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1. Introduction

1.1 Background – This application, currently the subject of a planning appeal against non-
determination, was previously reported to Western Area Planning Committee (WAP) on 
the 15 January 2020 where, on the basis of the information available at that time, the 
committee resolved to delegate to the Head of Planning & Countryside to make 
representations at planning appeal that planning permission should be granted subject 
to the imposition of relevant planning conditions. 

1.2 Following the above resolution by WAP, the Environment Agency, on 20 January 2020, 
raised objections to the application on grounds relating to flood risk and ecology 
(considered in more detail further below). These objections raised materially new issues 
and therefore it is necessary for the application to be reported back to WAP for 
reconsideration which would then re-determine the Councils stance for the planning 
appeal going forward. 

1.3 Proposal – Outline planning permission is sought for a replacement clubhouse 
(including changing rooms) and a new spectator stand with associated car parking at 
Newbury Football Ground. Matters to be considered: Access and Layout.

1.4 The proposed changing rooms and club house would measure approx. 35m in width x 
10m in depth and would be located the western end of the senior playing pitch. Whilst 
scale is not for determination at this stage, the supporting plans suggest the clubhouse 
would be a two-storey building. The proposed spectator stand would measure approx. 
15m in width x 6m in depth and would be located to the south of the senior playing pitch. 
The revised car parking area will be located to the western boundary of the site and 
would include 44 off road car parking spaces and 16 cycle spaces.

1.5 An application to enhance and expand the football pitches within the site is subject to a 
separate planning application 18/00603/COMIND.

1.6 The full supporting documentation can be viewed on the council’s website.

1.7 Site description - The application site covers 0.2 hectares and forms part of the wider 
‘Newbury Football Ground’ which is an existing recreational facility covering some 1.47 
hectares to the east of Newbury Town Centre. The application site forms part of the 
western portion of the football ground site which is currently occupied by a clubhouse, 
car parking area and up until recently a spectator stand (that has been dismantled and 
taken off site). 

1.8 To the north of the site is the London Road industrial estate with a variety of uses, to the 
east is landscaped areas including trees and allotments, to the south-east approx. 50m 
beyond the Kennet Canal are residential properties, to the south are trees within grassed 
areas beyond which the southern edge of the site falls within a Conservation Area. 
Further south are footpaths and a Public Right of Way (NEWB/28/7) beyond which is 
the Kennet and Avon Canal, which contains narrow boat moorings, and the River 
Kennet, which is a chalk river of national importance, being designated as a SSSI. To 
the west of playing pitch is an existing car parking area. The existing vehicular access 
into the site is through the industrial estate to the north. 

1.9 According to the Environment Agency, the site is understood to be located over a 
Principal Aquifer, where geological strata exhibit high permeability and usually provide 
a high level of water storage. The site is also located in a Source Protection Zone (SPZ) 
3.

1.10 The site falls within flood zones 2 (medium risk) and 3 (high risk) according to 
Environment Agency Flood Mapping.
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 The Newbury Town F.C. football stadium has provided opportunities for players 
of all ages and abilities to play at a local enclosed stadium which has been in the 
past and should be in the future a credit to the Newbury community. The stadium 
has hosted many finals for all competitions for all groups, in particular the 
Newbury & District Primary Schools annual finals, the Newbury & District 
Association squad in annual matches against Jersey and Guernsey and for 
many seasons the English Schools' Football Association under 18 England trials. 
In addition, there are many players who have played at the stadium which was 
their first experience of playing in such a venue before progressing to play in the 
Premier League - Theo Walcott now at Everton and Charlie Austin, now at 
Southampton. David Gent President Newbury & District Primary Schools 
Football Association

 In light of the social benefits and strength of community support, the retention of 
these sports facilities should be supported by the council and its councillors.

5. Planning Policy

5.1 Planning law requires that applications for planning permission be determined in 
accordance with the development plan unless material considerations indicate 
otherwise.  The following policies of the statutory development plan are relevant to the 
consideration of this application.

 Policies ADPP1, ADDP2, CS5, CS13, CS14, CS15, CS16, CS17, CS18 and 
CS19 of the West Berkshire Core Strategy 2006-2026 (WBCS).

