seen that the allocated sites are in materially less 
sustainable locations, are less well-located having regard to their relationship with existing settlements, and have similar 
/ greater landscape and / or ecological impacts. Accordingly, the allocation of these sites, in the absence of an appropriate 
allocation at the materially more sustainable Pangbourne, does not comply with the strategic objectives of the Plan and in 
particular Policies SP1, SP2 and SP3. Appendix 5 of this representation is the analysis of these sites according to the criteria 
set out in paragraph 3.1 above. In summary, however, we note the following in relation to these 6 sites: 

• RSA 14 Lynch Lane, Lambourn – (Current Policy Ref HSA 19) - Lambourn is a settlement that is materially less 
sustainable than Pangbourne. It is a site originally allocated in the Housing Site Allocations DPD (201) (“HSADPD”) but 
it is constrained by a number of environmental factors including flood risk associated with the River Lambourn to the 
north and a SSSI. In addition, on the basis that this site was originally allocated in the HSADPD but has still not been 
developed, its deliverability must be questioned. 
 

• RSA 17 Land at Chieveley Glebe – This site comprises ribbon development at a village with a low sustainability score 
(26) in the Council’s own Audit Matrix and Settlement Scores.  
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• RSA 22 Land adjacent Station Road, Hermitage – A large extension (34 homes) to a village with a low sustainability 

score in the Council’s Audit Matrix and Settlement Scores (24).  
 

• RSA 23 Land adjacent to The Haven, Kintbury – A relatively incongruous extension to a well-established settlement 
boundary, at a settlement that scored only 29 in the Council’s Audit Matrix and Settlement Scores paper. 
 

• RSA 16 Land north of South End Road, Bradfield Southend – A large extension( 20 homes) to a village with a low 
Settlement Score (21) as identified in the Council’s Audit Matrix and Settlement Scores document. The northern 
boundary of the site is undefined by physical features and it has a poor site access. 
 

• RSA 19 Land west of Spring Meadows, Great Shefford – An exposed and relatively incongruous extension to a small 
village with a low Settlement Score (22) as set out in the Council’s Audit Matrix and Settlement Scores document.  

 

3.5 We consider that the allocation of these sites, in the absence of the allocation of any new development at the materially 
more sustainable settlement of Pangbourne (that scores 40 in the Council’s Audit Matrix and Settlement Scores document), 
and specifically Site PAN8, means that Policy SP15 conflicts with the Council’s Vision and spatial strategy, and the objectives 
of Policies SP1, SP2 and SP3, and is unsound.  For comparison, Section 4 of these representations assesses the PAN8 site 
at Pangbourne against the same criteria applied to the above sites.  
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4. The Merits of Land to the North of Sheffield Close in Pangbourne 
(PAN8) 

4.1 For all of the reasons identified previously, and elsewhere in our representations, it is evident that provision must be made 
for additional housing at Pangbourne. In this regard, the only realistic site that is available for any meaningful quantum of 
residential development is site reference PAN8, which is accessed from Sheffield Place. 

4.2 This site is gently undulating land that is well-screened by existing trees and hedges. It is a short walk from the centre of 
Pangbourne, via a pedestrian ramp that abuts Pangbourne Hill in the south east corner of Sheffield Place. It will form a 
natural extension to the village. It is also in close proximity to Pangbourne railway station, that provides access to services 
to Reading and Oxford. 

4.3 The ‘West Berkshire Landscape Sensitivity Assessment 2011 – Site Reports PAN 002’ considered the merits, in landscape 
terms, of the large open field (as it was then) that ran from Pangbourne Hill in the south to the railway line in the north. 
This concluded that development was possible in this location, recommending more specifically that:  

“Recommendations 
• Development on this site should be subject to the following constraints to ensure the protection and enhancement of 
the AONB: 
• The mass and scale of development should not be visually intrusive and must not detract from views of the Thames 
valley and the Chilterns 
• The western boundary should be planted with a linear woodland designed to respect the local topography and 
vegetation pattern and contain the settlement 
• The continuous bank and tree cover along Pangbourne Hill/Road should not be broken to provide access to the site 
• The development should be in keeping with the mass, scale and density of the western part of Pangbourne and include 
a high level of landscape infrastructure as 
found in the adjacent Breedon Estate 
• The layout should work with the grain of the topography and be restricted to lower slopes below the 75m AOD contour, 
or 70m AOD where the site is more visually exposed.” 

 
4.4 Since that Recommendation was made, the residential development (now known as Sheffield Place) has been completed 

together with significant woodland planting along the western boundary and across the ridge at the top of the valley at 
the northern end of the Site, that runs from west to east. This development and planting has transformed the Site and it 
is now well-enclosed. 

4.5 The site is located to the west of Riverview Road, and so is substantially above the flood plain. The Landscape Sensitivity 
Assessment that was undertaken by West Berkshire Council in 2011 indicated that development should be restricted to 
land below the 75m AOD contour. The development of Sheffield Place has adhered to this guide, as could proposed 
development of the PAN8 site. The overall site has an area of approx. 5.6 ha, including the existing woodland planting 
areas. Proposed development would occupy only 50% of the site and could accommodate either: 

• Approximately 39 dwellings comprising a mix of two storey houses and flats; or 
• A 75-bed senior living Care Home together with approximately 28 dwellings.   

 

4.6 Both would include a policy-compliant level of affordable housing. 

4.7 These alternative concepts are shown graphically on the masterplans below: 
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5. Landscape Impact / Impact on the AONB 
5.1 A Preliminary Landscape and Visual Appraisal (PLVA) has been undertaken by EDP (see Appendix 7) which notes, inter alia, 

that the findings of the Council’s HELAA contain a number of inaccuracies in relation to landscape matters, which are 
summarised as follows: 

1. Site Location – the HELAA states that the site only abuts Pangbourne Settlement Boundary to the east, whereas Figure 
EDP 3.1 shows the southern boundary also abutting the settlement boundary;  
 

2. Landscape Capacity – the HELAA has assumed a capacity of 72 dwellings, whereas representations previously 
submitted state a maximum of 40 dwellings; 
 

3. Landscape Character – the HELAA states that a key issue for the site is potential significant harm to the special qualities 
of the AONB. However, the baseline study identified that development of the site would not be likely to affect the 
special qualities and that any relevant key issues can be mitigated through good design; 
 

4. Landscape Character – the HELAA identified the site within the incorrect Landscape Type and Character Area within 
the West Berkshire Landscape Character Assessment (August 2019). Conclusions are, therefore, made on the basis of 
incorrect baseline information and cannot be relied upon;  
 

5. Visual Amenity – conclusions relevant to the visual amenity of the site appear to have been made on the findings of 
the Landscape Sensitivity Assessment carried out in 2011 i.e. before the significant woodland planting within the site 
was implemented and omitting nine years of growth of the surrounding vegetation. It is clear that no site visit has 
taken place since this date - a key omission in relation to the identified ‘suitability conclusions’. 

5.2 As a result, the PLVA considers that the basis on which the ‘unsuitable’ conclusion was made for Site Ref PAN8 is flawed 
and cannot be relied upon. 

5.3 Furthermore, the PLVA concludes, inter alia, that: 

1. due to the influence of a number of urbanising features within and adjacent to the site, it is considered to have a close 
relationship to the western urban edge of Pangbourne, rather than the rural landscape associated with the open 
downlands to the west; 
 

2. whilst the site is located within the North Wessex Downs AONB and in close proximity to the Chilterns AONB, the 
implementation of the suggested landscape strategy principles would ensure the identified Special Qualities of both 
are conserved and, where possible, enhanced; 
 

3. visually, the site is well-contained to the south and west by existing vegetation and topography; 
 

4. it is possible to develop a scheme which provides new housing while respecting the sensitivity of the site and thereby 
minimising adverse effects on landscape character and visual amenity; and 
 

5. in landscape and visual terms, the site has capacity to accommodate residential development following the landscape 
principles set out within the report, and as set out within the two masterplan options. 
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6. Highways Impact 
6.1 A Transport Statement (2023) prepared by Bellamy Roberts is provided at Appendix 8 and has been prepared in response 

to the assertions in the Council’s HELAA as to the unacceptable impacts of development of the site on the highway network. 
In summary this report concludes that: 

1. the adjacent development at Sheffield Close (35 dwellings) was granted planning permission by the Council (Ref. 
15/03320/OUTMAJ) in 2016 based on 2015 traffic survey data. Although some concern was expressed at the time by 
the Local Highway Authority in relation to the junction of Pangbourne Hill and the A340, this concern was not sufficient 
to warrant a recommendation to refuse the scheme; 
 

2. Pangbourne Beaver Properties Ltd commissioned a traffic survey at the Pangbourne Hill / A340 junction in 2023 to 
allow a comparison between the baseline data in 2015 to support the approved (and now constructed development) 
at Sheffield Close and now; 
 

3. the 2023 traffic survey confirms that the overall traffic flows through this junction have reduced when compared to 
2015, in both morning and evening peak hour periods; 
 

4. the introduction of new development on Site Ref: PAN8 would (assuming 100% of vehicles travelled via the 
Pangbourne Hill / A340 junction) increase flows by circa 21-25 vehicles (2-way). However, such an increase would still 
not result in flows at this junction at 2015 levels. In other words, current flows plus flows generated by the 
development of Site Ref: PAN 8 would not result in the traffic flows being greater than the 2015 flows; 
 

5. consideration was also given to the accident rate at this junction and it was found there has been no material change 
in the number of accidents and circumstances that has occurred along the local road network between 2015 and 2023; 
 

6. as such if the Local Highway Authority is to be consistent in its approach, it should reach the same conclusion as it did 
in 2015 i.e. that development can take place without unacceptable highways impacts; 
 

7. the access to the site would be safe and suitable for all users; and 
 

8. the traffic impact would not be severe and it would not be any worse than it was when permission was granted for 35 
dwellings in 2015. As such in considering Site Ref: PAN8, there are no valid highway reasons to find the site suitable 
for residential development. 
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7. Conclusion 
7.1 This representation and its associated appendices sets out why Policy SP15 of the Plan is unsound.  

7.2 Policy SP15 fails to make any development allocations at Pangbourne despite the settlement’s need for development, its 
inherent sustainability as a Rural Service Centre which benefits also from a railway station, and contrary to the Vision, 
objectives and spatial strategy set out in the Plan.   

7.3 Whilst failing make any allocations at Pangbourne, Policy SP15 somewhat inexplicably makes a series of allocations in the 
North Wessex Downs AONB area at settlements that are significantly less sustainable than Pangbourne. Furthermore, 
these sites would have environmental impacts that are similar to or often greater than Site PAN8 at Pangbourne.  

7.4 The allocation of PAN 8 would have the following benefits: 

• provide either a senior living-led development or family housing including 40% affordable units in a sustainable 
location; 
 

• pedestrian access to the village centre via the south east corner of Sheffield Close which links onto Pangbourne Hill; 
 

• the existing woodland and boundary planting creates a well-enclosed site with limited impact on the AONB and in a 
well landscaped setting; 
 

• existing overhead electricity cables that are visually intrusive and detrimental to the setting of the site can be placed 
underground; and 
 

• an area of replacement grassland can be established to provide a replacement for the lost grassland and provide 10% 
biodiversity net gain. 

