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INTRODUCTION

This Planning Statement has been produced by Shrimplin Planning & Development on
behalf of Reading Borough Council in support of a full planning application for a Gypsy
and Traveller transit site at land south of Island Road, Reading (hereafter referred to

as the “Application Proposal” and the “Application Site”). It will result in 7 pitches.

The Application Proposal is the culmination of extensive research and consultation,
which is summarised in Chapter 4. It has also been subject to extensive pre-app
consultation with relevant statutory consultees. It meets an urgent and longstanding

need for a transit site.

The next chapter of this Planning Statement explains the Application Proposal and the
information that forms the application submission. Chapter 3 describes the
Application Site and its wider context. Chapter 4 summarises the process that the
Council have been through to establish the need for a Gypsy and Traveller transit site
and the extensive site search process. Chapter 5 sets out the relevant policy
framework and the decision-making process. Chapter 6 provides an assessment of the

Application Proposal against the development plan. A summary and conclusion are

provided in Chapter 7.
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APPLICATION PROPOSAL AND THE APPLICATION SUBMISSION

This chapter explains the Application Proposal and the information that forms the

application submission.

The Application Proposal

The Application Proposal is for a gypsy and traveller transit site. The Department for
Communities and Local Government ‘Planning policy for traveller sites’ (August 2015)

defines “gypsies and travellers” as:

“Persons of nomadic habit of life whatever their race or origin, including such
persons who on grounds only of their own or their family’s or dependants’
educational or health needs or old age have ceased to travel temporarily, but
excluding members of an organised group of travelling showpeople or circus

people travelling together as such.” (Annex 1: Glossary).

Reading Borough Council’s ‘Gypsy and Traveller, Travelling Showpeople and

Houseboat Dweller Accommodation Assessment’ (June 2017)) defines a transit site as:

“A site intended for short-term use while in transit. The site is usually
permanent and authorised, but there is a limit on the length of time residents

can stay.” (glossary).

The transit site will comprise 7 pitches, bin store, outdoor seating area, play area, and
a new access onto Island Road. Each plot comprises a kitchen/toilet block and space

for two caravans and two cars.

The application submission

The application submission includes a full range of supporting information which

demonstrate that the Application Proposal is acceptable. This includes:
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e Air Quality Assessment (RAMBOLL) (26 Oct 2021)

e Arboricultural Statement (S J Stephens Associates) (31 November 2021)

e Design and Access Statement (Hampshire County Council) (November 2021)
e Discipline Input Plan Lighting (RAMBOLL) (3 November 2021)

e Drawings (Hampshire County Council) (November 2021)

e Ecological Appraisal (HCCET) (4 October 2021)

e Ground Investigation Report (Terrafirma (south)) (August 2021)

e Flood Risk Assessment (RAMBOLL) (November 2021)

e Surface Water Drainage Strategy (RAMBOLL) (November 2021)

e Noise Impact Assessment (RAMBOLL) (November 2021)

e Planning Statement (Shrimplin Planning & Development) (November 2021)

e Transport Statement (RAMBOLL) (November 2021)

2.6 Discussions with Dr Edward Peveler of Berkshire Archaeology, have identified there is
a potential for underlying intact archaeological deposits below a deep layer of existing
made ground. However based on borehole survey information which defines the
depth of the made ground, along with preliminary structural proposals which show a

worst case excavation depth, Dr Peveler has confirmed no archaeological works will

be required.
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APPLICATION SITE AND ITS WIDER CONTEXT

This chapter describes the Application Site and its wider context.
Application Site

The Application Site is unallocated “white” land within the urban area of Reading. It
is overgrown scrubland. It is enclosed by mature, dense tree belts which will be

retained.

There is no relevant planning history of the Application Site.

