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Planning Context:  



Green Belt
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Sustainable Development Implications:  
Improved countryside management 

LIST OF BACKGROUND PAPERS:
1.
Main Relevant Policies

Local Plan – GB1, GB2, N7, R14


Structure Plan – EN3

2.
Previous Relevant Decisions

	04/01238
	Vehicular access onto A330.
	Permission
	10/1/2005

	05/02022/FULL
	Retention of access track, earth bund, hardstanding for unloading of horse boxes and earth bund, and reinstatement of drainage ditches along with associated landscaping
	Refused and dismissed on appeal. 
	11/4/2007


3.
The Highway Authority

Rights of Way Officer

Public Footpath 20 Bray crosses the application site from North to South, passing between Paddocks 8 & 9.  Public Footpath 21 Bray runs alongside the south western boundary of the application site immediately adjacent to the southern side of Paddock 4 and the Public Bridleway 22 Bray (Long Lane) runs adjacent to the eastern side of the application site.

The proposals (in Plan 501/2 rev. C) for paddock boundary fencing, hedge planting and maintenance strips including those boundaries of Paddocks 6, 8, 9, 4 and 10 which abut the Public Footpaths 20 and 21 and Bridleway are considered acceptable. 

Ground conditions along Public Footpath 20 are known to become boggy after wet weather and thus any improvements to the drainage system would be welcome. The plans show two crossing points between Paddock 6 and Paddocks 8 and 9, and one crossing point between Paddock 7 and Paddock 10. As horses or vehicles using these crossing points will cross Public Footpath 20, localised surface improvements at these crossing points would minimise surface damage particularly when ground conditions are wet. A condition is suggested to secure these surface improvements.

Proposals Plan 501/2 rev. C identifies (in error) an existing stile on Public Footpath 20 at the south eastern corner of Paddock 6, which is currently a kissing gate.  An informative is suggested to identify this error.

4.
Highway Officer 

No objection; suggests informatives.

5.
Tree Officer

No objection.

6.
Landscape Officer

The proposed planting is acceptable.  A Landscape Management Plan should be provided giving details of the establishment period and long-term management objectives.

7.
Ramblers Association

Bray footpath 21: The plans do not correspond with the works carried out.  Paddock 4 abuts the north side of this path.  The new west boundary fence extends 7.70m beyond the line shown on the plan.  This fence has obstructed the definitive line of the path changing it into a dog leg route instead of the straight line shown on the plan and the definitive map.  The used path comes to an end at this path. This fencing needs to be removed and re-erected.

Due to the realignment of the used route, the mid section of the path is obstructed by a large bund of earth, which needs to be removed.

The metal gate at the south eastern corner of the field is in such poor repair that it constitutes an obstruction.  If a new large metal farm gate is installed, a pedestrian gap or gate should be provided adjacent.

Bray footpath 20:  The existing path from Long Lane follows a firm and level route until it reaches the application site.  The next section of path has been enclosed between new paddock fencing. There has been obvious encroachment as the new path is not firm or level and runs along the sloping side of the former hedgerow.  The path needs to be levelled and compacted.

Kissing Gate and Stile:  The plans show a stile.  This is incorrect, there is an existing kissing gate and this should be retained.  The stile at Point E – this needs to be changed to a self-closing, stock proof gate – not a kissing gate.  The ground round the gate needs to be raised and levelled.  Surfacing should be provided round the gate.

New hedgerow: There should be a 3m gap between the end of the hedgerow planting and the gates at each end of the enclosed section D-E. This will ensure the gates are kept clear of hedge encroachment and overhang.

Vehicle and Horse Crossing Points: Surfacing should be laid at each crossing point to protect the surface of the FP from damage.


Width of footpath:  It is essential that a defined width of 2m for the footpath is specified in conditions on the planning permission.

8.
Neighbour Notification Responses

2  letters of objection;

- 
Works have already been carried out – how was this allowed?

- 
Dangerous highway situation with extra road access onto a very busy road.

- 
Concern about the use of this Green Belt land and wide hard surfaced access road.

- 
Applicant has changed the flow of the drainage so that it flows towards the north boundary.

-
Drainage problems and flooding onto adjacent land at Long Lane Farm.

- 
There is no adequate land drain to take the water away to the north.