 Policies TRANS.1, OVS.5 and OVS.6 of the West Berkshire District Local Plan 
1991-2006 (Saved Policies 2007).

5.2 The following material considerations are relevant to the consideration of this 
application:

 National Planning Policy Framework (NPPF)
 Planning Practice Guidance (PPG)
 WBC Quality Design SPD (2006)
 Newbury Town Design Statement (2018)
 Sport England ‘Playing fields policy and guidance’ (2018)
 Newbury Vision 2026 and 2036

6. Appraisal

6.1 The main issues for consideration in this application are:

 Principle of development;
 Biodiversity;
 Flood risk and sustainable drainage;
 Highways matters;
 Character and appearance (including design);
 Heritage assets;
 Residential amenity;
 Trees and woodland.
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Principle of development

6.2 Planning law requires that applications for planning permission be determined in 
accordance with the development plan unless material considerations indicate 
otherwise.  

6.3 Policies ADPP1, ADPP5, and CS18 of the West Berkshire Core Strategy (2006-2026) 
are key policies relevant to the principle of proposed development. There are also other 
development plan policies that relate to specific issues and these are considered further 
on in this report. 

6.4 Policies ADPP1 and ADPP2 comprise the spatial strategy for the district.  New 
development will be located in accordance with the settlement hierarchy (ADPP1) and 
area delivery plan policies (ADPP2). According to Core Strategy Policy ADPP1, the 
scale and density of development will be related to the site’s current or proposed 
accessibility, character and surroundings.  Significant intensification of use will be 
avoided within areas which lack sufficient supporting infrastructure, facilities or services 
or where opportunities to access them by public transport, cycling and walking are 
limited.  Newbury is included on the first tier of the settlement hierarchy.  It is thereby 
the focus for development within the district.

6.5 Policy ADPP2 indicates Newbury will continue to fulfil its key role as the administrative 
centre and major town centre for the District, with a wide range of retail, employment, 
leisure and community services and facilities. The policy indicates community 
infrastructure will be provided to meet the growth in population and existing community 
facilities will be protected and, where appropriate, enhanced. These include leisure and 
cultural facilities, which contribute to the attraction of the town for both residents and 
visitors.

6.6 Policy CS18 sets out The District’s green infrastructure (which includes outdoor sports 
facilities) 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. It goes on to say, 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.

6.7 The supporting text to the policy recognises the multi-functional nature of GI in the 
District is important for many reasons. It contributes significantly to the quality of life for 
residents, workers and visitors, in terms of both visual amenity and for sport and 
recreation purposes.

6.8 The Newbury Vision 2026 and 2036 sets out the Councils and community aspirations 
for the future of Newbury. The document indicates support for the growth of recreational 
and sporting facilities within Newbury and the preservation and enhancement of the 
Districts open space.

6.9 The proposal would accord with the overall aims and objectives of Polices ADDP1, 
ADDP2 and CS18 and guidance within the Newbury Vision 2026 and 2036 in so far as 
they support the renewal and expansion of an existing sports facilities within a 
sustainable location that form part of the Districts green infrastructure.

6.10 Sport England

6.11 Sport England have assessed the proposal and is satisfied that the proposed 
development would meet exception 2 of its playing fields policy, in that 'The proposed 
development is for ancillary facilities supporting the principal use of the site as a playing 
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field, and does not affect the quantity or quality of playing pitches or otherwise adversely 
affect their use’. Accordingly, Sport England are supportive of the proposal.

6.12 Wider Regeneration Proposals for London Road Industrial Estate

6.13 It is recognised that the Council has aspirations for the wider regeneration of the London 
Road Industrial Estate (in which the application site is located). However, they can only 
be afforded limited weight at this stage.

6.14 Asset of Community Value

6.15 It is recognised that the application site is registered as an Asset of Community Value. 
However, the proposal would not affect this status.

6.16 For these reasons, whilst the principle of the renewal and expansion of an existing sports 
facilities within the site would accord with the above mentioned policies, as considered 
further below, there is insufficient information to demonstrate the proposal would not 
have an adverse ecological impact, and therefore the proposal, based on its current 
form and the information available to the council at this time, is not considered 
acceptable.