Wider context

The wider area has a varied character and contains a number of different uses. To the
north is Island Road which leads to the A33. On the other side of Island Road are large
warehouse units. To the east is car parking serving the Reading Sewage Treatment
Works. Further east is vacant land (allocated under Policy SR1c for commercial uses)
and, on the other side of the A33, the new residential area on Kennet Island. To the
south the scrubland narrows and continues. Further south is an area of business parks
and new residential development. To the west is a watercourse which is identified in
the Local Plan under Policy EN12: Area of identified biodiversity interest. Beyond this
is the Reading Waste Management Park located within a large warehouse building.

Further west are agricultural fields (allocated under Policy SR1c for commercial uses).

The Atomic Weapons Establishment (AWE) site at Burghfield is located in West
Berkshire District, just over 1.5 km from the Reading Borough boundary. The activities

within the AWE include final assembly, maintenance and decommissioning of

warheads. The implications of this are addressed in Chapter 6.
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NEED FOR A GYPSY AND TRAVELLER TRANSIT SITE AND SITE SEARCH

This chapter summarises the process that the Council have been through to establish
the need for a Gypsy and Traveller transit site and the extensive site search process

that culminated in the selection of the Application Site.

Periodically assessing the housing needs of people living in caravans or houseboats is
a requirement for local housing authorities under the Housing and Planning Act 2016
(124). Examining the accommodation needs of gypsies and travellers is an expectation
of national planning policy (Planning Policy for Traveller Sites, 2015) and an important

part a Local Plan.

Reading Borough Council therefore commissioned arc to produce a ‘Gypsy and
Traveller Accommodation Assessment’ (GTAA) (June 2017). The purpose of the GTAA

was:

“...to identify the accommodation needs of Gypsies and Travellers, Travelling

Showpeople and houseboat dwellers from across Reading.” (paragraph 1.1).

“The overall purpose of a Gypsy and Traveller Accommodation Assessment
(GTAA) is to support the development of clear and realistic planning policies
relating to Gypsies and Travellers, Travelling Showpeople and houseboat
dwellers. The study provides an evidence base to assist the Council in
determining an appropriate level of pitch provision to be sought through the
lifetime of the Local Plan and to identify the accommodation needs of Gypsies
and Travellers to meet the Council’s obligations under section 8 of the Housing
Act 1985 (as added by section 124 of the Housing and Planning Act 2016).”

(paragraph 1.7).

The GTAA started with “a review of the legislative and policy context” (Chapter 2);
followed by “the study’s research methodology” (Chapter 3); “estimates of the

travelling population across Reading Borough and the scale of existing

site/plot/mooring provision” (Chapter 4); “[summary of] views of stakeholders
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expressed through the on-line survey” (Chapter 5); “detailed assessment of drivers of
demand, supply and current shortfalls across the study area” (Chapter 6); and
conclusions “identifying headline issues, and recommending ways in which these

could be addressed” (Chapter 7).

4.5 The GTAA identified accommodation needs including for 10-17 permanent pitches for
gypsies and travellers, 2 additional plots for traveling showpeople, and for 5 transit

pitches:

“Analysis of unauthorised encampment data would suggest that a transit site
of 5 pitches (accommodating up to 10 caravans) would be sufficient to
accommodate 91.9% of unauthorised encampments over the period April

2014 to March 2017.” (paragraph 7.11).

4.6 The GTAA was reported to the Policy Committee on 25 September 2017. The Officer

Report explained the lack of existing provision within Reading:

“There are no current permanent or transit pitches for gypsies and travellers
within Reading Borough. There is one authorised travelling showpeople site

at Scours Lane in Reading, with six plots.” (paragraph 4.3)