 

7.5 We have additionally demonstrated that the reasons identified in the Council’s HELAA for discounting Site Ref: PAN8  
cannot be substantiated and as such provide no justifiable reason for not making this allocation at Pangbourne. 

 

Proposed Changes  

7.6 For the reasons set out in these representations, the approach to housing provision in the North Wessex AONB area as set 
out in Policy SP15, which makes no provision for development at Pangbourne, is fundamentally unsound.  

7.7 It should be corrected through a review of the approach to the allocation of sites in the North Wessex AONB area and 
specifically, the allocation of Site PAN8 at Pangbourne, as the most sustainable location for development in this spatial 
area. We include a plan below, using the same style and legend as the other allocations in the Local Plan, to identify how 
this allocation might be taken forward in the Plan.    
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4. Proposed Changes 
 
Please set out what change(s) you consider necessary to make the Local Plan Review legally 
compliant or sound, having regard to the tests you have identified above (Please note that 
non-compliance with the duty to co-operate is incapable of modification at examination).  
 
You will need to say why this change will make the LPR legally compliant or sound. It will be helpful 
if you are able to put forward your suggested revised wording of any policy or text. Please be as 
precise as possible.  
Please see the attached document. 

 
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 
 No    

 
If you wish to participate at the oral part of the examination, please outline why you consider this to 
be necessary:  
It is important for the Inspector to fully understand the existing flaws with the Plan with specific 
regard to Pangbourne. This can be best achieved by us presenting oral evidence to 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   

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

The adoption of the Local Plan Review    
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1. Summary  
1.1 These representations have been prepared by Nexus Planning on behalf of Pangbourne Beaver Properties Ltd, in response 

to the West Berkshire Local Plan Review 2022-2039 – Regulation 19 consultation (“the Plan”). 

1.2 We object to Policy SP15 as the site allocations made therein are internally inconsistent with the identified spatial strategy 
and settlement hierarchy as set out elsewhere in the Plan.  

1.3 Given the Council’s acceptance that some residential development is justified / necessary in the North Wessex Downs 
AONB area (a conclusion with which we agree), we object to the subsequent failure of the Plan to allocate any development 
at Pangbourne (a Rural Service Centre as identified in Policy SP3) whilst allocating development in materially less 
sustainable locations, and on sites that are far less logical / justifiable than Site Ref: PAN8 at Pangbourne (Land to the north 
of Sheffield Place) as identified in the HELAA 2020 (updated in 2023). Site Ref: PAN8 adjoins the existing settlement of 
Pangbourne to the east and to the south, is within easy walking distance of Pangbourne railway station and the village 
centre, and sits well within the landscape.  

1.4 We can only assume that the failure to allocate Site PAN8, the only material site available at Pangbourne, is based on the 
conclusions of the Council’s HELAA 2020 / 2023. However, we submitted representations to that document in 2020 
identifying fundamental flaws and inaccuracies in relation to its conclusions relevant to Site PAN8 - flaws / inaccuracies 
that have not been either acknowledged or subsequently corrected. As a consequence, this site has not been allocated for 
development and as a result, Pangbourne has not been allocated any growth despite the Council’s acceptance of the need 
for development in the North Wessex Downs AONB, and the inherent sustainability of Pangbourne as a settlement.  

1.5 We support the Vision and Strategic Objectives that are set out in Section 3 of the Plan, and the three key policies upon 
which the ‘Place-Based Approach’ is structured. However, the allocations made in the Plan do not accord with the identified 
Vision / Objectives / Policies and accordingly we have additionally submitted objections to the following policies: 

• SP1 - The Spatial Strategy 
• SP2 - North Wessex Downs AONB 
• SP3 - Settlement Hierarchy 

 
1.6 Policy SP1 identifies a strategy (with which we agree in principle) that includes the provision of appropriate and sustainable 

growth within the North Wessex Downs AONB spatial area. This objective is repeated in Policy SP2. 

1.7 Policy SP2 is also clear (and we again agree) that development within each spatial area will follow the districtwide 
settlement hierarchy, which takes account of the function and sustainability of settlements. 

1.8 Policy SP3 identifies this settlement hierarchy (see Appendix 1) identifying Pangbourne as one of six ‘Rural Service Centres’ 
i.e. settlements acknowledged by the Council to benefit from a good range of key services and opportunities for 
employment, community and education, serving a wide catchment area and containing reasonable accessibility and 
regular public transport provided to a number of destinations (and behind only the Urban Areas of Newbury, Thatcham 
and the Eastern Urban Area in terms of sustainability). At Appendix 2 to this representation we have re-provided the ‘Audit 
Matrix and Settlement Scores’ for each village as produced by the Council. At Appendix 3 we have provided, for ease of 
reference, an extract of Policy SP15 itself. 

1.9 Pangbourne, notably, and unlike the other Rural Service Centres such as Burghfield Common and Lambourn, has a mainline 
railway station providing access to Oxford, Reading and London. This is a significant sustainability benefit and makes it 
even more important as a location for some residential development.  
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2. Why Pangbourne Needs Housing 
2.1 Beyond existing commitments, the failure to allocate any additional housing at Pangbourne in the Plan means that no 

additional provision is made to meet local housing needs over the 17-years covered (2022 to 2039). Over this period, the 
reliance only on existing commitments (53 dwellings) equates to housing growth at Pangbourne of only 3 dwellings per 
annum (dpa). 

2.2 Delivery of 53 dwellings would accommodate population growth over the Plan period of around 127 persons (based on an 
assumed 2.4 persons per household) - broadly a population change of 7 persons per annum. However, Census 2011 and 
Office for National Statistics (ONS) Mid Year Estimates (MYEs) indicate that Pangbourne’s population has increased by an 
average of 35 persons per annum between 2011 and 2019 (a total change of 277 total persons) – a rate of change very 
meaningfully greater than that provided for in the Plan. Analysis of the Census 2011 and the MYEs also indicates that the 
resident population of Pangbourne Parish has consistently been around 2% of West Berkshire’s total resident population. 

2.3 The Council’s monitoring data confirms that over the five monitoring years (2015/16 to 2018/19), an average of 11 dpa 
have been delivered at Pangbourne. Over a longer 10-year monitoring period (2009/10 to 2018/19), an average of 8 dpa 
have been delivered.  

2.4 Overall, trend analysis would suggest that housing growth of at least 8 - 11 dpa would be required at Pangbourne to support 
the continuation of trend-based population change over the Plan period. This equates to delivery of between 136 and 187 
dwellings over the Plan period, with the mid-point being 10 dpa (or 162 dwellings over the Plan period).  

2.5 Notably, 2% of the Policy SP12 minimum housing target for the District (513-538 dpa) equates to 10-11 dpa (or 170-187 
dwellings over the Plan period) - a level of growth broadly similar to housing growth trends at Pangbourne but a figure 
which also includes an appropriate affordability and ‘significantly boosting’ housing growth uplift. Indeed, Land Registry 
housing affordability indicators show that median house prices at Pangbourne (£579k for the year ending December 2019) 
are meaningfully higher than West Berkshire as a whole (£392k for the year ending December 2019). 

2.6 Provision of only around 3 dpa at Pangbourne, relying on existing commitments only, is therefore wholly inappropriate 
and unsound and will not, contrary to Policy SP1, provide for appropriate and sustainable growth that has regard to the 
district-wide settlement hierarchy. The approach is also inconsistent with national policy which states (National Planning 
Policy Framework paragraph 78) that housing should be located where it will enhance or maintain the vitality of rural 
communities. Planning policies should identify opportunities for villages to grow and thrive, especially where this will 
support local services.  

2.7 It is acknowledged within the AONB that the scale and extent of development should be limited (Framework paragraph 
176) but as outlined above, delivery of only 3 dpa within one of the district’s most sustainable Rural Service Centres is a 
level of growth which is significantly below that required to meet local market and affordable housing needs, and maintain 
the settlement’s vitality over the Plan period, and beyond.  

2.8 Delivery of at least 10 - 11 dpa (170-187 dwellings over the Plan period) should, therefore, be proactively planned for at 
Pangbourne. In addition to the 53 homes that already form commitments at Pangbourne, land to accommodate between 
109 and 151 additional dwellings should be allocated within the Local Plan. As outlined later in these representations, Site 
Ref PAN8 can contribute towards meeting these local housing needs. 
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3. Sites Allocated for Development in the North Wessex Downs AONB 
3.1 As referenced previously, the Council’s approach to the allocation of sites within the North Wessex Downs AONB area is 

unsound given the wholly unjustified absence of any provision at the highly sustainable settlement of Pangbourne. To 
demonstrate this further, and the conflict it creates with the Plan’s own Vision and spatial strategy, we have undertaken 
an assessment of those sites that are proposed to be allocated in Policy SP 15. This assessment provides the following for 
each of these sites: 

a. Site allocation plan – West Berkshire Council. 

b. Site allocation policy – West Berkshire Council 

c. Aerial photograph to show the site in context 

d. Settlement Hierarch and HELAA designation 

e. Environmental designations 

f. Our high level commentary on planning history and qualities of the site 

3.2 Of the six ‘Large sites’ (1ha or larger) that have been allocated two sites: 

• RSA 18 Compton; and 
• RSA 20 Charlotte Close, Hermitage  

have planning permission and we cannot therefore question them. 

3.3 Of the four ‘Small and Medium sites’ (less than 1 ha) that have been allocated two sites: 

• RSA 15 Newbury Road Lambourne; and 
• RSA 21 Land to the south east of the Old Farmhouse at Hermitage 

also have planning permission and we cannot now question these. 

3.4 As such, our assessment focusses on the six remaining proposed allocations. This allows a relative assessment to be carried 
out with Site Ref: PAN8 at Pangbourne. From this, it can clearly be seen that the allocated sites are in materially less 
sustainable locations, are less well-located having regard to their relationship with existing settlements, and have similar 
/ greater landscape and / or ecological impacts. Accordingly, the allocation of these sites, in the absence of an appropriate 
allocation at the materially more sustainable Pangbourne, does not comply with the strategic objectives of the Plan and in 
particular Policies SP1, SP2 and SP3. Appendix 5 of this representation is the analysis of these sites according to the criteria 
set out in paragraph 3.1 above. In summary, however, we note the following in relation to these 6 sites: 

• RSA 14 Lynch Lane, Lambourn – (Current Policy Ref HSA 19) - Lambourn is a settlement that is materially less 
sustainable than Pangbourne. It is a site originally allocated in the Housing Site Allocations DPD (201) (“HSADPD”) but 
it is constrained by a number of environmental factors including flood risk associated with the River Lambourn to the 
north and a SSSI. In addition, on the basis that this site was originally allocated in the HSADPD but has still not been 
developed, its deliverability must be questioned. 
 