- 
Water should flow towards the other low point on the applicant’s property to the east via a deep culvert and culminating in a deep pond.

-
Hedgerow removed along the A330 and new entrance put in without neighbours being notified.

- 
Deep ditches were dug and hedgerows damaged.

- 
Ditches are not connected to the main drainage system running from west to east.

- 
The ditch is over 2 metres deep at its most northern point. There was previously never a ditch along this part of the site.  The ditch ends near Long Lane’s boundary hedge where it overflows into the adjacent meadow.

- 
The spoil from the ditch was used to construct the bund.

- 
A pipe was installed to transfer the flow of water into ditch 2 on the map, which is so big it was called a balancing pond, which in turned overflowed.

- 
Effectively the flow of drainage water through these ditches on the site has been reversed.

-    Circular hedge system is believed to be at least medieval and used to enclose livestock.

-
Much of the hedgerow has been removed illegally under the 1997 Hedgerows Act.

One additional letter of comments/objection has been received regarding the   amended plans received 28 July 2008

· There is still an overflow onto Long Lane Farm from the balancing pond.

· Water in this pond is far from clean and natural (black/brown with scum on top.

· Owner of Long Lane Farm can not allow such water onto her meadow where breeding cows graze.

· Water contaminated from the nearby stable complex.

· The whole area is a Nitrate Vulnerable Zone (an NVZ, catchment area for drinking water).

· Concerns that a chemical toilet had been tipped out near a hedge.

· The ditch running alongside the newly constructed Polo pitch was to be restricted, although this may not be adequately demonstrated on the plan.

· The proposed brickwork is impressive and gives an air of permanence.

· The siting of the temporary, moveable stables should be on another place on this site – nearer the road where mains sewerage is easily accessible.

· A different siting would not have required the long road displacing the absorption of water.

· Had the owners discussed their proposals before enacting them this whole situation could have been avoided.

9.
Parish Council

Comments on the original proposals

No objection as the proposal is an improvement to the land.

10.
Council’s Land Drainage Engineer (Comments on the previous amended plans received 17 March 2008) 


In response to the amended proposals to provide a French Drain (Open Trench/Ditch) and enlarge the balancing pond:

In favour of the new catchment design for the stable area.  The main concern is about the ‘balancing pond’, which by definition should have a controlled outflow, and this pond does not.

However the new storage of 49 cubic metres is quite a considerable improvement on what was previously designed.  Although there is no outfall from this pond, only in extreme weather conditions and over a prolonged period of time would water still overtop this pond.

Under the Land Drainage Act 1991 “the owner of higher land may pass on to lower land any water which falls on to his land etc…” As shown from the Topographic Survey, the land does fall towards land at Long Lane Farm. 


Further comments awaited from the Council’s Land Drainage Engineer on the latest amendments received 28 July 2008.

11.
Environment Agency


In response to the originally submitted drawings

As the proposed impermeable area is under 1 hectare, the EA would not normally comment, however as there is a known existing problem with flooding on site a FRA should be undertaken.

The FRA has not assessed the existing situation. This is important to understand as the FRA is proposing to discharge the additional run-off (from the hardstanding area) into the existing on-site pond, which has already been stated as having insufficient capacity to deal with the existing situation.  This was also the conclusion of the Inspector at the appeal.

Therefore if the pond is utilised for the proposed drainage it follows it has to be increased in size to deal with not only the existing situation and all rainfall events up to and including the 1 in 100 year plus climate change event; but also needs to be increased in size to attenuate the proposed discharge from the hardstanding area.

If it is feasible to infiltrate the additional run-off from the hardstanding area this could be preferable, as it would then negate the need to discharge to the pond.

In assessing climate change impacts rainfall intensity should be increased by 20% within the calculations. It should also be demonstrated that the proposed drainage can cope with all rainfall events up to the climate change event to identify any critical storms.

There is insufficient information to determine whether the proposals may increase flood risk to the site and the surrounding area and the EA therefore maintains an objection.

Advice to applicants from the Environment Agency

It is important to ensure that ditches continue to have some vegetation.  Over clearance of the ditches can result in increase in flows and cause scouring which can result in bank collapse and overwidening.  The existing pond is not a “balancing pond” in terms of sustainable drainage as it is online and has no outflow. Therefore the pond is susceptible to siltation and would require regular maintenance.  It would be preferable therefore that this pond either be taken offline or a separate pond created to deal with the additional run-off.