4.7 The Officer Report explained the significant issues that this created:

“At the same time, there are current issues with unauthorised encampments
within Reading. There were 87 unauthorised encampments within Reading
between April 2016 and March 2017, the majority of which were on Council
land. This has significant financial costs in terms of legal, bailiff and clean-up
costs as well as officer time (see section 9 for further information). Powers
under the Criminal Justice and Public Order Act 1994 to seize vehicles of those
who have failed to comply with a direction to leave land rely upon a suitable
pitch being available on a caravan site within a local authority area, which

means that the ability to use these powers in Reading is currently restricted by

the lack of sites.” (paragraph 4.4)
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4.8 The Officer Report explained the efforts that the Local Plan had gone through to try to

identify sites:

“A significant amount of background work has been undertaken on trying to
identify whether there are sites that could be identified to help to meet the
needs for gypsies and travellers. In terms of land outside Council ownership,
consultations on the Local Plan Issues and Options (January 2016) and again
on the Draft Local Plan (May 2017) have specifically asked for sites to be put
forward for gypsies and travellers. None were forthcoming. As a further
measure, in August 2017 the Council wrote to all landowners of sites that had
been identified as potential development sites in the Draft Local Plan to
specifically request that landowners consider whether provision for gypsies
and travellers could be made within their site. No landowners identified any
potential. It is therefore considered that there is no realistic likelihood of a

private site or sites being provided within Reading.” (paragraph 4.5)
4.9 A list of ¢80 Council owned sites was therefore drawn up:

“Therefore, a process was undertaken to thoroughly examine the potential for
Council-owned land to be used to help to meet the identified needs...
Therefore, a list of around 80 Council-owned sites was drawn up that included
all sites that do not house permanent in-use buildings and which are not
covered by a proposed planning open space designation or house statutory

allotments.” (paragraph 4.6).

4.10 Each site was thoroughly assessed, after which only one was identified as having

potential:

“Each of the 80 potential sites was considered in detail in terms of their
suitability in planning terms (including matters such as flood risk, biodiversity,

important trees, access, residential amenity and visual effects) and their likely

availability for the use during the period of the plan (considering matters such
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as current leases, covenants and any existing plans for use of land)... After full
consideration of all sites, only one site was identified, which had potential to
meet the identified transit need. This site was land at Cow Lane and Richfield

Avenue.” (paragraph 4.7).

4.11 A Gypsy and Traveller Provision Background Document (September 2017) set out the
process and results of the consideration of each of the 80 sites. This accompanied a
Gypsy and Traveller Provision Consultation Document (September 2017) which sought

views on the selected site at “Land at Junction of Cow Lane and Richfield Avenue”.

4,12 The site was also included in the Pre-Submission Draft Local Plan (November 2017)
which identified the Cow Lane site as a potential location for traveller transit use under

Policy WRA4.

4.13 The results of the public consultation were reported to the Policy Committee on 11

June 2018. The Officer Report explained that:

“Atotal of 222 responses were received to the consultation. The large majority
of these (164) constituted objections to the proposed site at Cow Lane. A
smaller number of representations in support were received (31), whilst the
remainder asked for additional information or raised other issues. As well as
members of the public, there was a large response from businesses operating
from the Richfield Avenue and Portman Road areas, and particularly strong
concerns were raised by Festival Republic with regard to the Reading Festival,

and from the Council’s own Leisure and Recreation section.” (paragraph 4.5).

4.14 The Officer Report considered all of the issues raised and concluded:

“In summary, many of the issues raised during consultation would have been
potentially capable of resolution as part of a proposal on the Cow Lane site.
However, the effects on Reading Festival would be severe, and would

potentially constrain the operation of the Festival to such an extent that it

could not continue in its current location. The Festival makes a very significant
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contribution to both the economy and the cultural life of Reading, and
detrimental effects on its operation would not be acceptable.” (paragraph

4.13).

The Officer Report also explained that the Cow Lane site was, by that stage, part of a

potential site for a new secondary school:

“Since both the Gypsy and Traveller Consultation Document and the Pre-
Submission Draft Local Plan have been subject to consultation, a process
undertaken by the Council to identify a site for a new 6 form entry secondary
school has resulted in a recommendation to confirm a site at Richfield Avenue
as the preferred option. The Cow Lane site that was subject to consultation
for transit use forms a part of this site, which also includes the adjacent former

Leaderboard driving range.”