• RSA 17 Land at Chieveley Glebe – This site comprises ribbon development at a village with a low sustainability score 
(26) in the Council’s own Audit Matrix and Settlement Scores.  
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• RSA 22 Land adjacent Station Road, Hermitage – A large extension (34 homes) to a village with a low sustainability 

score in the Council’s Audit Matrix and Settlement Scores (24).  
 

• RSA 23 Land adjacent to The Haven, Kintbury – A relatively incongruous extension to a well-established settlement 
boundary, at a settlement that scored only 29 in the Council’s Audit Matrix and Settlement Scores paper. 
 

• RSA 16 Land north of South End Road, Bradfield Southend – A large extension( 20 homes) to a village with a low 
Settlement Score (21) as identified in the Council’s Audit Matrix and Settlement Scores document. The northern 
boundary of the site is undefined by physical features and it has a poor site access. 
 

• RSA 19 Land west of Spring Meadows, Great Shefford – An exposed and relatively incongruous extension to a small 
village with a low Settlement Score (22) as set out in the Council’s Audit Matrix and Settlement Scores document.  

 

3.5 We consider that the allocation of these sites, in the absence of the allocation of any new development at the materially 
more sustainable settlement of Pangbourne (that scores 40 in the Council’s Audit Matrix and Settlement Scores document), 
and specifically Site PAN8, means that Policy SP15 conflicts with the Council’s Vision and spatial strategy, and the objectives 
of Policies SP1, SP2 and SP3, and is unsound.  For comparison, Section 4 of these representations assesses the PAN8 site 
at Pangbourne against the same criteria applied to the above sites.  
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4. The Merits of Land to the North of Sheffield Close in Pangbourne 
(PAN8) 

4.1 For all of the reasons identified previously, and elsewhere in our representations, it is evident that provision must be made 
for additional housing at Pangbourne. In this regard, the only realistic site that is available for any meaningful quantum of 
residential development is site reference PAN8, which is accessed from Sheffield Place. 

4.2 This site is gently undulating land that is well-screened by existing trees and hedges. It is a short walk from the centre of 
Pangbourne, via a pedestrian ramp that abuts Pangbourne Hill in the south east corner of Sheffield Place. It will form a 
natural extension to the village. It is also in close proximity to Pangbourne railway station, that provides access to services 
to Reading and Oxford. 

4.3 The ‘West Berkshire Landscape Sensitivity Assessment 2011 – Site Reports PAN 002’ considered the merits, in landscape 
terms, of the large open field (as it was then) that ran from Pangbourne Hill in the south to the railway line in the north. 
This concluded that development was possible in this location, recommending more specifically that:  

“Recommendations 
• Development on this site should be subject to the following constraints to ensure the protection and enhancement of 
the AONB: 
• The mass and scale of development should not be visually intrusive and must not detract from views of the Thames 
valley and the Chilterns 
• The western boundary should be planted with a linear woodland designed to respect the local topography and 
vegetation pattern and contain the settlement 
• The continuous bank and tree cover along Pangbourne Hill/Road should not be broken to provide access to the site 
• The development should be in keeping with the mass, scale and density of the western part of Pangbourne and include 
a high level of landscape infrastructure as 
found in the adjacent Breedon Estate 
• The layout should work with the grain of the topography and be restricted to lower slopes below the 75m AOD contour, 
or 70m AOD where the site is more visually exposed.” 

 
4.4 Since that Recommendation was made, the residential development (now known as Sheffield Place) has been completed 

together with significant woodland planting along the western boundary and across the ridge at the top of the valley at 
the northern end of the Site, that runs from west to east. This development and planting has transformed the Site and it 
is now well-enclosed. 

4.5 The site is located to the west of Riverview Road, and so is substantially above the flood plain. The Landscape Sensitivity 
Assessment that was undertaken by West Berkshire Council in 2011 indicated that development should be restricted to 
land below the 75m AOD contour. The development of Sheffield Place has adhered to this guide, as could proposed 
development of the PAN8 site. The overall site has an area of approx. 5.6 ha, including the existing woodland planting 
areas. Proposed development would occupy only 50% of the site and could accommodate either: 

• Approximately 39 dwellings comprising a mix of two storey houses and flats; or 
• A 75-bed senior living Care Home together with approximately 28 dwellings.   

 

4.6 Both would include a policy-compliant level of affordable housing. 

4.7 These alternative concepts are shown graphically on the masterplans below: 
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5. Landscape Impact / Impact on the AONB 
5.1 A Preliminary Landscape and Visual Appraisal (PLVA) has been undertaken by EDP (see Appendix 7) which notes, inter alia, 

that the findings of the Council’s HELAA contain a number of inaccuracies in relation to landscape matters, which are 
summarised as follows: 

1. Site Location – the HELAA states that the site only abuts Pangbourne Settlement Boundary to the east, whereas Figure 
EDP 3.1 shows the southern boundary also abutting the settlement boundary;  
 

2. Landscape Capacity – the HELAA has assumed a capacity of 72 dwellings, whereas representations previously 
submitted state a maximum of 40 dwellings; 
 

3. Landscape Character – the HELAA states that a key issue for the site is potential significant harm to the special qualities 
of the AONB. However, the baseline study identified that development of the site would not be likely to affect the 
special qualities and that any relevant key issues can be mitigated through good design; 
 

4. Landscape Character – the HELAA identified the site within the incorrect Landscape Type and Character Area within 
the West Berkshire Landscape Character Assessment (August 2019). Conclusions are, therefore, made on the basis of 
incorrect baseline information and cannot be relied upon;  
 

5. Visual Amenity – conclusions relevant to the visual amenity of the site appear to have been made on the findings of 
the Landscape Sensitivity Assessment carried out in 2011 i.e. before the significant woodland planting within the site 
was implemented and omitting nine years of growth of the surrounding vegetation. It is clear that no site visit has 
taken place since this date - a key omission in relation to the identified ‘suitability conclusions’. 

5.2 As a result, the PLVA considers that the basis on which the ‘unsuitable’ conclusion was made for Site Ref PAN8 is flawed 
and cannot be relied upon. 

5.3 Furthermore, the PLVA concludes, inter alia, that: 

1. due to the influence of a number of urbanising features within and adjacent to the site, it is considered to have a close 
relationship to the western urban edge of Pangbourne, rather than the rural landscape associated with the open 
downlands to the west; 
 

2. whilst the site is located within the North Wessex Downs AONB and in close proximity to the Chilterns AONB, the 
implementation of the suggested landscape strategy principles would ensure the identified Special Qualities of both 
are conserved and, where possible, enhanced; 
 

3. visually, the site is well-contained to the south and west by existing vegetation and topography; 
 

4. it is possible to develop a scheme which provides new housing while respecting the sensitivity of the site and thereby 
minimising adverse effects on landscape character and visual amenity; and 
 

5. in landscape and visual terms, the site has capacity to accommodate residential development following the landscape 
principles set out within the report, and as set out within the two masterplan options. 
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6. Highways Impact 
6.1 A Transport Statement (2023) prepared by Bellamy Roberts is provided at Appendix 8 and has been prepared in response 

to the assertions in the Council’s HELAA as to the unacceptable impacts of development of the site on the highway network. 
In summary this report concludes that: 

1. the adjacent development at Sheffield Close (35 dwellings) was granted planning permission by the Council (Ref. 
15/03320/OUTMAJ) in 2016 based on 2015 traffic survey data. Although some concern was expressed at the time by 
the Local Highway Authority in relation to the junction of Pangbourne Hill and the A340, this concern was not sufficient 
to warrant a recommendation to refuse the scheme; 
 

2. Pangbourne Beaver Properties Ltd commissioned a traffic survey at the Pangbourne Hill / A340 junction in 2023 to 
allow a comparison between the baseline data in 2015 to support the approved (and now constructed development) 
at Sheffield Close and now; 
 

3. the 2023 traffic survey confirms that the overall traffic flows through this junction have reduced when compared to 
2015, in both morning and evening peak hour periods; 
 

4. the introduction of new development on Site Ref: PAN8 would (assuming 100% of vehicles travelled via the 
Pangbourne Hill / A340 junction) increase flows by circa 21-25 vehicles (2-way). However, such an increase would still 
not result in flows at this junction at 2015 levels. In other words, current flows plus flows generated by the 
development of Site Ref: PAN 8 would not result in the traffic flows being greater than the 2015 flows; 
 

5. consideration was also given to the accident rate at this junction and it was found there has been no material change 
in the number of accidents and circumstances that has occurred along the local road network between 2015 and 2023; 
 

6. as such if the Local Highway Authority is to be consistent in its approach, it should reach the same conclusion as it did 
in 2015 i.e. that development can take place without unacceptable highways impacts; 
 

7. the access to the site would be safe and suitable for all users; and 
 

8. the traffic impact would not be severe and it would not be any worse than it was when permission was granted for 35 
dwellings in 2015. As such in considering Site Ref: PAN8, there are no valid highway reasons to find the site suitable 
for residential development. 
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7. Conclusion 
7.1 This representation and its associated appendices sets out why Policy SP15 of the Plan is unsound.  

7.2 Policy SP15 fails to make any development allocations at Pangbourne despite the settlement’s need for development, its 
inherent sustainability as a Rural Service Centre which benefits also from a railway station, and contrary to the Vision, 
objectives and spatial strategy set out in the Plan.   

7.3 Whilst failing make any allocations at Pangbourne, Policy SP15 somewhat inexplicably makes a series of allocations in the 
North Wessex Downs AONB area at settlements that are significantly less sustainable than Pangbourne. Furthermore, 
these sites would have environmental impacts that are similar to or often greater than Site PAN8 at Pangbourne.  

7.4 The allocation of PAN 8 would have the following benefits: 

• provide either a senior living-led development or family housing including 40% affordable units in a sustainable 
location; 
 

• pedestrian access to the village centre via the south east corner of Sheffield Close which links onto Pangbourne Hill; 
 

• the existing woodland and boundary planting creates a well-enclosed site with limited impact on the AONB and in a 
well landscaped setting; 
 

• existing overhead electricity cables that are visually intrusive and detrimental to the setting of the site can be placed 
underground; and 
 

• an area of replacement grassland can be established to provide a replacement for the lost grassland and provide 10% 
biodiversity net gain. 

 

7.5 We have additionally demonstrated that the reasons identified in the Council’s HELAA for discounting Site Ref: PAN8  
cannot be substantiated and as such provide no justifiable reason for not making this allocation at Pangbourne. 

 

Proposed Changes  

7.6 For the reasons set out in these representations, the approach to housing provision in the North Wessex AONB area as set 
out in Policy SP15, which makes no provision for development at Pangbourne, is fundamentally unsound.  