Environment Agency Comments on the amended Proposals received 17 March 2008 

The Environment has removed its objection to the application following consultation to enlarge the existing balancing pond.

REMARKS

1.
This application was reported to panel on 30th April 2008.  Councillor Walters requested that the application be referred to the Panel for decision as it involves contentious issues.  At the meeting members resolved to defer the determination of the application to allow the applicants a final opportunity to reach an amicable solution with the neighbouring landowner, regarding improving the present land drainage. A meeting was held on 10 July 2008 and in attendance were the applicants, their planning agent and drainage engineer, the neighbour Mrs Wheatley, the Council’s Land Drainage Engineer, Development Control Manager, planning case officer, and Councillors  Walters and Thompson.   

The Site and Surrounding 

2.
The site is located to the immediate east of the A330 Ascot Road in Touchen End to the south of the junction of the A330 with the B3024. To the north of the site are fields forming part of Long Lane Farm, whilst to the east are Long Lane bridleway and the complex of buildings making up Long Lane Farm. To the south are some small plots containing woodland, grass and the small collection of buildings, which together constitute the hamlet of Braywoodside.

3.
The area of the site is about thirteen hectares and comprises twelve fields, which were historically enclosed by hawthorn hedges with elderberry, oak and ash trees growing through the hedges. The ditches which were historically located adjacent to these hedges have largely collapsed over time, although evidence of their existence remains. Several sections of hedgerow are long missing, whilst others are thinner than they once were. All the remaining hedgerows appear to have been the subject of minimal maintenance over recent years. Public footpath Bray 20 passes through the site from north to south alongside an existing hedge and the remains of a former ditch.

4.
The site did not benefit from direct vehicular access and in January 2005 planning permission was granted under reference 04/01238 for the construction of an access to the A330.  From that access point a track about 4m wide has been laid in crushed road planings across the field (about 90m) to a 40m x 30m hardstanding in the same material. Around the hardstanding is an ‘L’ shaped bund of about 1.5 -2.0m height. The track, hardstanding and bund do not benefit from planning permission. 

5.
The site is located within the Metropolitan Green Belt and the site is also the subject of a Woodland Tree Preservation Order (TPO 21 of 2005) affecting three areas of woodland on the site, whilst a public footpath crosses the site. The primary matter for consideration relates to the acceptability of the proposal in relation to Green Belt policies, although the proposal must also not unduly affect the amenity value of the public footpath and must be considered in light of representations received from local residents.

Background

6.
This application follows application 05/02022, but includes modifications to the drainage proposals in an attempt to overcome the appeal Inspector’s reason for dismissing the application. 

7.
Application 05/02022 was considered by Panel and refused planning permission for the following reason:  

‘The hardstanding, track and bund constitute inappropriate development in the Green Belt and are harmful to its openness and the character of the countryside contrary to Policies GB1 and GB2 of the Royal Borough of Windsor and Maidenhead Local Plan (adopted July 1999, incorporating Alterations adopted June 2003)’.

8.
The applicants lodged an appeal with the Planning Inspectorate and the appeal was subsequently dismissed in April 2007. However, the reason that the Inspector dismissed the appeal was solely to do with the drainage arrangements.  The proposals as they related to the hardstanding, track and earth bund were considered appropriate and acceptable in the Green Belt.   

The Proposal

9.
Planning permission is sought for the retention of the track, a reduced size hardstanding of 30m x 30m, the re-digging of the former ditches and the retention of a remodelled bund around two sides of the hardstanding at a reduced height of 1.5m. The submission includes detailed landscaping proposals to reinstate hedgerows along the ditches and provide additional woodland planting, along with fencing to prevent grazing horses from damaging the new planting. The application also includes drainage improvement proposals, which have been amended by plans received 28 July 2008 following the meeting between the applicants, Mrs Wheatley, Officers and Councillors.

The application relates only to these forms of operational development and does not relate to the use of the land nor the moveable shelters on the site.