The Officer Report explained that during this consultation process a number of other
sites were suggested for consideration. Of these five sites had not already been
considered as part of the site selection process. The Officer Report considered these

sites but concluded that none were suitable (paragraph 4.12).
As a result the Cow Lane site was not progressed further:

“Due to the significant adverse effects on Reading Festival, as well as the
proposals for use of a site including this land for a secondary school, it is
recommended that the proposal for a traveller transit site at Cow Lane not be

proceeded with.” (paragraph 4.16).

As a result the Council reappraised potential sites. This process identified a shortlist
which were reviewed in more detail. This process resulted in identifying the

Application Site as the preferred option.

As explained above, the Local Plan 2013-2036 process fed into the search for sites for

gypsies, travellers and travelling showpeople and when it was adopted (November
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2019) it repeated the need for this type of accommodation. It explained the national
planning policy requirement to meet this need and reflected the conclusions of the

GTAA (paragraph 4.4.103-4.4.104) and made clear that:

“The Council is exploring with its neighbours whether there are options for
meeting the permanent need outside the Borough, and continues to look for

opportunities to make transit provision within Reading.” (paragraph 4.4.104)

The Local Plan also explained that “In addition to an identified site, there is also a need
to include a general policy to judge any applications for sites for gypsies, travellers and
travelling showpeople.” (paragraph 4.4.105). It therefore included Policy H13:

Provision for Gypsies and Travellers. The Application Proposal is assessed against this

policy in Chapter 6.
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POLICY FRAMEWORK AND DECISION MAKING PROCESS

The chapter sets out the development plan and the decision making process.

Development plan

The relevant parts of the development plan comprise the Reading Local Plan 2013-

2036 (November 2019).

Relevant supplementary planning documents are material planning considerations,
including the Sustainable Design and Construction SPD (December 2019), although it
pre-dates the NPPF and adopted Local Plan which limits the weight that can be given
toit. The NPPF (July 2021), with additional guidance in the NPPG, is also an important

material planning consideration.

Decision-making process

Planning law requires that applications for planning permission must be “determined
in accordance with the Development Plan unless material considerations indicate

otherwise” (Section 38(6) of the Planning and Compulsory Purchase Act 2004).

The NPPF explains that “Plans and decisions should apply a presumption in favour of

sustainable development” (paragraph 11). For “decision taking” this means:

e “approving development proposals that accord with the development plan

without delay; or

e where there are no relevant development plan policies, or the policies which
are most important for determining the application are out of date, granting

permission unless:

i. the application of policies in this Framework that protect areas or assets of

particular importance provides a clear reason for refusing the development

proposed; or
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ii. any adverse impacts of doing so would significantly and demonstrably
outweigh the benefits, when assessed against the policies in this

Framework taken as a whole”.

5.6 In this case the policies which are most important for determining the application are
up to date. As a result, the Application Proposal needs to be assessed on the basis of

whether it is in accordance with the development plan.

5.7 The recently adopted Local Plan reflects the above approach in Policy CC1:

presumption in favour of sustainable development.

5.8 In considering applications it is important to bear in mind the advice in the NPPF’s
chapter on “decision making”, reflected in Policy CC1, which begins by encouraging

local planning authorities to approve applications:

“Local planning authorities should approach decisions on proposed
development in a positive and creative way. They should use the full range of
planning tools available... and work proactively with applicants to secure
developments that will improve the economic, social and environmental
conditions of the area. Decision-makers at every level should seek to approve

applications for sustainable development where possible.” (paragraph 38).

5.9 The next chapter assesses the Application Proposal within this policy framework and

decision making process.
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ASSESSMENT OF THE APPLICATION PROPOSAL

This chapter assesses the Application Proposal against the development plan in terms
of the principle of development; makes efficient use of scarce urban land; design and

amenity.