7.7 It should be corrected through a review of the approach to the allocation of sites in the North Wessex AONB area and 
specifically, the allocation of Site PAN8 at Pangbourne, as the most sustainable location for development in this spatial 
area. We include a plan below, using the same style and legend as the other allocations in the Local Plan, to identify how 
this allocation might be taken forward in the Plan.    
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Contested Large Sites:

RSA14 - Land adjoining Lynch Lane, Lambourn
RSA17 - Land at Chieveley Glebe, Chieveley
RSA22 - Land adjacent to Station Road, Hermitage         
RSA23 - Land adjoining The Haven, Kintbury





Sites allocated for residential development: North Wessex Downs AONB

Policy RSA14

Land adjoining Lynch Lane, Lambourn (Site Ref: HSA 19)

The site, as shown on the indicative map, will be required to be developed in accordance with the following 
parameters:

a. The provision of approximately 60 dwellings, to be delivered at a low density in keeping with the surrounding
area. The development should ensure a mix and type of dwellings appropriate for the local area, taking
into account the needs of the racehorseracing industry which has a specific need for affordable single
person accommodation;

b. To ensure effective integration with existing residential areas the development will be accessed via Lynch
Lane. To enhance permeability through the site pedestrian and cycle links will be provided to enable
connection with existing housing and the land to the north west of the site;

c. Public Rights of Way and bridleway improvements will include improvement of the pedestrian/bridle link
between Lynch Lane and the village centre, and improved connectivity between Lower and Upper Lambourn;

d. The scheme will be informed by a Flood Risk Assessment (FRA) which will take account of all potential
sources of flood risk, including groundwater emergence. As part of the FRA consideration will also be given
to the provision of SuDS on the site, along with necessary mitigation measures;

e. The site lies within the hydrological catchment of the River Lambourn SSSI/SAC and the development must
demonstrate nutrient neutrality. A Habitats Regulations Assessment will be required to accompany any
future planning application. This will be supported by an appropriate Nutrient Neutrality Assessment and
Mitigation Assessment. Mitigation required will need to be operational and in place prior to any nutrient
pollution being discharged;

f. An integrated water supply and drainage strategy will be provided in advance of development to ensure
the provision of adequate and appropriate infrastructure for water supply and waste water, both on and off
site. Development will be occupied in line with this strategy. Infiltration from groundwater into the network
has been identified as a strategic issue within Lambourn; therefore development on the site will connect
to the mains sewerage system. A housing phasing plan will be required to ensure development does not
outpace delivery of essential network upgrades to the East Shefford Sewage Treatment Works;

g. Development will be informed by an Ecological Impact Assessment (EcIA). Appropriate avoidance and
mitigation measures will need to be implemented, to ensure any designated sites and/or protected habitats
and/or species are not adversely affected. The final developable area of the site could therefore reduce;

h. Development will need to ensure the retention of existing riverside vegetation and the provision of a
significant buffer/stand-off between the woodland and adjacent River Lambourn SSSI/SAC and any
development. In light of an initial Phase 1 Habitat Survey it is considered that no development will take
place within 15m of the outer edge of Flood Zone 2, allowing a minimum buffer/stand-off from the SSSI/SAC
of 38m (max. 88m);

i. The scheme will comprise a development design, layout and capacity that is in line with Policy SP7 and in
accordance with the Landscape Sensitivity Assessment (2011), and will be further informed by a full detailed
Landscape and Visual Impact Assessment (LVIA);

j. The design of the development will respond positively to the challenge of climate change and be designed
for climate resilience, including maximising the efficient use of sustainable technologies, resources, materials
and solar gain, in accordance with Policy SP5; and

k. Development should be informed by an archaeological desk based assessment as a minimum and field
evaluation if required to assess the historic environment potential of the site.

113Local Plan Review 2022-2039 Proposed Submission (for full Council) West Berkshire Council: December 2022

Local Plan Review 2022-2039 Proposed Submission (for full Council)

Appendix D















Policy RSA17

Land at Chieveley Glebe, Chieveley (Site Ref: CHI23)

The site, as shown on the indicative map, will be required to be developed in accordance with the following 
parameters:

a. The provision of up to 15 dwellings to be delivered at a low density in keeping with the surrounding area.
The scheme will reflect the existing settlement pattern and take the form of a linear development fronting
East Lane;

b. Access will need to be obtained from East Lane. To achieve the sight lines of 2.4 x 43 metres, accesses
may need to serve more than one dwelling;

c. A footway fronting the site that links to the existing footway to the west of the site;
d. Measures will be included to improve accessibility by, and encourage use of, non-car transport modes.

These measures will be set out in a Travel Information Pack;
e. The development design and layout will be further informed by a full detailed Landscape and Visual Impact

Assessment (LVIA);
f. The scheme will be informed by an Ecological Impact Assessment (EcIA). Appropriate avoidance and

mitigation measures will need to be implemented to ensure any designated sites and/or protected habitats
and/or species are not adversely affected;

g. The development design and layout will be further informed by a Heritage Impact Assessment;
h. The site lies within the hydrological catchment of the River Lambourn SSSI/SAC and the development must

demonstrate nutrient neutrality. A Habitats Regulations Assessment will be required to accompany any
future planning application. This will be supported by an appropriate Nutrient Neutrality Assessment and
Mitigation Assessment. Mitigation required will need to be operational and in place prior to any nutrient
pollution being discharged; and

i. An integrated water supply and drainage strategy will be provided in advance of development to ensure
the provision of adequate and appropriate infrastructure for water supply and waste water, both on and off
site. Development will be occupied in line with this strategy. A housing phasing plan will be required to
ensure development does not outpace delivery of essential network upgrades to the Chieveley Sewage
Treatment Works.
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Policy RSA22

Land adjacent Station Road, Hermitage

The site as shown on the indicative map will be required to be developed in accordance with the following 
parameters:

a. The provision of approximately 34 dwellings in a low density scheme that provides a mix of dwellings sizes
and types appropriate for the local area;

b. Access to the site will be provided by Station Road, with walking and cycle links to the allocations RSA20
(Charlotte Close) and RSA21 (Old Farmhouse). Opportunities should be taken to enable making these
linkages part of a Hermitage to Newbury off-road path and to providing footpath links to the local primary
school to enable sustainable travel;

c. Include a Transport Assessment;
d. The site will be developed in accordance with the Landscape Sensitivity and Capacity Assessment (2022)

and will:

i. Retain the existing boundary planting;
ii. Retain the the land to the north of the site as an open area which could have a character of a village

green;
iii. Be set back from the existing regenerated treed railway line, with additional planting along this boundary

to further reduce the visual effect of development on the landscape to the south;
iv. Be set back from Station Road to retain the rural character and the setting of the mature roadside

trees; and
v. Be set adjacent the rear gardens off Lipscombe Close to avoid an open edge to rear gardens;

e. The development design and layout will be in line with Policy SP7 and be further informed by a full detailed
Landscape and Visual Impact Assessment(LVIA);

f. The design of the development will respond positively to the challenge of climate change and be designed
for climate resilience, including maximising the efficient use of sustainable technologies, resources, materials
and solar gain, in accordance with Policy SP5;

g. The scheme will be informed by an Ecological Impact Assessment (EcIA). Appropriate avoidance and
mitigation measures will need to be implemented to ensure any designated sites and/or protected habitats
and or species are not adversely affected;

h. The site lies within the hydrological catchment of the River Lambourn SSSI/SAC and the development must
demonstrate nutrient neutrality. A Habitats Regulations Assessment will be required to accompany any
future planning application. This will be supported by an appropriate Nutrient Neutrality Assessment and
Mitigation Assessment. Mitigation required will need to be operational and in place prior to any nutrient
pollution being discharged;

i. An integrated water supply and drainage strategy will be provided in advance of development to ensure
the provision of adequate and appropriate infrastructure for water supply and waste water, both on and off
site. Development will be occupied in line with this strategy. A housing phasing plan will be required to
ensure development does not outpace delivery of essential network upgrades to the Chieveley Sewage
Treatment Works;

j. A Flood Risk Assessment (FRA) will be required to inform the delivery of the site as two low risk surface
water flow paths travel through the site. This FRA will also inform mitigation measures including the provision
of SuDS; and

k. A Heritage Impact Assessment will be required due to the presence of non-designated heritage assets.
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Policy RSA23

Land adjoining The Haven, Kintbury (Site Ref: KIN6)

The site, as shown on the indicative map , will be required to be developed in accordance with the following 
parameters:

a. The provision of approximately 20 dwellings to be developed in a low density scheme in keeping with the
surrounding area;

b. The scheme will be developed in accordance with the Landscape Sensitivity Assessment (2011):

i. Replacement of the conifer hedge to the western boundary with more appropriate planting;
ii. Views from the surrounding countryside, Public Right of Way, and the neighbouring recreational field

would need to be carefully considered; and
iii. New planting to integrate the buildings into the landscape;

c. The development design and layout will be in accordance with Policy SP7 and further informed by a full
detailed Landscape and Visual Impact Assessment (LVIA);

d. An Ecological Impact Assessment (EcIA) will be required which should include a Great Crested Newt
survey. The final developable area will be dependent upon the extent of any appropriate avoidance and
mitigation measures required to be implemented to ensure any designated sites and/or protected habitats
and/or species will not be adversely affected;

e. The design of the development will respond positively to the challenge of climate change and be designed
for climate resilience, including maximising the efficient use of sustainable technologies, resources, materials
and solar gain, in accordance with Policy SP5;

f. An integrated water supply and drainage strategy will be provided in advance of development to ensure
the provision of adequate and appropriate infrastructure for water supply and waste water, both on and off
site. Development will be occupied in line with this strategy;

g. Access to the site will be provided from The Haven via the existing garages. Any parking lost will need to
be relocated;

h. A Transport Statement will be required as part of any planning application;
i. Main internal walking and cycle routes for the site will be provided and will be linked to existing routes

including the Public Rights of Way network;
j. Part of the site lies within a Mineral Safeguarding Area and so consideration of Policy 9 of the West Berkshire

Minerals and Waste Local Plan will be required; and
k. A noise survey will be required as part of any planning application due to the proximity of the site to a sports

ground.
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Contested Small and Medium Sites:

RSA16 - Land North of Southend Road, Bradfield Southend
RSA19 - Land West of Spring Meadows, Great Shefford





Policy RSA16

Land North of Southend Road, Bradfield Southend (Site Ref: BRAD5)

The site, as shown on the indicative map, will be required to be developed in accordance with the following 
parameters:

The provision of approximately 20 dwellings, in a low density scheme that provides a mix of dwelling sizes and 
types appropriate for the local area;

a. Access to the site will be provided from Southend Road, subject to an assessment of the impact on existing
trees;

b. An integrated water supply and drainage strategy will be provided in advance of development to ensure
the provision of adequate and appropriate infrastructure for water supply and waste water, both on and off
site. Development will be occupied in line with this strategy;

c. A Flood Risk Assessment (FRA) will be required to inform the delivery of the site as the site lies adjacent
to an area of surface water flood risk (watercourse to the north of the site). This FRA will also inform
mitigation measures including the provision of SuDS;

d. An Ecological Impact Assessment (EcIA) will be required. Appropriate avoidance and mitigation measures
will need to be implemented, to ensure any designated sites and/or protected habitats and/or species are
not adversely affected;

e. An arboricultural survey will be required to inform the delivery of the site, to take into account the protected
trees present on the eastern boundary;

f. A substantial tree belt will be provided along the northern boundary, linking to the existing tree belt to the
north of the site, on the eastern boundary and with new planting on land at Stretton Close;

g. The development design and layout will be in line with Policy SP7 and be further informed by a full detailed
Landscape and Visual Impact Assessment (LVIA);

h. Measures will be included to improve accessibility by, and encourage use of, non-car transport modes.
This will be set out in a Travel Information Pack;

i. Main internal walking and cycle routes for the site will be provided and will be linked to existing routes;
j. The design of the development will respond positively to the challenge of climate change and be designed

for climate resilience, including maximising the efficient use of sustainable technologies, resources, materials
and solar gain, in accordance with Policy SP5; and

k. The southern quarter of the site lies within a Mineral Safeguarding Area and so consideration of Policy 9
of the West Berkshire Minerals and Waste Local Plan will also be required.
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Policy RSA19