10.
The use of land for grazing constitutes an agricultural use, as confirmed by case law particularly Sykes v SOS (1981). In that case it was held that "If horses were simply turned out on land with a view to feeding them from the land, clearly the land was in use for grazing. But if the horses were being kept on the land and were being fed wholly or primarily by some other means so that such grazing as they do was completely incidental and perhaps achieved because there was no convenient way of stopping then doing it, then plainly the land was not being used for grazing but was merely being used for keeping the animals."
11.
The moveable field shelters at the site also do not require planning permission as they fall outside of the definition of ‘development’. The structures are mounted on frames, are not attached to the ground, do not have floors, require no ground preparation and no obvious building skills (other than basic assembly skills) would have been necessary to construct them. 

12. Whilst some of the works have been undertaken prior to the grant of planning permission, the application should be judged as if it represents a proposal and the applicant should be neither advantaged nor disadvantaged by the fact that the development has already commenced. The access under construction already benefits from planning permission (04/01238) and is not therefore for consideration as part of this application.

13. With the Inspector’s concerns in mind, and following a meeting on site on 10th July 2008 attended by the Council’s Land Drainage Engineer, the applicant, their drainage engineers the adjacent landowner, two panel members, the Development Control Manager and planning case officer, the applicants has submitted amended proposals to provide the following drainage measures:

· the provision of a drainage system for the stable area including a ‘French Drain’ (an open trench/ditch) to deal with excess run-off from the stable area;

-   49 cubic metre enlargement of ‘balancing pond’ by ‘scalloping’ the   northern side The flow of water from the proposed French Drain (open trench) into the ‘balancing pond’ would be controlled by a valve system. 

· to raise the lowest point of the existing ditch/balancing pond at its downstream end with a headwall to a) increase the storage capacity and b) provide a controlled spillway onto the adjoining land (Long Lane Farm) where the natural course of the ditch continues northward;

· to restrict or slow down the flow of water in the ditch between paddocks 2 and 5 where it passes through the culvert beneath the access track to the stable area. The applicants advise that currently the culvert is 300mm diameter pipe, and it is to be restricted at the upstream end to 150mm diameter; 

· connect the upstream end of this ditch between paddocks 2 and 5 to the upstream end of the ditch on the northern side of paddock 7 with a 225mm diameter pipe.  This pipe will match that of the culvert downstream under the track between paddocks 7 and 10.

Acceptability in relation to Green Belt policies

14.
Policy GB1 of the Local Plan identifies the forms of development which are acceptable within the Green Belt, including:
“Engineering and other operations and the making of material changes in the use of land which maintain openness and do not conflict with the purposes of including land within the Green Belt”
15.
Policy GB2 identifies that permission will not be granted for new development within the Green Belt if it would “have a greater impact on the openness of the Green Belt or the purposes of including land within it than an existing development of the site” or would harm the character of the countryside because of the scale, siting or design of development or materials employed, a material intensification in the level of activity on the site, a material increase in the scale of development on the site, the permanent loss of high quality agricultural land or woodlands, harm to residential amenities or conflict with other policies of the plan.

16.
The re-digging of the former ditches and improvements to the drainage of the land constitutes appropriate development, which maintains openness and does not conflict with the purposes of including land within the Green Belt. It has resulted in the loss of some dead and dying hedges along with the loss of some healthy areas of hedgerow. However, this must be balanced against the significant benefits to the land from bringing it back into use, along with the management regime, which will accompany the use. The recently lost hedgerows are to be re-planted as part of the proposals along with the reinstatement of field boundary hedgerows which have been long lost and additional planting in and around the woodlands. Subject to appropriate conditions, the Council’s Landscape and Tree Officers are both satisfied with the proposals in these respects. In the medium to long term, once the planting and management regime has established, a much-improved visual appearance should result along with improved prospects for healthy biodiversity.

17.
The track is at ground level and is constructed of crushed material on hardcore, which provides a functional role whilst being appropriate in appearance for the rural location. The track represents appropriate development, which will not be harmful to the Green Belt or the purposes of including land within it.

18.
The hardstanding area within the site for vehicles to turn, load and unload, and for the stationing of the temporary stable buildings is considered to be acceptable. The approval of an access to the site in 2005 enables its independent use and the provision of an area to enable vehicles to load, unload and turn safely is reasonable. The same area is also currently used for the stationing of moveable stable buildings, but the applicant has accepted that the area of hardstanding installed is larger than necessary: the application is for a reduced area of hardstanding 30 metre x 30 metres, it is currently 30 metres x 40 metres.

