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CASE OFFICER’S (JZS) REPORT 
ON APPLICATION NUMBER 
18/02046/DEMO

Site: Newbury Football Club
Newbury Football Club
Faraday Road
Newbury

DEVELOPMENT PROPOSAL

This application seeks to determine whether the prior approval of the Local Planning Authority is 
required for the dismantling of a football spectator stand (which will then be transported and re-
erected at another football ground in Hungerford). The application is supported by a construction 
method statement setting out how the works would be undertaken.

This determination is made under Schedule 2, Part 11, Class B of the Town and Country Planning 
(General Permitted Development) Order 2015 (as amended) (GPDO).

APPLICATION SITE
The building proposed for demolition is a spectator stand at the existing football ground located at 
Newbury Football Club, Faraday Road, Newbury, RG14 2AD. The stand is located adjacent to the 
west of the football pitch. The surrounding uses comprise commercial/industrial units. 

PROCEDURAL MATTERS

PERMITTED DEVELOPMENT DEMOLITIONS

Schedule 2, Part 11, Class B of the Town and Country (General Permitted Development) Order 2015 
(as amended) provides that any building operation consisting of the demolition of a building is 
permitted development.  Such development is permitted subject to the condition that the developer 
shall, before beginning the development, apply to the local planning authority for a determination as to 
whether the prior approval of the authority will be required to the method of demolition and any 
proposed restoration of the site.

As a determination under the Planning Acts it must be made in accordance with the development plan 
unless material considerations indicate otherwise.  The proposal should therefore be assessed 
against the relevant policies, but only to the extent that they fall within the parameters and scope of 
the GPDO.

CONSULTATION RESPONSES

Newbury Town Council:  'No objection.  It is not clear why a planning application is required.  The 
Committee's decision is based solely on planning considerations with regard to the site.'

Sport England: Object to the proposal for the following reasons:

Sport England's Statutory Role and Policy 
It is understood that the proposal prejudices the use, or leads to the loss of use, of land being used as 
a playing field or has been used as a playing field in the last five years, as defined in the Town and 
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2015 No. 595). The consultation with Sport England is therefore a statutory requirement. 

Sport England has considered the application in light of the National Planning Policy Framework 
(particularly Para 97) and Sport England?s Playing Fields Policy, which is presented within its 
"Playing Fields Policy and Guidance Document": www.sportengland.org/playingfieldspolicy
Sport England's policy is to oppose the granting of planning permission for any development which 
would lead to the loss of, or prejudice the use of, all/part of a playing field, unless one or more of the 
five exceptions stated in its policy apply.

The Proposal and Impact on Playing Field 

This an application for prior notification for demolition of spectator stand. 

Assessment against Sport England Policy/NPPF

Without the stand, football cannot be played on this site at the level it is currently able to be played, 
therefore the application prejudices the use of the playing field.

I am also concerned that the applicants have not linked this application to applications 18/00604/OUT 
and 18/00603/COMIND, which deal with the redevelopment of the whole site.  I would draw your 
attention in particular to our responses to both these previous applications (which I have attached) 
where we require that details of the re-provision of the facilities are submitted prior to any 
redevelopment of the site.

Conclusion 

In light of the above, Sport England objects to the application because it is not considered to accord 
with any of the exceptions to Sport England's Playing Fields Policy or with Paragraph 97 of the NPPF. 

Should the local planning authority be minded to grant planning permission for the proposal, contrary 
to Sport England's objection then in accordance with The Town and Country Planning (Consultation) 
(England) Direction 2009, the application should be referred to the Secretary of State, via the National 
Planning Casework Unit. 

If this application is to be presented to a Planning Committee, we would like to be notified in advance 
of the publication of any committee agendas, report(s) and committee date(s). We would be grateful if 
you would advise us of the outcome of the application by sending us a copy of the decision notice.

To overcome our objection, this application should be linked/make reference to planning applications 
18/00604/OUT and 18/00603/COMIND and have the same conditions about details of the 
replacement provision attached to the permission.