Land west of Spring Meadows, Great Shefford (Site Ref: GS1)

The site, as shown on the indicative map, will be required to be developed in accordance with the following 
parameters:

a. The provision of approximately 15 dwellings in a scheme that provides a mix of dwelling types appropriate
to the local area;

b. Access to the site will be provided from Spring Meadows. A footway will need to be provided from the
development to the existing footway in Spring Meadows;

c. Main internal walking and cycle routes for the site will be provided and will be linked to existing routes
including the Public Rights of Way network;

d. The scheme will be developed in accordance with the Landscape Sensitivity Assessment (2011):

i. Retention of the existing boundary vegetation;
ii. Buildings to be kept off the northern-most corner of the site; and
iii. New planting to integrate buildings into the landscape and soften the edge;

e. The development design and layout will be further informed by a full detailed Landscape and Visual Impact
Assessment (LVIA);

f. The scheme will be informed by an Ecological Impact Assessment (EcIA). Appropriate avoidance and
mitigation measures will need to be implemented to ensure any designated sites and/or protected habitats
and/or species are not adversely affected;

g. The scheme will be informed by a Flood Risk Assessment for the site. This is due to the presence of a
surface water flow path across the northeast corner of the site, in addition to a small area of groundwater
emergence in the north east corner of the site. Development will need to be avoided in this area;

h. The site lies within the hydrological catchment of the River Lambourn SSSI/SAC and the development must
demonstrate nutrient neutrality. A Habitats Regulations Assessment will be required to accompany any
future planning application. This will be supported by an appropriate Nutrient Neutrality Assessment and
Mitigation Assessment. Mitigation required will need to be operational and in place prior to any nutrient
pollution being discharged;

i. An integrated water supply and drainage strategy will be provided in advance of development to ensure
the provision of adequate and appropriate infrastructure for water supply and waste water, both on and off
site. Development will be occupied in line with this strategy. Infiltration from groundwater into the network
has been identified as a strategic issue within this catchment; therefore development on the site will connect
to the mains sewerage system. A housing phasing plan will be required to ensure development does not
outpace delivery of essential network upgrades to the East Shefford Sewage Treatment Works;

j. Measures will be included to improve accessibility by, and encourage use of, non-car transport modes.
These measures will be set out in a Travel Information Pack;

k. A desk-based assessment to better understand archaeological potential and survival will be required.
Fieldwork techniques to better understand the Mesolithic potential may be necessary; and

l. Part of the site is underlain by aggregate mineral deposits and a Minerals Resource Assessment will be
required.
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Uncontested Sites:

RSA15 - Land at Newbury Road, Lambourn
RSA18 - Pirbright Institute Site, High Street, Compton
RSA20 - Land off Charlotte Close, Hermitage
RSA21 - Land to the south east of the Old Farmhouse, Hermitage



Appendix 6: Analysis of PAN 8 prepared 
by Nexus Planning
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Promoted Site: 

- Pangbourne Hill, Pangbourne (Rural Service Centre)
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Section 1 
Introduction 

 
 
1.1 The Environmental Dimension Partnership Ltd (EDP) has been commissioned by 

Pangbourne Beaver Properties Ltd to undertake a Preliminary Landscape and Visual 
Appraisal (LVA) in support of their representation to the West Berkshire Council Regulation 
19 Consultation. The report considers landscape and visual matters in relation to the 
proposal to allocate the site for residential development. It also reviews the findings of the 
West Berkshire Housing and Economic Land Availability Assessment (HELAA) on Land to 
the North of Pangbourne Hill, Pangbourne (the site).  
 

1.2 EDP is an independent environmental planning consultancy with offices in Cirencester, 
Cardiff and Cheltenham. The practice provides advice to private and public sector clients 
throughout the UK in the fields of landscape, ecology, archaeology, cultural heritage, 
arboriculture, rights of way and masterplanning. Details of the practice can be obtained at 
our website (www.edp-uk.co.uk). EDP is a Registered Practice of the Landscape Institute(1) 
specialising in the assessment of the effects of proposed development on the landscape.  
 
 

1.3 Plan EDP 1 illustrates the location of the site and the study area. The site is located on the 
western edge of the village of Pangbourne and is within the West Berkshire Local Planning 
Authority (LPA). The site comprises two medium sized agricultural fields and is accessed via 
Sheffield Close, a recently constructed residential lane completed by Millgate Homes. 
 
 
 
Purpose 

 
1.4 This LVA report has been undertaken to inform the consideration of the site for residential 

development and to support its promotion through the Regulation 19 Consultation process. 
 
1.5 It also considers the site against findings of the HELAA produced by West Berkshire Council 

in December 2020, which concluded the site, known as PAN8, to be ‘unsuitable’ for 
residential development. 
 

1.6 To date, the purpose of EDP’s work has been to gain an early understanding of the 
landscape and visual issues likely to affect the ‘in principle’ suitability and potential capacity 
of the site for development. 

 
1.7 This report identifies the existing conditions of the site and its surrounding area, to inform 

the design layout and appearance of emerging proposals. This work also identifies any 
mitigation measures which should be incorporated into the scheme to ensure its landscape 
and visual effects are minimised.  
 

 
1 LI Practice Number 1010 
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Methodology  

 
1.8 A Landscape and Visual Appraisal comprises a study of two separate but interlinked issues: 
 

• Landscape character is the physical make-up and condition of the landscape itself, 
and arises from a distinct, recognisable and consistent pattern of physical and social 
elements, aesthetic factors and perceptual aspects; and 

 
• Visual amenity is the way in which the site is seen; views to and from the site, their 

direction, character and sensitivity to change. 
 
1.9 Section 3 addresses baseline landscape character issues, whilst visual amenity issues are 

addressed in Section 4.  
 

1.10 Recommendations to inform any future design process, based on the findings of Sections 3 
and 4 are considered in Section 6. 
 

1.11 Section 5 outlines the findings of the HELAA and how this relates to the site and the 
conclusions reached within Sections 3 and 4. 

 
1.12 The LVA has been undertaken in accordance with the Guidelines for Landscape and Visual 

Impact Assessment – Third Edition (LI/IEMA, 2013) (GLVIA3), insofar as it is relevant to this 
stage in the process, and is considered proportional to the potential development being 
considered. The criteria referred to, but not defined within the guidelines, have been 
defined by EDP as set out in the methodology at Appendix EDP 2. 

 
 
Study Area 
 

1.13 A broad study area of up to 3km from the site was adopted as the initial search area, as 
shown on Plan EDP 1. This enabled the geographical scope of the assessment to be defined 
and provided the wider geographical context of the study. Within this area, the search 
focused on: identifying the local planning policy context; identifying national and local 
landscape designations and other relevant designations, for example Areas of Outstanding 
Natural Beauty (AONBs) and Registered Parks and Gardens (RPG); and providing a general 
geographical understanding of the site and its broader context, for example, in relation to 
landform, transport routes and the distribution and nature of settlement. 
 

1.14 Following this initial analysis and subsequent field work, and having an appreciation of the 
development proposed, the study area was refined to focus on those areas and features 
that are considered likely to be affected by the proposals. The extent of this study area is 
2km from the site boundary, as shown on Plan EDP 1, although occasional reference may 
be made to features beyond this area where appropriate. 
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Section 2 
Findings of EDP Data Trawl 

 
 

Information Sources 
 
Desk Study 

  
2.1 EDP’s Preliminary Landscape and Visual Appraisal has included preliminary reviews of 

aerial photographs, web searches, West Berkshire Council (WBC) publications and 
landscape character assessments. EDP has also obtained, where possible, information 
about relevant landscape and other designations such as AONBs, Conservation Areas, and 
Registered Parks and Gardens. 

 
2.2 In addition, a review of the planning policy context for the site has been undertaken, 

including the ‘Housing and Employment Land Availability Assessment’ (HELAA) 
December 2019). 
 
Field Assessment 
 

2.3 A preliminary field assessment of local site circumstances was undertaken to corroborate 
the findings of the desk study with the current condition of the site. The field assessment 
was undertaken by a qualified landscape architect in clear weather conditions in January, 
March and June 2021. The environmental planning context of the site is shown on 
Plan EDP 2. 

 
 

Landscape Related Designations, Policy and Considerations 
 
Landscape Designations and Considerations 
 

2.4 The environmental planning context of the site is illustrated on Plan EDP 2. The site lies 
within the eastern extent of the North Wessex Downs AONB, with the River Thames 
approximately 360m to the north forming the boundary to the Chilterns AONB. There are 
no further designated landscapes within, or adjacent to the site. 
 

2.5 Regarding heritage features, Pangbourne Conservation Area lies approximately 250m east 
of the site at its nearest point. Within the 2km study boundary, there are a number of Listed 
Buildings within Pangbourne, Whitchurch-on-Thames to the north and along the southern 
edge of the River Thames. Purley Hall RPG lies approximately 1.4km south-east, with 
Basildon Park RPG 1.8km north-west. The field assessment found there to be no 
intervisibility between the site and these existing heritage features.  
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Local Policy 
 

2.6 The overall Development Plan for West Berkshire is made up of a number of documents, 
the following are considered relevant to this appraisal: 
 
• West Berkshire District Local Plan 1991 (WBDLP) – 2006 (Saved Policies 2007); and 

 
• Core Strategy Development Plan (CSDP) Document (2006 – 2026). 
 
 

2.7 Policies contained in the Development Plan of relevance to landscape and visual matters 
of the site are listed below. 

 
2.8 WBDLP Area Delivery Plan Policy 5: North Wessex Downs AONB is a detailed policy in 

relation to the delivery of housing across the designation, stating that up to 2000 houses 
will be provided across the plan period, 1000 of which have been already built or given 
planning approval. The policy states as follows: 
 
“…appropriate and sustainable growth that conserves and enhances its special landscape 
qualities”.  
 
And: 
 
“…development will conserve and enhance the local distinctiveness, sense of place and 
setting of the AONB whilst preserving the strong sense of remoteness, tranquillity and dark 
night skies, particularly on the open downland. Development will respond positively to the 
local context, and respect identified landscape features and components of natural 
beauty”. 
 