Principle of development

As explained in Chapter 4, the Local Plan 2013-2036 process fed into the search for
sites for gypsies, travellers and travelling showpeople and when it was adopted
(November 2019) it repeated the need for this type of accommodation. It included

Policy H13: Provision for Gypsies and Travellers, which is as follows:

“Proposals for new sites or extensions to existing sites for gypsies, travellers

and travelling showpeople will be judged against the following criteria.

Proposals should

i) Have safe and convenient access onto the highway network;

ii) Have good access to a range of facilities including education and
healthcare by a choice of means of travel, including walking;

iii) Not have an unacceptable impact on the physical and visual character and
quality of the area;

iv) Not result in an adverse impact on the significance of a heritage asset;

v) Be located in line with national and local policy on flood risk, and not
involve location of caravans in Flood Zone 3;

vi) Not have an unacceptable impact on the amenity of existing residents in
surrounding areas, or on future residents of the proposal; and

vii) Not result in the loss of biodiversity or important trees, and provide a net

biodiversity gain where possible.”
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The Application Proposal meets criterion (i) as a new access will be created onto Island
Road from the Application Site and this has been tested to ensure that it is safe and

convenient.

There are convenience shops (Londis, Hudsons) and a café (Fidget & Bob) at The Piazza
on Whale Avenue/Lindisfarm Way c520m to the east of the Application Site. Further
away, 1.4km from the Application Site, are a range of shops including a pharmacy
(Whitley Pharmacy), newsagent, barber, hairdresser, launderette, supermarkets (Aldi,
Morrisons) as well as a range of shops and cafés/takeaways. The Longbarn Lane
Surgery is 1.9km to the east. The Reading Gate Retail Park is 1.3km to the south. The
Whitley Park Primary School and Nursery School is 1.1km to the east whilst the new is
1.1km to the south along the footpath that runs alongside the Application Site. There
are bus stops on the A33 and Lindisfarne Way, 200m to the east of the Application
Site, linking to the various facilities in Basingstoke Road as well as central Reading to

the north. There is easy access to the A33 and from there to the M4.

The supporting text says that “...good access by foot to education and healthcare
(ideally within 400m, but 800m at the furthest) is particularly vital, as is the need for
good access to the highway network.”. This is not part of the requirement of Policy
H13. The Application Site is beyond these distances but has good access to a large
number of facilities, including two primary schools, and has good access to the

highways network. The Application Proposal therefore meets criterion (ii).

As explained in Chapter 2, the Application Site is enclosed by mature, dense tree belts
which will be retained, thus limiting views of the site. The wider area has a varied
character and contains a number of different uses. It does not have a strong or
important physical and visual character. The Application Proposal therefore meets

criterion (iii).

There are no heritage assets close to the Application Site or in the wider area. The

Application Proposal therefore meets criterion (iv).
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The Application Site is partly, but not wholly, within Flood Zone 3. The application is
accompanied by a Flood Risk Assessment which explains how the Application Proposal
is in accordance with national and local policy on flood risk. The Application Proposal

therefore meets criterion (v).

There are no residential properties close the Application Site and there are no planned

residential developments. The Application Proposal therefore meets criterion (vi).

The application is accompanied by a Preliminary Ecological Assessment that explains
that the scheme will not result in a loss of biodiversity or important trees and will

provide ecological mitigation. The Application Proposal therefore meets criterion (vii).

The Application Proposal meets all the criteria and is therefore in accordance with

Policy H13.

Makes effective use of scarce urban land

The NPPF (February 2021) has a specific chapter dealing with “Making effective use of
land”. This begins by making clear that:

“Planning policies and decisions should promote an effective use of land in
meeting the need for homes and other uses, while safeguarding and improving
the environment and ensuring safe and healthy living conditions” (paragraph

119).