Biodiversity

6.17 Core Strategy Policy CS 17 states that Habitats designated or proposed for designation 
as important for biodiversity or geodiversity at an international or national level or which 
support protected, rare or endangered species, will be protected and enhanced. 
Development which may harm, either directly or indirectly, habitats or species of 
principal importance for the purpose of conserving biodiversity, will only be permitted if 
there are no reasonable alternatives and there are clear demonstrable social or 
economic benefits of regional or national importance that outweigh the need to 
safeguard the site or species and that adequate compensation and mitigation measures 
are provided when damage to biodiversity/geodiversity interests are unavoidable.

6.18 Policy CS18 indicates that the District’s green infrastructure will be protected and 
enhanced. This includes river corridors, and 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.

6.19 NPPF Paragraphs 170 to 177 relate to biodiversity and conserving the natural 
environment. Paragraph 170 states that decisions should contribute to and enhance the 
natural and local environment by protecting sites of biodiversity or geological value. It 
also states that the planning system provide net gains for biodiversity, including by 
establishing coherent ecological networks that are more resilient to current and future 
pressures.

6.20 Paragraph 175 states that if significant harm to biodiversity resulting from development 
cannot be avoided, adequately mitigated, or as a last resort compensated for, then 
planning permission should be refused. In addition, development on land within or 
outside a Site of Special Scientific Interest, and which is likely to have an adverse effect 
on it, should not normally be permitted. Opportunities to incorporate biodiversity 
improvements in and around developments should be encouraged, especially where 
this can secure measurable net gains for biodiversity.

6.21 The EA have advised the location of the new stand, alongside the River Kennet SSSI, 
is not appropriate as it encroaches within the minimum 8 metres of the bank top of the 
river, which is the minimum width of undeveloped buffer zones that the EA require. 
Buffer zones to watercourses are indicated to be important for a number of reasons 
including:



West Berkshire Council Western Area Planning Committee 26 February 2020

 to provide an unobstructed wildlife corridor for species to move between linked 
habitats;

 to provide for the terrestrial life stages of aquatic insects, for nesting of water
related bird species, and for bank dwelling small mammals;

 to allow for the maintenance of a zone of natural character with vegetation that 
gives rise to a range of conditions of light and shade in the watercourse itself;

 to reduce the risk of accidental pollution from run-off.

6.22 The EA indicate The River Kennet in this location is a chalk river of national importance, 
being designated as a SSSI. This means that the ecology of the river is particularly 
sensitive to direct and indirect impacts of new developments.

6.23 The EA have further advised that if the proposed stand is moved back to provide a 
minimum 8 metre wide buffer zone measured from the river bank top, then it would be 
possible to remove their objection. The buffer zone would need to be free from all built 
development including lighting that could impact on the behaviour of nocturnal animals 
such as bats.

6.24 The EA have also advised in accordance with NPPF paragraphs 170 and 175, the 
planning system should conserve and enhance the natural environment by minimising 
impacts on and providing net gains for biodiversity. Taking into account the site’s 
location adjacent to the River Kennet SSSI, the EA require an ecological assessment to 
be undertaken at the site to be able to determine ecological value present at the site.
Since no assessment has been submitted to date, the EA maintain an objection to the 
application until this has satisfactorily been overcome. The ecological assessment 
should include the potential impacts on the existing habitats adjacent to the river in 
addition to the SSSI itself. The assessment should:

 identify any rare, declining, protected or otherwise important flora, fauna or
habitats within and adjacent to the site;

 assess the importance of the above features at a local, regional and national
level;

 identify the impacts of the scheme on those features;
 demonstrate how the development will avoid adverse impacts;
 propose mitigation for any adverse ecological impacts or compensation for loss;
 propose wildlife/habitat enhancement measures.

6.25 The Councils Ecologist has carefully considered the proposal and supports the 
approach taken by the EA. It is therefore considered, taking into account the proposed 
development is in close proximity to a statutory main river, the River Kennet, which is 
also a SSSI where the proposed stand would encroach within the minimum 8 metre 
buffer zone for this main river, the proposal could impact on the sensitive ecology and 
the chalk stream, which is of national importance. Furthermore, given the adjacent 
ecological designation, taking into account no ecological assessment has been 
submitted in support of the proposal, it is considered that insufficient information is 
available to identify the potential impact that the proposal would have on the biodiversity 
of the area. Officers do not consider this matter can be adequately mitigated through 
the imposition of relevant planning conditions at this stage.