2.9 WBDLP Policy ENV.8: Active Nature Conservation Measures states that: 
 
“The Council will encourage and support the management of land and water areas for 
nature conservation purposes and the creation of nature reserves in connection with new 
development and land uses. In seeking such provision the Council will have regard to: 
 
(a) the existing nature conservation value of the site and its present condition; and 
 
(b) whether the site (or any part thereof) has a specific nature conservation designation;  
 
(c) the opportunity and potential to manage the site following development or other land 
use changes in ways which protect and enhance the habitat and wildlife value of the area 
in a sustainable manner; and 
 
(d) expert nature conservation advice from English Nature or other specialist sources.” 
 

2.10 CSDP Policy CS 14: Design Principles states that: 
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“New development must demonstrate high quality and sustainable design that respects 
and enhances the character and appearance of the area, and makes a positive 
contribution to the quality of life in West Berkshire.” 
 

2.11 It notes that in order to achieve this, development will be expected to: 
 
• “Make efficient use of land whilst respecting the density, character, landscape and 

biodiversity of the surrounding area; 
 
• Consider opportunities for a mix of uses, buildings and landscaping. 
 
• Provide, conserve and enhance biodiversity and create linkages between green spaces 

and wildlife corridors.” 
 

2.12 CSDP Policy CS 18: Green Infrastructure details that the District’s existing Green 
Infrastructure will be protected and enhanced: 
 
“New developments will make provision for high quality and multifunctional open spaces 
of an appropriate size and will also provide links to the existing green infrastructure 
network. Specific standards for provision within new developments will be identified in the 
Site Allocations and Delivery DPD and through the Masterplanning for strategic sites. 
 
Developments resulting in the loss of green infrastructure or harm to its use or enjoyment 
by the public will not be permitted. Where exceptionally it is agreed that an area of green 
infrastructure can be lost a new one of equal or greater size and standard will be required 
to be provided in an accessible location close by.” 

 
2.13 CSDP Policy CS 19: Historic Environment and Landscape Character aims to conserve and 

enhance the diversity and local distinctiveness of the landscape character of the District. 
Particular regard should be given to:  
 
“a)  The sensitivity of the area to change. 
 
b)  Ensuring that new development is appropriate in terms of location, scale and design 

in the context of the existing settlement form, pattern and character: 
 
Proposals for development should be informed by and respond to: 
 
a. The distinctive character areas and key characteristics identified in relevant 

landscape character assessments including Historic Landscape Characterisation for 
West Berkshire and Historic Environment Character Zoning for West Berkshire.” 

 
West Berkshire Landscape Sensitivity Assessment (WBLSA) 2011 (Site Reports – 
Pangbourne – PAN 002) 
 

2.14 Carried out by ‘Kirkham Landscape Planning Ltd.’ in 2011, this report undertakes an overall 
assessment of each settlement and its setting to determine the over-riding landscape 
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constraints on development within the district. This is following on from the identification 
of sites within the West Berkshire Strategic Housing Land Availability Assessment (SHLAA). 
Within the WBLSA, the site has been identified as part of land parcel ‘Pan 002’ (See Image 
EDP 2.1). The study considers the following aspects in relation to landscape: 
 
• Relationship with adjacent wider settlement; 
 
• Impact on key landscape characteristics; 
 
• Impact on key visual characteristics; 
 
• Impact of key settlement characteristics; 
 
• Summary of compliance with PPs7 paragraph 21; and 
 
• Recommendations.  
 

 
Image EDP 2.1: Extract from the WBLSA with the site broadly edged in red. 
 

2.15 Overall, the study found that part of the site was considered to have ‘potential for 
development’, shown in green above. The summary paragraph for Pan 002 states that:  
 
“Development on the whole site would result in significant harm to the natural beauty of 
the AONB. However, development on the lower parts of the site in small phases of distinct 
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character, in keeping with the local settlement form, may avoid harm to the special 
qualities of the AONB provided that the following recommendations below are included:   
 

• Development on this site should be subject to the following constraints to ensure 
the protection and enhancement of the AONB: 
 
• The mass and scale of development should not be visually intrusive and must not 
detract from views of the Thames valley and the Chilterns 
 
• The western boundary should be planted with a linear woodland designed to 
respect the local topography and vegetation pattern and contain the settlement 
 
• The continuous bank and tree cover along Pangbourne Hill/Road should not be 
broken to provide access to the site 
 
• The development should be in keeping with the mass, scale and density of the 
western part of Pangbourne and include a high level of landscape infrastructure as 
found in the adjacent Breedon Estate 
 
• The layout should work with the grain of the topography and be restricted to lower 
slopes below the 75m AOD contour, or 70m AOD where the site is more visually 
exposed.” 

 
North Wessex Downs Area of Outstanding Natural Beauty Management Plan 
2019– 2024 
 

2.16 The North Wessex Downs Area of Outstanding Natural Beauty Management Plan 
2019– 2024 lists the Special Qualities of the AONB which are broken down into chapters 
based on environmental categories.  
 

2.17 Although the special qualities identified under the heading of landscape do not relate 
directly to the site, the following key issues must be considered as part of the development 
strategy which have “potential to have significant influence on the AONB’s Landscape 
Special Qualities.” 
 
 
“k)  The need to maintain the pattern of discrete villages set within a quiet rural landscape, 

ensuring that the views to the surrounding dramatic scarps are undamaged.” 
 
“o)  Intense pressure for development throughout the AONB and its setting that threatens 

the character and quality of its landscape and risks merging of small settlements, 
encroachment by larger settlements and changes to the scale and nature of 
development boundaries.” 
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The Chilterns Area of Outstanding Natural Beauty Management Plan 2019–2024 
 

2.18 The Chilterns AONB lies approximately 350m to the north of the site, The Chilterns AONB 
Management Plan lists a number of special qualities that require protection, including the 
following which is of relevance to this report: 
 
“PANORAMIC VIEWS from and across the escarpment interwoven with intimate dipslope 
valleys and rolling fields.” 
 
Public Rights of Way (PRoW) and Cycle Routes 
 

2.19 There are no PRoW or cycle routes within or adjacent to the site. A footpath runs parallel 
with Pangbourne Hill to the south of the site. However, the route runs along a narrow, well 
enclosed corridor with no views out. PRoWs within the wider context are shown on 
Plan EDP 5.  
 
Tree Preservation Orders 
 

2.20 There are no Tree Preservation Orders (TPO) trees within site. However, a number of 
individual and group orders can be found within the grounds of Maple House abutting the 
site’s eastern boundary, accessed via Riverview Road. These are identified by the WDC on-
line mapping service2.   
 

 
2 https://gis2.westberks.gov.uk/webapps/OnlineMap/?vln=TREE%20PRESERVATION%20ORDERS - accessed 25.01.21 
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Section 3 
Landscape Character Considerations 

 
 

3.1 This section provides a consideration of the ‘baseline’ (existing) conditions in respect of the 
character of the site and its landscape context, which are relevant to the integration of 
potential residential development of the site into its context at this western edge of 
Pangbourne. It summarises relevant published landscape assessments that contribute to 
a better understanding of the landscape context. Such assessments provide a helpful 
understanding of the landscape context, but rarely deliver sufficiently site-specific or up-to-
date information to draw robust conclusions about the significance of any change proposed 
by the development. Accordingly, EDP has undertaken its own assessment of the site itself 
which is also included in this section. 
 
 
Review of the Published Landscape Character Assessments 
 

3.2 The landscape character assessment resource for West Berkshire comprises the              
West Berkshire Landscape Character Assessment (August 2019) which forms part of the 
Local Plan Review Evidence, Information and Monitoring. This replaces the Newbury District 
Landscape Assessment (1993) and the Berkshire Landscape Character Assessment 
(2003).  

 
3.3 The assessment breaks the area down into 10 different Landscape Character Types (LCT) 

and 26 Landscape Character Areas (LCA) based on baseline data and a combination of 
physical attributes such as geology, topography, agricultural land and tranquillity. The site 
is situated in the south-eastern tip of WC1 (Elevated Wooded Chalk with Slopes): Basildon 
Elevated Wooded Chalk with Slope (Figure EDP 3.1), for which the following extracts are 
relevant to this study. Underlining has been added to emphasise descriptions of most 
relevance to the site and context: 
 
“Summary 
 
This dramatically undulating landscape, from Streatley and Aldwoth in the north to Upper 
Basildon and Pangbourne in the south, is incised with steep dry valleys and is 
predominantly chalk geology. Land use is mostly mixed arable; large woodland blocks and 
some parkland areas are also present. The woodland blocks present represent a good 
ecological habitat with many of ancient origin. Upper Basildon is a long, arcing linear 
settlement, extending for 3km along a ridge of high ground which also forms part of the 
character area boundary. There are panoramic views from elevated areas, although these 
are limited due to the wooded nature of the area. The area forms a dramatic wooded 
setting to the Thames. 
 
The eastern/north-eastern edge of the area meets the Pangbourne Thames Valley. To the 
north, the landscape rises up to dramatic slopes of the Open Downland, while to the 
south/south-west the landform is less undulating as there is a transition to the Wooded 
Downland type. The character area is entirely within the North Wessex Downs AONB. 
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Key Characteristics 
 

Elevated and dramatic rolling topography underlain by chalk geology  
 
Land use is mixed agriculture divided into a varied field pattern, with areas of woodland 
and historic parkland  
 
Extensive areas of semi-natural habitat including ancient woodland and calcareous 
grassland  
 
Designed parkland, prehistoric earthworks and historic farms contribute to time-depth  
 
Sparsely settled rural area with small villages and hamlets  
 
Access is provided by narrow lanes and a dense network of public rights of way  
 
Spectacular views from higher ground, sometimes interrupted by energy infrastructure  
 
A sense of enclosure is often experienced due to the frequent woodland, creating an 
intimate and tranquil landscape” 
 

 
Figure EDP 3.1: Approximate site location within area WC1. 
 

3.4 The report also sets out a number of landscape strategies for the area which can inform 
the overall layout, of importance to this report are avoiding siting development “on the open 
slopes” and to “maintain the rural wooded backdrop in views to the area considering the 
impact of any change on these views, and particularly changes which would disrupt the 
overall wooded character or break the skyline”. 