It specifically highlights the need to make best use of underutilised land and buildings:

c) give substantial weight to the value of using suitable brownfield land within

settlements for homes and other identified needs, ...

“d) promote and support the development of under-utilised land and
buildings, especially if this would help to meet identified needs for housing

where land supply is constrained and available sites could be used more

effectively...” (paragraph 120).
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6.14 The NPPF also encourages local planning authorities to proactively identify sites, which

is exactly what Reading Borough Council have done:

“Local planning authorities, and other plan-making bodies, should take a
proactive role in identifying and helping to bring forward land that may be
suitable for meeting development needs, including suitable sites on brownfield
registers or held in public ownership, using the full range of powers available

to them.” (paragraph 121).

6.15 The Local Plan picks up this key issue in its “Objectives”. Although this is in the context
of housing development, this can include accommodation for gypsies and travellers

given that they are addressed in the Council’s housing chapter:

“2. Make the most efficient use of Reading’s limited land, particularly
previously developed land, to ensure that as many new homes as possible are

delivered to meet identified needs, particularly needs for affordable housing;”

6.16 It is also reflected in the “Spatial Strategy for Reading” which highlights the

constrained nature of Reading and the need to ensure the efficient use of land:

“The constrained nature of Reading Borough dictates the spatial strategy to
some extent. Significant development can only occur where sites are available,
which inevitably means a considerable focus on the centre and south of
Reading. Opportunities for large-scale expansion of the town onto greenfield
sites within the Borough are virtually non-existent, with the small rural areas
within the boundaries subject to significant flood risk. This means a need to
look within the existing urban area for opportunities, and to ensure efficient

use of land.” (paragraph 3.2.1).

6.17 Both the NPPF and the Local Plan emphasise the need to make efficient use of scarce

brownfield land. The Local Plan highlights the constrained nature of Reading and the

need to ensure the efficient use of land. The Application Site makes effective use of
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scarce urban land in accordance with the Local Plan’s “Objectives” and “Spatial

Strategy for Reading”.

Design and amenity

6.18 NPPF Chapter 12 on “Achieving well-designed places” begins by stating that:

“The creation of high quality buildings and places is fundamental to what the
planning and development process should achieve. Good design is a key
aspect of sustainable development, creates better places in which to live and
work and helps make development acceptable to communities.” (paragraph

124).

6.19 Local Plan Policy CC7: Design and the Public Realm sets out a wide range of

considerations that need to be borne in mind when designing schemes:

“All development must be of high design quality that maintains and enhances
the character and appearance of the area of Reading in which it is located. The

various components of development form, including:

e Layout: urban structure and urban grain;
e Landscape;

e Density and mix;

e Scale: height and massing; and

e Architectural detail and materials

will be assessed to ensure that the development proposed makes a positive

contribution to the following urban design objectives: -

e Character - a place with its own identity and sense of place
e Continuity and enclosure

e Quality of the public realm and provision of green infrastructure and

landscaping
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e Ease of movement and permeability
e Legibility - clear image and easy to understand
e Adaptability — capable of adaptation over time

e Diversity — meets a wide range of needs.

Developments will also be assessed to ensure that they: -

e Respond positively to their local context and create or reinforce local
character and distinctiveness, including protecting and enhancing the
historic environment of the Borough and providing value to the public
realm;

e Create safe and accessible environments where crime and disorder or fear
of crime does not undermine quality of life or community cohesion;

e Address the needs of all in society and are accessible, usable and easy to
understand by them, including providing suitable access to, into and
within, its facilities, for all potential users, including disabled people, so
that they can use them safely and easily;

e Are visually attractive as a result of good high quality built forms and
spaces, the inclusion of public art and appropriate materials and

landscaping.

Applications for major developments, or other relevant developments, should
be accompanied by a design and access statement that deals with all the

above matters.