Highways: No objection

Environmental Health: No objection

Building Control: No response received but it is understood notification under S80 of The Building Act 
1984 would be required.

NEIGHBOUR REPRESENTATIONS:

8 letters of objection received objecting to the proposal for the following reasons:
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relating to Class A4 (drinking establishments), the demolition of the stand would fundamentally 
damage the value of the protected asset. Furthermore, the Ground, including all of its parts, is 
specifically protected in the Core Strategy for its use as a football facility. Relevant references are in 
Area Delivery plan Policy 2 and CS18, respectively as follows:

- ADPP2: 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. West Berkshire Council's online map records the Ground as a cultural facility (extract 
below).

- CS18: Developments resulting in the loss of green infrastructure or harm to its use or enjoyment by 
the public will not be permitted. The Football Ground is listed as Green Infrastructure under paragraph 
5.124 (outdoor facilities) and specifically under paragraph 5.129. It is germane that the national 
definition of a playing field by Sport England is the sum of its parts including playing pitch, lighting, 
clubhouse, stand/stadia and changing facilities. Demolition is an act of development as defined in 
paragraph 55 (1) development means the carrying out of building operations; (1A)(a) of the Town & 
Country planning Act 1990 states that for the purposes of this Act building operations includes 
demolition of buildings.

- Concerns over ownership of the stand, its dismantling and possible re-sale by the current tenants of 
the site.

MAIN ISSUES AND APPRAISAL

- Compliance with GPDO;
- Method of demolition;
- Proposed restoration; and
- Neighbour Representations.

COMPLIANCE WITH GPDO

The proposed development has been assessed against the requirements of Schedule 2, Part 11, 
Class B of the Town and Country (General Permitted Development) Order 2015 (as amended) and is 
considered to comply with the GPDO.

METHOD OF DEMOLITION

The supporting information indicates the stand would be demolished by carefully stripping down and 
collating the resulting material, loading site materials onto appropriate facilities, transporting it and to 
re-erect the stand using the same contracting team at Hungerford Town F.C. In other words, the 
stand would be relocated to another a football ground.

Dust emissions would be minimised by the method of controlled demolition of the site. It is also 
indicated that the stand is of steel cantilever construction with no brick or block walls which would 
further minimise dust emissions. Noise emissions would be limited through the use of hand held 
portable equipment. It is also noted there are no residential receptors adjacent to the site.

The supporting method statement sets out a number of measures including, amongst others:

-

Carefully sequenced dismantling involving removal of seats first, removal of steel roofing 

materials second, removal of steel side cladding third and finally removal of the cantilever frame.
-

Works would only be undertaken in low wind conditions only.

-

During works, other than the demolition team, no one will be available to enter the site any 

time.
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Warning signs would be erected. 

-

There would be the erection of appropriate safety barriers/screens.

-

Works would be carried out during normal working hours lasting approx. 3 weeks.

-

All staff would use appropriate safety equipment.

-

All waste and rubbish to be removed and site left tidy.

No objections have been raised to the proposal by Environmental Health, Parish Council and the 
Highways Department to the proposed demolition.

NEIGHBOUR REPRESENTATIONS

In relation to neigbour objections set out above, whilst the football ground is listed as an Asset of 
Community Value, the legislation set out within Class B of the Town and Country Planning (General 
Permitted Development) Order 2015 (as amended) does not prohibit the demolition of the football 
stand.

In respect of the objections received from Sport England, whilst the concerns over the loss of facility 
are noted, the statutory requirements set out Class B of the Town and Country Planning (General 
Permitted Development) Order 2015 (as amended) do not allow refusal of the application on the 
grounds set out by Sport England or referral to the Secretary of State. 

CONCLUSION

Having regard to the particulars of Schedule 2, Part 11, Class B of the Town and Country Planning 
(General Permitted Development) Order 2015 (as amended) prior approval of the demolition of the 
spectator stand at Faraday Road, Newbury, RG14 2AD providing the demolition is carried out in 
accordance with the details submitted in this application.

Copy for 

Newbury Town Council
Town Hall
Market Place
Newbury
RG14 5AA
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