 
3.5 The North Wessex Downs AONB Management Plan also references the North Wessex 

Downs AONB Integrated Landscape Character Assessment, carried out in March 2002. This 
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splits the area into 8 Landscape Character Types which is further refined into 33 Character 
Areas. The site lies within LCT 2 (Downland with Woodland) and Character Area 2B: 
Ashampstead Downs. The following extracts are relevant to this study; underlining has been 
added to emphasise descriptions of most relevance to the site and context: 

 
“Key Characteristics 

 
• Chalk rocks overlain by a thick deposit of Clay-with-Flint producing heavy brown clay 

loamy soils. Better drained calcareous soils supporting arable production occur to the 
east of the area; 
 

• Elevated plateau incised by dry valleys running east-west including the distinctive 
Ashampstead valley system. At Goring Gap the ridges between the valleys form a series 
of bold headlands above the Thames Valley; 

 
• Extensive interconnected semi natural woodland, much of ancient origin, on the valley 

sides and steep slopes creating a strong sense of enclosure, plus regular blocks of 
commercial plantation along the southern part of the dipslope; 
 

• Large scale open arable summits; 
 
• Pasture, including remnant herb-rich chalk grassland, concentrated along the steeper 

slopes, particularly along the escarpment or valleys; 
 
• Settlement consisting of hamlets and small villages of clustered form, often focussed 

around a crossroad or small green; 
 

• An intricate winding network of minor roads, rural lanes and tracks, lined by dense 
hedgerows and woodland edges, often following lines of the dry valleys and 
contributing to the enclosed visual character; 

 
• Prominent archaeological feature of Grim’s Ditch, runs across the northern section of 

the area - visible due to the accompanying line of trees;  
 

• Varied field pattern, including both sinuous medieval and post medieval enclosure and 
regular, straight edged fields resulting from Parliamentary enclosure; 
 

• Intimate scale, enclosed views - a quiet, rural landscape.” 
 

3.6 The study also sets out the Key Management Requirements for area 2B:  
 
“To conserve and enhance the quiet, rural character of the Ashampstead Downs and the 
pattern and interplay of the various landscape elements including open arable and 
grassland and more enclosed woodland dominated areas.”  
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On-site Character Assessment 
 

3.7 The site comprises two agricultural fields, as shown on Plan EDP 3. These fields are 
bounded by: 
 
• A recently planted woodland block along the inside of the northern and north-western 

boundary, approximately 25m wide;  
 

• The rear gardens of detached dwellings along Riverview Road on the eastern 
boundary, which largely comprises dense hedgerow/tree planting; 
 

• A post and rail fence forms the southern boundary to a small number of properties 
recently constructed along Sheffield Close; and 
 

• A recently planted woodland lying in the site’s south-western corner connecting to the 
woodland to the north-west. A mature hedgerow with trees forms the boundary itself, 
separating the site from Chalkhill Farm. 

 
3.8 The site is located on the western edge of Pangbourne, abutting the settlement edge on 

the eastern and southern boundaries following the completion of Sheffield Close to the 
south (Figure EDP 3.2) 
 

 
Figure EDP 3.2:  Extract from the West Berkshire Online Map3 with Pangbourne Settlement 

Boundary in black and approximate site boundary in red. 
 

 
3 https://gis2.westberks.gov.uk/webapps/OnlineMap/ - Accessed 25.01.21 
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3.9 The site is located across a local ridge top, which has elevated north-westerly and north-
easterly orientated slopes and marks the north-western settlement edge, as illustrated on 
Plan EDP 3. 
 

3.10 The topography of the site is representative of its location on the fringes of the Elevated 
Wooded Chalk character area, sloping from west to east as the topography drops from the 
elevated landscape to the west into the village of Pangbourne running along the River 
Thames Valley (Plan EDP 4). The site drops from approximately 80m above Ordnance 
Datum (aOD) within the south-western woodland to 65m aOD at the site’s northern tip. 
There are no hydrological features within, or adjacent to the site. 
 

3.11 The site and context are broadly representative of the Elevated Wooded Chalk character 
area, as highlighted by the underlined text in the description above. However, the overhead 
cables and poles running parallel to the eastern boundary, the visual connection with the 
tower blocks at Hartslock Court to the north and the noise generated by the busy rail line 
within a steep valley to the north all detract from the integrity of the landscape character of 
the site.  

 
3.12 Both the District and AONB Character Assessments make reference (within the summaries, 

key characteristics and management requirements) to avoiding the siting of development 
on the upper slopes of the area, as well as retaining the perceived wooded character and 
keeping development below the skyline. The presence of woodland adjacent to, and within 
the site, provides opportunity to assimilate development into the local landscape within its 
wooded context and it would therefore not appear out of place or character.  
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Section 4 
Visual Amenity Considerations 

 
 
4.1 Visual amenity (as opposed to ‘visual character’ described in the previous section) is not 

about the visual appearance of the site, but has to do with the number, distribution and 
character of views towards, from or within the site. An analysis of visual amenity allows 
conclusions to be reached about who may experience visual change, from where and to 
what degree those views will be affected by the proposed development.  
 

4.2 This section identifies the extent of visibility towards the site and the type, and distribution 
of, visual receptors that may be able to obtain views to the site. It also provides a 
consideration of those existing ‘baseline’ conditions that are relevant to the integration of 
potential residential development of the site into its context at this western edge of 
Pangbourne. 
 
 
The Process 
 

4.3 An analysis of existing views and the ‘receptors’ likely to experience visual change is 
conducted in three steps, described in turn below. 
 
Step One: Defining Zones of Theoretical and Primary Visibility (Plan EDP 5) 

 
4.4 The starting point for the assessment of visual amenity was a computer-generated Zone of 

Theoretical Visibility (ZTV). The ZTV was derived using digital landform height data only, and 
therefore it does not account for the screening effects of intervening buildings, structures 
or vegetation, but it does give a prediction of the areas that, theoretically, may be able to 
experience visual change; it thus provides the basis for more detailed field assessment.  

 
4.5 The resulting ZTV was then tested, by walking and driving (as appropriate) local roads, 

rights of way and other publicly accessible viewpoints, to identify the main visual receptors 
predicted to have actual visibility to the site. It was found that actual visibility to the site is 
less extensive than predicted by the ZTV. This is due to the screening effect of adjacent 
woodland and settlement, to the south-east, and to the cumulative screening effect of 
hedgerows across the gently undulating vale landscape, to the north-west, as set out in 
more detail below. 
 
Step Two: Defining Receptor Groups 
 

4.6 Publicly accessible locations from which it was identified that there are likely to be views 
towards the site are limited; these are shown on Plan EDP 5 and include: 

 
• The entrance to Sheffield Close along Pangbourne Hill (Photoviewpoint EDP 2); 

 
• Elevated Purley-on-Thames Footpath 10 as it traverses the western edge of the town 

of Purley (Photoviewpoint EDP 4); 
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4.9 The tower blocks at Hartslock Court, accessed via the A329 (Shooter’s Hill) form a 

prominent feature in the landscape to the north, as shown in Image EDP 4.1 below. The 
westernmost block of the two has open views into the site from the upper storeys, however 
it is worth noting that the northern elevations of both blocks are sited to take advantage of 
views out on to the River Thames and the wooded valley edge further north. 
 

 
Image EDP 4.1: View north from sites southern edge. 
 

4.10 Further north, although the slopes of the Thames Valley provide the wooded backdrop from 
views out of the site, receptors along this edge are limited. The Thames Way (approximately 
1.1km north at its nearest point) traverses this landscape in an east-to-west direction from 
the B471 as it heads north from Whitchurch-on-Thames. The footpath runs along a 
vehicular access track which has a dense tree and hedgerow belt along the entirety of the 
southern edge, screening any potential views out. As it continues west beyond the access 
track, occasional gaps appear in the southern edge allowing views out, however views to 
the site are screened by intervening vegetation and topography (Photoviewpoint EDP 8). 
 

4.11 To the north-east, the landscape changes slightly where open ridges emerge from the 
wooded slopes, as indicated on Image EDP 4.2, and agriculture becomes a more frequent 
land use. A heavily filtered seasonal view is afforded towards the site from Whitchurch-on-
Thames Footpath 2 (Photoviewpoint EDP 7) as it ascends the slopes, with the rooftops of 
the new properties at Sheffield Close identifiable below the wooded horizon. 
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Image EDP 4.2: Open ridges emerging from wooded slopes in landscape to the north-east. 
 

4.12 Further east, a single elevated view towards the site is also afforded from The Chiltern Way 
as it emerges from the south-eastern corner of Bottom Wood (Photoviewpoint EDP 6) 
approximately 3.7km to the north-east. Again, the rooftops of the recently completed 
development at Sheffield Close can be identified in the distance, however this forms an 
oblique, minor component in a wide panoramic view, orientated towards the town of Purley-
on-Thames. 
 

4.13 To the east, the built form of Pangbourne offers good screening in potential views, which 
are generally limited to the western edge of Purley-on-Thames. The rooftops of properties 
at Sheffield Close can be identified in the middle distance along Westbury Lane as it 
crosses the railway line north of the town (Photoviewpoint EDP 5), however this forms a 
minor component in the overall view and is seen with the existing built form within 
Pangbourne in the foreground. This photoviewpoint also represents the available view from 
the western extent of Purley-on-Thames Footpath 2. 
 

4.14 Purley-on-Thames Footpath 10 skirts along the western edge of the town and rises in 
elevation as it heads south, affording views across the landscape towards the village of 
Pangbourne, where the properties at Sheffield Close can be identified 
(Photoviewpoint EDP 4). The elevated location of this receptor allows panoramic views 
across the surrounding landscape where the built form of Pangbourne forms a prominent 
feature in the middle distance, with the wooded slopes surrounding Whitchurch-on-Thames 
identifiable to the north. 

 
4.15 To the south, mature vegetation and intervening built form restricts the potential for views, 

the topography also drops towards the village of Tidbury further south. 
 

4.16 A glimpsed transient view into the site is afforded from vehicular users of Pangbourne Hill, 
however this will be seen with the development at Sheffield Close in the foreground 
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(Photoviewpoint EDP 3). It is anticipated that once vegetation here matures views towards 
the site will become screened. Road users accessing Sheffield Close will have filtered views 
through towards the site, as indicated at Photoviewpoint EDP 2. 
 

4.17 Pangbourne Footpath 14 runs parallel to Pangbourne Hill just south of the road however, 
the route runs within a well vegetated corridor which does not allow views out. 
 

4.18 To the west, The Hill Cemetery lies approximately 40m from the south-western site corner, 
however views into the site are screened by intervening vegetation along the shared 
boundary and the new woodland planted within the site (Photoviewpoint EDP 1). The 
sloping topography east further restricts potential views towards the site.  
 

4.19 Further west, views towards the site are screened by the gently undulating topography of 
the surrounding landscape, combined with large woodland blocks common across the 
open downland. 
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Section 5 
The Proposed Development and the West Berkshire HELAA Findings 
 
 
Emerging Masterplans 
 

5.1 As part of previous submissions, Nexus Planning submitted representations to the LPA for 
the site, which included a landscape led masterplan for 40 units included at 
Appendix EDP 1. The masterplan has been updated following further technical analysis 
where two options have been produced. 
 