6.20 Policy CC8: Safeguarding Amenity sets out a number of important considerations

about the living environment of existing and proposed residential properties:

“Development will not cause a detrimental impact on the living environment

of existing residential properties or unacceptable living conditions for new

residential properties, in terms of:
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e Privacy and overlooking;

e Access to sunlight and daylight;

e Visual dominance and overbearing effects of a development;
e Harm to outlook;

e Noise and disturbance;

e Artificial lighting;

e Vibration;

e Dust and fumes;

e Smell;

e Crime and safety; or

e Wind, where the proposals involve new development of more than 8

storeys.”

6.21 The supporting text explains that:

“One of the key concerns of planning is to ensure that new development does
not reduce the quality of the environment for others, particularly where it
would affect residential properties. At the same time, ensuring that new
development creates a quality living environment for future residents is also

critical.” (paragraph 4.1.36)

“Most tensions can be avoided by careful design, siting and orientation of
buildings and spaces, paying particular attention to those aspects which are
most likely to cause issues (e.g. car parks, bin stores and noisy equipment), and
which are most sensitive to effects (e.g. children’s play areas, outdoor spaces
or habitable rooms). Planning conditions can also be used to deal with matters
such as the installation of extraction systems, hours of operation, or

preventing a development from changing its character.” (paragraph 4.1.38).

6.22 All of these considerations set out in Policies CC7 and CC8 have been borne in mind in

designing the scheme. Further detail can be found in the Design and Access Statement

and the supporting information.
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Burghfield Atomic Weapons Establishment (AWE)

As explained in Chapter 2, the Atomic Weapons Establishment (AWE) site at Burghfield
is located in West Berkshire District, just over 1.5 km from the Reading Borough
boundary. On 22 May 2019, the government introduced the new Radiation
(Emergency Preparedness and Public Information) Regulations 2019 to strengthen the
national emergency preparedness and response arrangements for radiological
emergencies. These replaced the REPPIR 2001 regulations. West Berkshire Council
have a number of responsibilities in order to ensure compliance with the REPPIR 2019
regulations. These include determining the Detailed Emergency Planning Zone (DEPZ)
for each of the AWE sites. The AWE Detailed Emergency Planning Zone Report (12

March 2020) produced by West Berkshire explains how this has been drawn.

The Report explains that an Urgent Protective Actions (UPA) area should be drawn
around Burghfield. The minimum geographical extent of the UPA around Burghfield
is a radius of 3160m (paragraph 5.5.1). The Application Site falls outside this.
However, the Report explains that the UPA can be extended so that it fits geographical

features:

“In defining the boundary of a detailed emergency planning zone, geographic
features should be used for ease of implementing the local authority’s off-site
emergency plan. Physical features such as roads, rivers, railways or footpaths
should be considered as well as political or postcode boundaries, particularly
where these features and concepts correspond with other local authority

emergency planning arrangements.” (paragraph 5.6.2).

The UPA was extended northwards to Island Road and eastwards to the A33. As a

result the Application Site falls within this extended area.

Within this extended area “The recommended Urgent Protective Action (UPA) is

shelter” (paragraph 5.5.3) and the “Timescales for undertaking the UPA (Shelter) is as

soon as possible and no later than 25 minutes from the start of the incident”



http://www.legislation.gov.uk/uksi/2019/703/contents/made
http://www.legislation.gov.uk/uksi/2019/703/contents/made
http://www.legislation.gov.uk/uksi/2001/2975/contents/made
http://www.legislation.gov.uk/uksi/2019/703/contents/made
http://www.legislation.gov.uk/uksi/2019/703/contents/made
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(paragraph 5.5.4). It continues, “Those properties within the DEPZ are therefore
afforded a warning system to alert them to take shelter as soon as possible and
minimise the risk to their health.” (paragraph 5.6.1). There is no exclusion of

development within the UPA area.