19.
Surrounding the hardstanding to the west and north is currently a bund of around 1.5 –2.0m in height formed from material removed from the re-dug ditches. The application proposes its retention in a remodelled form further from the adjacent hedgerow (to ensure the hedgerow’s future health) and at a resultant reduced 1.5m height.  It would appear that work has commenced to reduce the height and remodel the earth bund – although further work may be required to reduce the bund to 1.5 metres as proposed in drawing ELA/501 rev 4.  The landscape strategy accompanying the application identifies that it would be planted with a woodland mix of planting including oak, ash, birch, hawthorn, blackthorn, alder, field maple and holly. The raising of land in this way has an impact on the openness of the Green Belt to some extent, but in this location behind an existing hedge and in its reduced form with planting as proposed in the application, the impact on openness will be minimised. It also serves to screen the stable buildings on the hardstanding behind and provide a windbreak for the yard. 

20.
Overall it is considered that the reduced scale hardstanding and the remodelled and planted bund would comprise appropriate development in the Green Belt which would not be harmful to the purposes of including land within it to the extent that refusal on this basis could be justified. The reduction in size of the hardstanding and the remodelling of the bund can be secured through condition. 

21.
For the reasons given in the paragraphs above, it is considered that the proposals comply with Local Plan Policies GB1 and GB2. In addition the planting proposed and prospects for the improved management of the site should make a positive contribution to the character and value of the countryside.  It is important to note that the Inspector who determined the previous application at appeal raised no objection to the principle of digging out the ditches, formation of the access track or hardstanding. 

22.
The Inspector determining the previous application/appeal stated in paragraph 7 of the decision letter: “Given the size of the appeal site it is entirely acceptable that a track about 4 metres wide has been provided which allows a link between the approved access and an area where horses can be unloaded and led to the various paddocks.  Similarly, it is acceptable that a hardstanding area is provided at the end of the track to facilitate this unloading and to allow vehicles to turn around.” The Inspector acknowledged that the application proposed a reduced hardstanding area and he considered that this helped to ensure that the openness of the Green Belt is preserved.

23.
The Inspector commented on the mounds and considered that subject to the improvements (i.e. a reduced height and moving further away from the ditches, which is part of the proposal) this feature would be compatible with this sensitive location and would have the added benefit of helping to screen the hardsurfacing area.  The Inspector stated in paragraph 8 of the decision letter:  “Such development would maintain openness and as it would relate to the agricultural use of the land it would not conflict with the purposes of including land in the Green Belt.”

Drainage and public footpath

24.
Public footpath Bray 20 passes through the site alongside the re-dug ditch and hedge to the side of proposed paddocks six and seven. As with the other paddocks, post and rail fencing would protect the re-dug ditch and the new planting from the grazing animals, but in this case the fencing would be set back behind the footpath and define its route. Where the footpath leaves the application site in the north west corner of the site the ground is less firm than elsewhere on the site due to the lower ground levels and the consequent gathering of water.

25.
The appeal Inspector made the following comments in paragraph 14 of the decision letter: “There is a reinstated ditch to the north-west of the hardstanding area.  Due to the topography of the ditch, water flows in a north easterly direction.  However water from this ditch cannot flow directly onto the neighbouring land, which is Long Lane Farm.  Rather, water flows via an outlet pipe to a balancing pond located to the east, which immediately abuts the common boundary between the appeal site and Long Lane Farm.  There is also a ditch located to the southeast of the hardstanding area.  Water flows along this ditch into the same balancing pond.”

26.
On the site visit the Inspector observed that the balancing pond was nearly full and that there was sitting water on the neighbouring land.  The Inspector accepted that there was insufficient capacity at the balancing pond to hold the run off and from time to time it overflows onto Long Lane Farm.

27.
The Inspector took into account that the appeal proposal includes the retention of an access track and a hardstanding area and he commented that the effect of such development is to reduce the permeability of part of the appeal site.  As a result the Inspector concluded that the volume of water that ran off the site would increase.  

 

28.
The Inspector stated in paragraph 17 of the decision letter: “On balance, I am not convinced that the appellant has materially changed the traditional direction of flow of water across the appeal site as suggested by a neighbouring resident.  However, there is an increase in surface water run-off.  The run-off is diverted to a balancing pond which has insufficient capacity and overflows onto adjoining land. This results in a situation where inadequate surface water drainage arrangement increases the risk of flooding on the adjoining land. I also note that there is a public footpath in close proximity to the balancing pond.  The Public Rights of Way Officer has indicated that the waterlogged ground conditions are making passage along the footpath difficult.  This adds to my concerns on the current drainage arrangements.”