6.26 For these reasons, insufficient information has been provided to demonstrate that the 
proposal would not have an adverse ecological impact including on a SSSI contrary to 
provisions of Core Strategy Policy CS17 of the West Berkshire Core Strategy and 
paragraphs 170 and 175 of the National Planning Policy Framework.

6.27 Negotiations with the Environment Agency
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6.28 It is also noted that the appellant is currently seeking to negotiate with the Environment 
Agency in consultation with WBC officers in order to seek to address the new material 
issues. Further updates will be provided to WAP Members within the late committee 
update papers when available.

Flood risk and Sustainable Drainage 

6.29 Core Strategy Policy CS16 states that when development has to be located in flood risk 
areas, it should be safe and not increase flood risk elsewhere, reducing the risk where 
possible and taking into account climate change. Proposed development will require a 
flood risk assessment for sites in Flood Zone 2 or 3, critical drainage areas, areas with 
historic records of groundwater and/or surface water flooding, areas near the Kennet 
and Avon Canal that may overtop, sites where access would be affected during a flood 
and areas behind flood defences, amongst other areas.

6.30 Leisure and recreational facilities such as football clubs are classified in flood risk terms 
as ‘less vulnerable’ development as identified in Table 2: Flood Risk Vulnerability 
Classification, paragraph 066, Reference ID 7-066- 20140306 of the Planning Practice 
Guidance (PPG). Table 3: Flood risk vulnerability and flood zone ‘compatibility’ 
paragraph 067, reference ID 7-067-20140306 of the PPG indicates that less vulnerable 
development is appropriate within Flood Zone 2 and Flood Zone 3a.

6.31 Paragraphs 155 to 165 of the NPPF are key paragraphs relating to flood risk. Paragraph 
155 states that ‘inappropriate development in areas at risk of flooding should be avoided 
by directing development away from areas at highest risk. Paragraph 163 notes that 
‘local planning authorities should ensure that flood risk is not increased elsewhere’. In 
particular, paragraph 163 of the NPPF states that ‘when determining any planning 
applications, local planning authorities should ensure that flood risk is not increased 
elsewhere. Where appropriate, applications should be supported by a site-specific flood 
risk assessment’. Footnote 50 goes on to state that a site-specific flood risk assessment 
should be provided for all development in Flood Zones 2 and 3.

6.32 The Environment Agency (EA) have advised, although they have no objection in 
principle to the proposal in terms of flood risk, taking into account the sites location in 
Flood Zones 2 and 3, the proposal requires the submission of an Flood Risk Assessment 
(FRA). In the absence of an FRA, the EA raise an objection to this application.

6.33 The Lead Local Flood Authority Officers (LLFA) have carefully considered the proposal 
and advise the proposal does not appear to have an adverse effect on flood risk on the 
basis there is no change in levels and would be in a reduction in built form within the 
site (the new clubhouse would be some 300m2 smaller than the existing clubhouse). 
However, a FRA has not been submitted and, as raised by the EA, this is an omission 
by the applicant. Whilst the EA see this as a reason for refusal, LLFA Officers are content 
for the submission of an FRA to be provided by way of a planning condition in these 
particular circumstances. The FRA would support the development and show that, even 
with the area already benefitting from the existing EA flood defence scheme, the 
development would not adversely affect the surrounding area. Runoff from any 
proposed building, structure, hardstanding or other impermeable surface should be 
directed to a suitable SuDS scheme.

6.34 Following further review of the EA objection, the issue of the development being located 
above Principle Aquifer and Source Protection Zone 3 (SPZ3) and the connection with 
the previous landfill site is a potential concern and therefore, the LLFA officers consider 
this matter should also be covered in the FRA secured via planning condition. 

6.35 Taking into account the comments of the LLFA officers, on balance, it is considered that 
subject to the imposition of planning conditions requiring the submission of satisfactory 
FRA before development commences, the proposal would not have an adverse impact 
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on flooding within the site or locality in accordance with the provisions of Core Strategy 
Policy CS16, the NPPF and PPG.