5.2 The overall design rationale and development is as follows: 
 
• Option 1: 39 two storey dwellings, occupying approximately 50% of the site area 

providing a mix of housing and flats; 
 

• Option 2: 28 one and two storey dwellings and a 75 bed care home with 11 one storey 
dwellings; 

  
• The site, as defined by the red line, has an area of 5.6ha (13.8 acres), including the 

existing woodland planting areas; 
 

• These will be sited below the +75 aOD contour to restrict their visibility from the north. 
This was a recommendation from the WBLSA which has been carried forward within 
the Landscape and Visual Assessment of November 2014, produced by Broadway 
Malyan; 
 

• The existing wildflower meadow will be relocated to the west of the site. No other 
ecological constraints will prevent development, but the planning application will be 
accompanied by an Ecological Assessment; 

 
• The existing overhead electricity cables that currently run along the eastern boundary 

of the site will be buried underground as part of the development; 
 
• The development will incorporate grassland areas and amenity space. A footpath and 

cycle path will run around the western perimeter of the residential area; 
 
• The existing and proposed landscaping will create a well treed boundary that screens 

the site from long views, particularly from the north and west; 
 

• The two-storey housing will be designed to be compatible with the adjoining 
development at Breedons Place; and 

 
• The existing landscaping creates a well screened site that will blend in well with the 

AONB, whilst providing additional housing in a sustainable location. 
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The West Berkshire HELAA (January 2023) 
 
5.3 First published in February 2020 and updated in December 2020 and most recently in 

January 2023, the West Berkshire Housing and Economic Land Availability Assessment is 
a key evidence document which will inform the West Berkshire Local Plan Review to 2026. 
The HELAA is a technical study which aims to identify as many potential sites as possible 
for residential and economic development uses in the district. 
 

5.4 Sites have been identified across the district, which have been subject to the following 
analytical stages: 
 
• Stage 1 – identification of sites and broad locations; 

 
a) Identification of Site; and  
 
b) Automatic Exclusion; 

 
• Stage 2 – site and broad location assessment; 

 
a) Development Potential; 

 
b) Suitability; 

 
c) Availability; 

 
d) Achievability; and 

 
e) Deliverability. 

 
5.5 The site itself is identified as ‘PAN8 – Land north of Pangbourne Hill, Pangbourne’, which 

is considered to be unsuitable for development. The description and analysis of PAN8 
includes a number of inaccuracies, which appear to be a common theme across the HELAA 
process, as identified within the introduction of the December 2020 version: 
 
“This update to the HELAA includes the correction of several factual inaccuracies identified 
by site promoters.” 
 

5.6 The January 2023 update is largely due to a total of 19 additional sites being promoted, 
but also a review of the Local Plan evidence completed since December 2020 has been 
considered in the site assessments, whilst planning commitments data with a base date 
of 31 March 2022 has been used to update the assessment of capacity. 
 
Discussion 
 

5.7 Section 1, identified above, is a desktop study setting out the baseline conditions such as 
broad location, land use, site area and designations etc. 
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• The incorrect identification that the site only abuts the eastern edge of the Pangbourne 
settlement boundary, as indicated at Figure EDP 3.2 the settlement also abuts the 
southern boundary; 

 
• Potential ‘significant harm’ to the Special Qualities of the North Wessex Downs AONB. 

The baseline study identified development of the site would not likely affect the special 
qualities and any relevant key issues identified can be mitigated through good design; 

 
• Identifying the site within the incorrect Character Area as detailed within the               

West Berkshire Landscape Character Assessment (2019). The conclusion that 
development within the site would contribute to a key detractor of the character area 
is incorrect; and 

 
• Visual analysis and sensitivity appear to have been based on a Landscape and 

Sensitivity report produced in 2011, despite the HELAA methodology suggesting that 
Stage 2 of the report “was carried out through a combination of desktop assessments 
and site visits”. The original document concluded that development would be 
prominent in views from the west and the Chilterns AONB to the north. This report was 
produced before woodland planting within and along the site boundaries had been 
implemented, as well as surrounding vegetation having up to nine years of additional 
growth. 
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Section 6 
Recommendations and Conclusions 

 
 
Recommendations for Future Development Proposals 

 
6.1 The potential of the site for residential development should consider the landscape and 

visual sensitivities identified within this report, and seek to mitigate potential effects 
insofar as is possible so as to reduce these to an acceptable level. 

 
6.2 With this in mind, it is clear that any proposals for development of this site should retain 

the existing woodland along the northern and western boundaries that provide visual 
screening, and ensure these are managed for longevity. 
 

6.3 Overall landscape and visual considerations for development of the site should: 
 
• Ensure built form is not sited above the 75m contour, reflecting the current height of 

the properties at Sheffield Close while ensuring new built form does not break the 
skyline in available views from the north and north-east; 
 

• Ensure built form is limited to a maximum of two storeys to ensure roof tops do not 
form a prominent feature in the available views to the north and north-east; 

 
• Retain and appropriately manage the existing woodland along the western and 

northern boundaries to ensure built form can be successfully assimilated into the 
receiving wooded landscape; 

 
• Retain, and where possible enhance, the planting along the eastern boundary to 

further filter views into the site from rear elevations and gardens of properties along 
Riverview Road; 
 

• Provide additional native tree and shrub planting along southern boundary to filter 
intervisibility with properties recently constructed at Sheffield Close; and 

 
• Retain pedestrian access towards the village of Pangbourne to the east through the 

new development at Sheffield Close. 
 
 

Overall Preliminary Conclusions in Respect of Landscape and Visual Amenity 
 
6.4 The site currently abuts the Pangbourne Settlement boundary on the eastern and southern 

site boundaries and is accessed via Sheffield Close to the south. 
 

6.5 Due to the influence of a number of urbanising features within, and adjacent to the site, 
the site is considered to have a close relationship to the western urban edge of 
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Pangbourne, rather than the rural landscape associated with the open downlands to the 
west. 
 

6.6 The site falls wholly within the North Wessex Downs AONB, with the Chilterns AONB located 
approximately 300m to the north, adjacent to the River Thames. As such, it is imperative 
that the Special Qualities of both AONBs are respected with any impacts avoided. 
 

6.7 This report has found that the implementation of the above landscape strategy principles 
would ensure the identified Special Qualities of both the North Wessex Downs and Chilterns 
AONB are conserved and, where possible, enhanced. 
 

6.8 The site is broadly representative of the host landscape character area within the             
West Berkshire LCA (WC4) and North Wessex Downs AONB LCA (2B). A number of the 
landscape strategies identified for the area WC4 and management requirements for area 
2B of the AONB LCA have been incorporated into the layout, resulting in a landscape led 
approach. 
 

6.9 Visually, the site is well contained to the south and west by existing vegetation and 
topography. Views out from the centre of the site show a visual connection with the wooded 
slopes of the Chilterns to the north of the River Thames, however the slopes facing the site 
have very few receptors beyond a PRoW and occasional individual properties.  
 

6.10 The Thames Way long distance route traverses this landscape in an east-to-west 
orientation from the village of Whitechurch-on-Thames, however vegetation along the 
southern edge of this route restricts the potential for any intervisibility with the site, even 
during winter months. Glimpsed, oblique views are afforded towards the site from the 
wooded and occasionally open slopes of the landscape further north-east, however the site 
is only identifiable through the recently completed residential development immediately 
south of the site and is seen in the context of the existing built form of Pangbourne. 
 

6.11 On this basis, and if most of the recommendations set out above can be integrated into 
the scheme, as illustrated by the masterplan, it should be possible to develop a scheme 
which provides new housing while respecting the sensitivity of the site and thereby 
minimising adverse effects on landscape character and visual amenity. Any future planning 
application for the site should be informed by this baseline report and developed in 
accordance with the concept plan in order to conserve the Special Qualities of the AONB.  
 

6.12 The findings of the HELAA contain a number of inaccuracies in relation to landscape 
matters, which are summarised as follows: 
 
• Site Location – The HELAA states that the site only abuts Pangbourne Settlement 

Boundary to the east, whereas Figure EDP 3.1 shows the southern boundary also 
abutting the settlement boundary; 
 

• Landscape Capacity – The HELAA has assumed a capacity of 72 dwellings, whereas 
representations previously submitted state a maximum of 40; 
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• Landscape Character – The HELAA states that a key issue for the site is potential 
significant harm to the Special Qualities of the AONB. The baseline study identified 
development of the site would not likely affect the special qualities and any relevant 
key issues identified can be mitigated against through good design; 
 

• Landscape Character – The HELAA identified the site within the incorrect Landscape 
Type and Character Area within the West Berkshire Landscape Character Assessment 
(August 2019). Conclusions are therefore made on the basis of incorrect baseline 
information and cannot be relied upon; and 

 
• Visual Amenity – Conclusions of the visual amenity of the site appear to have been 

made on the findings of the Landscape Sensitivity Assessment carried out in 2011, 
before the woodland planting within the site was implemented and omitting nine years 
of growth of the surrounding vegetation. It’s clear no site visit has taken place since 
this date which is a key omission in relation to the identified ‘suitability conclusions’. 

 
6.13 As a result, it is considered that the basis on which the ‘unsuitable’ conclusion was made 

for ‘PAN8’ is flawed and cannot be relied upon. This report has found that, in landscape 
and visual terms, the site has capacity to accommodate residential development following 
the above landscape principles, and as set out within the two masterplan options at 
Appendix EDP 1. In terms of development along contours, the submitted masterplans 
follow the already established principals within the Sheffield Close development to the 
south and incorporate the established tree belts within the site. 
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Appendix EDP 1 
Concept Masterplans 
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Appendix EDP 3 
HELAA Extracts for PAN8 
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Plans 
 
 
Plan EDP 1 Site Location and Study Area 
 (edp6951_d005a 04 February 2021 AH/FM) 
 
Plan EDP 2 Environmental Planning Context 
 (edp6951_d001a 04 February 2021 AH/FM) 
 
Plan EDP 3 Site Context and Local Character 
 (edp6951_d003a 04 February 2021 AH/FM) 
 
Plan EDP 4 Topography 
 (edp6951_d002a 04 February 2021 AH/FM) 
 
Plan EDP 5 Findings of EDP’s Visual Appraisal 
 (edp6951_d004a 02 February 2021 AH/FM) 
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Photoviewpoints 
(edp6951_d006a 04 February 2021 JTF/AH) 

 
 
Photoviewpoint EDP 1 View east from Pangbourne Hill Cemetery 
 
Photoviewpoint EDP 2 View north from Sheffield Close 
 
Photoviewpoint EDP 3 View from bus stop on Pangbourne Hill 
 
Photoviewpoint EDP 4 Western edge of Purley looking west from Purley-on-Thames Footpath 

10 
 
Photoviewpoint EDP 5 View from Westbury Lane adjacent to railway crossing 
 
Photoviewpoint EDP 6 Elevated view west from The Chiltern Way/Mapledurham Footpath 2 
 
Photoviewpoint EDP 7 View west from Whitchurch-on-Thames Footpath 2 
 
Photoviewpoint EDP 8 Elevated view south from Thames Way/Goring Heath Footpath 7 
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Appendix 8: Transport Statement 
Prepared by Bellamy Roberts
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APPENDIX 1
Photos - Junction of Pangbourne Hill/Tidmarsh Road 



APPENDIX 2
Option 1 Suggested Layout Plan 2-10 





APPENDIX 3
Option 2 Suggested Layout Plan 2.12

 





APPENDIX 4
TRICS - Houses Privately Owned  











APPENDIX 5
TRICS - Care Home (Elderly Residential) 













APPENDIX 6
TRICS - Assisted Living 





















APPENDIX 7
Survey Data 2015 







APPENDIX 8
Survey Data 2023 