29.
The Inspector also stated in paragraph 18 of the decision letter:  “However, PPS25 makes it clear that the effective disposal of surface water is a material planning consideration in determining proposals for the development and use of land.  Any common law rights or the state of the drainage system on the neighbouring land do not diminish the need for the appellant to adequately deal with the disposal of surface water.”

30.
The Inspector did not consider that a Grampian condition would be acceptable as he considered that, even if a likely solution were possible, it would likely involve works on land outside of the control of the appellant. This application site does not include any land within Long Lane Farm and there are no proposals for onward drainage across the adjacent land. However, the applicants have added various elements to the original proposal (05/02022); namely a separate drainage system for the stable area/ hardstanding area; the 49 cubic metre enlargement to the existing balancing pond; the provision of a head wall to the balancing pond; restrictions to the flow of water in the ditch between fields 2 and 5; a new pipe to direct water from the ditch between fields 2 and 5 towards field 7 so that it connects with the existing drainage system running to the south of the application site.  These measures have all been incorporated into the scheme in an attempt to improve the  existing drainage situation on their land and to reduce the flow onto adjacent land (Long Lane Farm) at the northeastern corner of the site.

31.
The Council’s Drainage Engineer has previously commented that he is in favour of the proposals to provide a French Drain and to enlarge the ‘balancing pond’.  He has previously expressed an underlying concern about the ‘balancing pond’, which by definition should have a controlled outflow, and this pond does not.  The Environment Agency has also raised this as an issue.  However, the new storage of 49 cubic metres is quite a considerable improvement on what was previously proposed on the appeal application.  Furthermore, the recently proposed additional drainage improvements listed above would help to reduce the amount of water following north and collecting in the balancing pond.  The Drainage Engineer has previously advised that, although there is no outfall from this pond, only in extreme weather conditions and over a prolonged period of time would water still overtop this pond.  Under the Land Drainage Act 1991, ‘the owner of higher land may pass onto lower land any water which falls on to his land etc…’ The topographic survey does indicate that the land does fall toward land at Long Lane Farm. It is also important to note that the Inspector was on balance satisfied that there had been no material alteration to the original direction of the drainage flow across the application site.   

 
Other matters

32.
The plans identify (in error) an existing stile at the southern end of the site where a kissing gate currently exists: an informative could identify that the permission does not imply consent for this to be replaced.  

33. In response to concerns about archaeological implications the applicants have submitted a letter addressed to the applicant’s agent  (dated Jan 2007) from an archaeological consultant, summarised as follows: 

- 
Within the enclosure there are no earthwork features, apart from field boundaries and no evidence of any settlement activity.

-
There are no additional records at Berkshire Archaeology relating to the enclosure itself and it is not included in English Heritage’s Schedule of Ancient Monuments.

-
There is very little archaeological information available for this area.

-
There is no evidence that the enclosure is of prehistoric origin. 

- 
It is considered that the site was an enclosure used to hold cattle or sheep and probably dates to the medieval or post medieval period (a medieval buckle was reputed to have been found within the site). 

-
A nearby pond would have provided water for cattle or sheep. These medieval features can be considered to have limited historic landscape value.  

-
Apart from maintenance work on the western part of the enclosure, the area has not been disturbed in any way. 

- 
There are no future plans to carry out work that would impact on the interior of the enclosure.

34.
Berkshire Archaeology has not made any comments on this application. Importantly, the Appeal Inspector also concluded that there were no grounds to dismiss the appeal on archaeological grounds.

Conclusion

35.
The proposals constitute appropriate development in the Green Belt which would not be harmful to its openness or the purposes of including land within the Green Belt, subject to conditions to secure the satisfactory completion of the remodelling/reduction of the existing unauthorised bund and hardstanding within two months following the grant of this permission. The significant amount of new planting proposed as part of the development to expand the woodland areas and to replace, renew and expand hedgerows on the site (along with the associated management) will also result in a significant visual improvement to the site and active management should bring biodiversity benefits.   