Highways Matters

6.36 According to Core Strategy Policy CS13, development that generates a transport impact 
will be required to (amongst others): reduce the need to travel; improve and promote 
opportunities for healthy and safe travel; and demonstrate good access to key services 
and facilities.

6.37 The application site is within a sustainable location within walking distance of the town 
centre. The proposal would utilise the existing vehicular access arrangement and would 
incorporate a revised car parking layout. The revised parking layout would result in the 
reduction of existing car parking provision within the site to 44 spaces but would provide 
16 cycle spaces. The application is supported by a parking survey that has assessed 
car parking capacity within the locality.

6.38 The proposal has been carefully considered by the Highways Team who confirm the 
parking survey demonstrates sufficient car parking capacity is available nearby as such 
the reduction in on-site car parking provision would not have an adverse impact on the 
local highways infrastructure. Overall, the Highways Team confirm that subject to the 
imposition of relevant planning conditions, the proposal is considered acceptable in 
terms of highways impact.

6.39 In terms of refuse storage and cycle parking provision, the supporting plans demonstrate
the site would have sufficient capacity to meet the refuse storage and off-road cycle 
requirements of the development.

6.40 For the above reasons, taking into account any cumulative impacts, the proposal would 
not have an adverse impact on highway safety and the free flow of traffic within the local 
highways infrastructure, and would provide satisfactory off cycle and car provision to 
meet the needs of future users of the facility in accordance with the provisions of Policy 
CS13, and the National Planning Policy Framework.

Character and Appearance (including design)

6.41 According to Core Strategy Policy CS14, new development must demonstrate high 
quality and sustainable design that respects and enhances the character and 
appearance of the area.  Considerations of design and layout must be informed by the 
wider context, having regard not just to the immediate area, but to the wider locality.  
Development shall contribute positively to local distinctiveness and sense of place.  
Development proposals will be expected to (amongst others) make efficient use of land 
whilst respecting density, character, landscape and biodiversity of the surrounding area.

6.42 Part 1 of the Quality Design SPD indicates new development should begin with an 
understanding of the area’s existing character and context and its design should evolve 
from West Berkshire’s rich landscape and built heritage. Development should seek to 
complement and enhance existing areas, using architectural distinctiveness (through 
construction materials and techniques) and high quality urban design, to reinforce local 
identity and to create a sense of place. The Town Design Statement echoes the above 
design considerations.

6.43 The surrounding built form has a variety of architectural design and form, of varying 
quality. In this context, the modern leisure development proposed which largely 
occupies the existing footprint of the facilities within the site would harmonise with the 
surroundings subject to details of scale, appearance (including external materials and 
boundary treatment) and landscaping being carefully considered at the reserved matters 
stage. 
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6.44 The proposal would have some adverse impact on views for users of the PROW and
the canal way to the south of the site. However, taking into account the existing 
structures within the site and subject to appropriate boundary treatment and new soft 
landscaping being secured, on balance, the harm would not be considered to be 
significant.

6.45 Overall, the proposal would harmonise with the surroundings and would have an 
acceptable impact on the character and appearance of the area.

6.46 Historic Environment

6.47 Section 72 subsection (1) of the Planning (Listed Buildings and Conservation Areas) Act 
1990 is a comparable requirement relating to Conservation areas and provides “In the 
exercise, with respect to any buildings or other land in a conservation area…..special 
attention shall be paid to the desirability of preserving or enhancing the character or 
appearance of that area.”

6.48 Policy CS.19 of the Core Strategy seeks the conservation and, where appropriate, 
enhancement of heritage assets and their settings including Listed Buildings, Scheduled 
monuments, Conservation Areas. Paragraphs 184 - 192 of the NPPF seek to protect 
heritage assets. Paragraph 196 indicates where a development proposal will lead to 
less than substantial harm to the significance of a designated heritage asset, this harm 
should be weighed against the public benefits of the proposal.

6.49 As indicated above, the southern boundary of the application site falls within a 
conservation area. The proposal has been assessed by the Councils Conservation 
Officer who advises the development is not considered to cause any additional impact 
on the setting or character of the conservation area, over and above what already exists 
and therefore the Conservation Officer raises no objections to the proposal.