The Application Proposal is outside the minimum geographical extent of the Urgent
Protective Actions (UPA) area but within the extended area defined by the AWE within
the Detailed Emergency Planning Zone Report produced by West Berkshire (12 March
2020). Within this area there is no exclusion of development but the advice is to
shelter and properties are given a warning system. The Application Proposal will meet

these requirements.

Local Plan Policy OU2: Hazardous Installations explains that:

“Proposals for hazardous substances consent, or development in the vicinity
of hazardous sites or pipelines, will not be permitted unless it has been
satisfactorily demonstrated that the amount, type and location of hazardous
substances would not pose adverse health and safety risks to the surrounding
population and environment; and that any necessary special precautions to
limit other potential societal risks to acceptable degrees would be put in place

prior to the development commencing.”

The Local Plan, which predates the AWE Detailed Emergency Planning Zone Report (12
March 2020), explains that “there is a requirement for consultation with the Office for
Nuclear Regulation (ONR)...” for different types of development in different
consultation zones surrounding Burghfield (paragraph 4.7.15). Local Plan Figure 4.9
shows different zones, with the Application Site falling within the “Outer Zone” where
consultation is required for “Development likely to lead to an increase of 500 people
in the population at any place.” The Local Plan explains that “The Council will continue
to work with neighbouring authorities (Basingstoke and Deane Borough Council, West

Berkshire District Council, Wokingham Borough Council) and the ONR to monitor

development proposals and activity, to assess whether or not proposed development
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can be safely accommodated in areas around the installation.” (paragraph 4.7.16).

There is no exclusion of development within any of these consultation zones.

The Application Proposal is within the Outer Zone defined by the Local Plan. Within
this area there is no exclusion of development but consultation is needed with the
ONR for development that is likely to lead to an increase of 500 people in the
population at any place, which does not apply to the Application Proposal. The
Application Site is within an area with very little residential development and there
are no plans for residential development in the surrounding area. The Application

Proposal is for a transit site and so does not represent permanent accommodation.

The Application Proposal therefore meets the requirements of the The AWE Detailed

Emergency Planning Zone Report (12 March 2020) produced by West Berkshire and of

Local Plan Policy OU2.
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SUMMARY AND CONCLUSION

This Planning Statement has been produced by Shrimplin Planning & Development on
behalf of Reading Borough Council in support of a full planning application for a Gypsy
and Traveller transit site at land south of Island Road, Reading (hereafter referred to

as the “Application Proposal” and the “Application Site”). It will result in 7 pitches.

Chapter 2 explained the Application Proposal and the information that forms the
application submission. Chapter 3 described the Application Site and its wider

context.

Chapter 4 summarised the process that the Council have been through to establish
the need for a Gypsy and Traveller transit site and the extensive site search process.

This process has taken over 4 years and has involved extensive public consultation.

Chapter 5 set out the relevant policy framework and the decision-making process,
concluding that the Application Proposal needs to be considered in terms of its
conformity with the development plan. Chapter 6 provided an assessment of

Application Proposal against the development plan.

The principle of development meets all the criteria and in accordance with Policy H13:

Provision for Gypsies and Travellers.

Both the NPPF and the Local Plan emphasise the need to make efficient use of scarce
brownfield land. The Local Plan highlights the constrained nature of Reading and the
need to ensure the efficient use of land. The Application Site makes effective use of
scarce urban land in accordance with the Local Plan’s “Objectives” and “Spatial

Strategy for Reading”.

All of these considerations set out in Policies CC7: Design and the Public Realm and
Policy CC8: Safeguarding Amenity have been borne in mind in designing the scheme.

Further detail can be found in the application supporting documents. The Application

Proposal is therefore in accordance with these policies.
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7.8 Neither the AWE Detailed Emergency Planning Zone Report (12 March 2020) produced
by West Berkshire nor Local Plan Policy OU2 exclude development around Burghfield

AWE. The Application Proposal meets the requirements of both documents.

7.9  We respectfully request that planning permission is granted.
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