36.
It is considered that the current drainage proposals would considerably improve the existing situation, although it is acknowledged that without a satisfactory onward flow for water beyond the balancing pond (across the adjoining land outside of the application site), there would still be a degree of flooding on Long Lane Farm in extreme weather conditions and from that point of view the Inspector’s concerns and reservations cannot be completely overcome.

Recommendation:



Grant permission
Conditions and Reasons

1
No development shall take place until a landscape management plan, including long term design objectives, management responsibilities and maintenance schedules for all landscaping areas has been submitted to and approved in writing by the Local Planning Authority within 2 months of the date on this decision notice.  The plan shall cover a period of 10 years to cover the establishment of hedgerows.  The landscape management plan shall be implemented as approved by the Local Planning Authority.

Reason: To ensure the continuing standard of landscape provision in the interests of the visual amenity of the area.  Relevant Policy - DG1, N6.

2
All hard and soft landscape works shall be carried out in accordance with the approved details( contained in the landscape strategy report revised 02.02.06  and drawing  501 - 2 rev C) .  The works shall be carried out in accordance with a written programme of planting to be submitted to and agreed in writing with the Local Planning Authority within 2 months of the date of this decision notice and retained thereafter in accordance with the approved details.


Reason: To ensure satisfactory landscaping of the site in the interests of visual amenity.  Relevant Policies - Local Plan DG1.

3
The bund sited at the northern end of paddock 5 shall be remodelled in accordance with the details shown within the landscape strategy report (revised 02.02.06) and drawing 501 - 2 rev C  within three months of the date of this permission, and shall thereafter be retained in accordance with the approved plan.


Reason: In the interests of the openness of the Green Belt and to ensure the future health of the adjacent hedgerow in the interests of the bio diversity and character of the countryside.  Relevant Policies - Local Plan GB1, GB2, N6,N7.

4
If within a period of five years from the date of planting of any tree or shrub shown on the approved landscaping plan, that tree or shrub, or any tree or shrub planted in replacement for it, is removed, uprooted or destroyed or dies, or becomes seriously damaged or defective, another tree of the same species and size as that originally planted shall be planted at the same place, unless the Local Planning Authority gives its written consent to any variation.

Reason: To ensure a satisfactory and continuing standard of amenities are provided and maintained in connection with the development.  Relevant Policies - Local Plan DG1, N6.

5
The hardstanding adjacent the bund sited at the northern end of paddock 5 shall be reduced in size in accordance with the details shown on drawing number 501 - 2 Rev  C  within three months of the date of this permission, and shall thereafter not be extended in area or height without the prior written approval of the Local Planning Authority.


Reason: In the interests of the openness and character of the Green Belt and character of the countryside. Relevant Policy - GB2.

6
The French drain and open drainage trench system surrounding the stable hardstanding area and the enlargement of the 'balancing pond' (by 49 cubic metres) shall be completed within three months of the date on the decision notice, or as otherwise agreed in writing by the Local Planning Authority.   All resultant excavated material shall be completely removed from the site.


Reason:  To ensure that adequate drainage is provided at the site.  Relevant Policy - PPS 25.

7
Details of surface improvements works and surfacing materials at the two crossing points between Paddock 6 and Paddocks 8 and 9, and the crossing point between Paddock 7 and 10, shall be submitted to and approved in writing within two months of the date of this decision notice.   The approved surface improvements shall be carried out within four months of the date of this decision notice, unless otherwise agreed in writing by the Local Planning Authority.


Reason: To ensure the footpath is provided with adequate surfacing, in the interests of maintaining a satisfactory right of way.  Relevant Policy - Local Plan R14.

Informative(s) 

1
The attention of the applicant is drawn to the Berkshire Act 1986, Part II, Clause 9, which enables the Highway Authority to recover the costs of repairing damage to the footway or grass verge arising during building operations.


2
The attention of the applicant is drawn to Section 59 of the Highways Act 1980, which enables the Highway Authority to recover expenses due to extraordinary traffic.

3
No builders materials, plant or vehicles related to the implementation of the development should be parked/stored on the public highway so as to cause an obstruction at any time.


4
The applicant is advised that the proposals Plan 501/2 rev C identifies (in error) an existing stile on Public Footpath 20 at the southeastern corner of Paddock 6, which is currently a kissing gate.
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