6.50 In terms of archaeological impact, The Council’s Archaeological Officer has reviewed 
the application using the approach set down in the NPPF and has checked the proposed 
development against the information the Council currently holds regarding the heritage 
assets and historic land uses in this area.  The officer has advised subject to planning 
conditions securing a written scheme of archaeological investigation, the proposal would 
have an acceptable impact on features of potential archaeological significance within 
the site.

6.51 For these reasons, the proposal complies with Core Strategy Policy CS19 and the 
National Planning Policy Framework in terms of conserving the historic environment.

Residential Amenity

6.52 According to paragraph 127 of the NPPF, planning decisions should ensure that 
developments create places with a high standard of amenity for existing and future 
occupiers.  According to Core Strategy Policy CS14, new development must make a 
positive contribution to the quality of life in West Berkshire.  As such, the impacts on 
neighbouring living conditions in terms of any loss of light, loss of privacy, loss of outlook, 
any overbearing impacts, or any significant noise and disturbance, are material 
considerations.  The Council’s adopted Quality Design SPD and House Extensions SPG 
provide guidance on such matters that may be applicable to all development proposals

6.53 The layout plans demonstrate the proposal would maintain adequate separation 
distances from existing housing ensuring no material impact on neighbouring residential 
amenity by way of loss of light, outlook or privacy, or result in any overbearing impact.
Planning conditions can also be imposed to control the hours of use of the clubhouse 
e.g. for late night events, in order to further reduce any potential nuisance to 
neighbouring properties.
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6.54 The proposal would intensify the use of the site and increase traffic movements within 
the industrial estate.  However, the overall increase in use and the level of traffic 
movements would not be so significant such that it would materially harm neighbouring 
residential amenity in terms of increased noise and disturbance.

6.55 Any short term impacts associated with the construction process can be controlled 
through the implementation of a construction environmental management plan (CEMP) 
secured via planning condition. The CEMP can control matters such as dust 
suppression, hours of work and deliveries.

6.56 In respect of land contamination, potential risks can be adequately managed through 
remediation where required through the use of planning conditions. In addition, no 
objections have been received from the Councils Environmental Health Team.  

6.57 For these reasons, the proposal would have an acceptable impact on neighbouring 
residential amenity.

Trees and Woodland

6.58 There are a number of trees to the east and south of the existing playing pitch. The 
Council Tree Officer has carefully considered the proposal and raises no objections
subject to measures to protect retained trees being secured via planning condition.  In 
addition, it is noted that the supporting plans demonstrate sufficient areas are retained 
for new tree planting where required to off-set any loss of trees and ensure a net gain 
in tree planting within the site overall. 

6.59 For these reasons, it is considered that retained trees would be adequately safeguarded 
from any potential adverse effects and a net gain in trees planting would be achieved 
within the site to off-set any removed trees in accordance with the provisions of policy 
CS18 and the NPPF.

7. Planning Balance and Conclusion

7.1 Having taken account of all the relevant planning policy considerations and other 
material considerations set out above, it is considered that the proposed development 
does not comply with the development plan when considered as a whole and is therefore 
not considered acceptable.

8. Full Recommendation

8.1 The purpose of this item for decision is not to determine the planning application, but to 
determine the Council’s position at the appeal.  For the reasons detailed above, it is 
recommended that the appeal is defended.

8.2 Irrespective of its position on the planning merits, the Council will provide a list of 
suggested conditions on a ‘without prejudice’ basis.  Council Officers will negotiate with 
the Appellant on the wording on the suggested conditions.

8.3 The full recommendation is as follows:

8.4 To DELEGATE to the Head of Development and Planning to make representations at 
appeal that planning permission should be refused for the following reason:

8.5 Insufficient information is provided to demonstrate the proposal would not have an 
adverse impact on biodiversity/ecology including a SSSI contrary to the provisions of 
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Core Strategy Policy CS17, paragraphs 170 and 175 of the National Planning Policy 
Framework 2019 and the Natural Environment and Rural Communities Act 2006.

AND 

8.6 To DELEGATE to the Head of Development and Planning, where satisfactory ecological 
information is provided during the course of the planning appeal to address the above 
reason for refusal, to amend the councils position to make representations at appeal 
that planning permission be approved subject to planning conditions. 




