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1.0 INTRODUCTION 

 
1.1 These representations have been prepared by Southern Planning Practice on behalf of The 

Saunders Family who own the land east of Stoney Lane, Newbury, in response to West 

Berkshire’s Regulation 18 Local Plan Review to 2037 Consultation. 

 

1.2 The site is located to the east of Stoney Lane which is in the north-eastern area of Newbury. 

The site is both closely related to the main urban areas of West Berkshire: Newbury and 

Thatcham.  

 
1.3 A small section of southern part of the site was submitted to the West Berkshire Housing and 

Economic Land Availability Assessment (HELAA) (2020) and was considered under site CA9 

to be suitable, available and achievable. The site, land east of Stoney Lane, as a whole has 

not been previously assessed by the Council for its development potential. However, it is of 

note that the land immediately to the south west of the site, Land at Coley Farm, has been 

allocated through the Local Plan for the development of circa 75 homes. In fact, this site has 

outline planning permission for 75 homes and a full application is currently pending 

consideration, this is set out in further detail under Policy RSA4 below. It is also understood 

that the land to the north of the site has developer interest and it was considered under site 

CA8 of the HELAA.  

 
1.4 These representations set out responses in respect of land east of Stoney Lane, to all relevant 

policies and sections of the Regulation 18 Consultation document. In addition to the 

responses, the representations set out the opportunity presented by the site whilst 

demonstrating the site is available, suitably located and achievable, considered against the 

definitions contained in the NPPF 2019, that would help meet West Berkshire’s housing need. 

 
1.5 Submitted together with these representations is a Site Location Plan which details the 

location and extent of the site. This plan also shows the allocated Land at Coley and the site 

to the north considered in the HELAA.  

 

1.6  An Opportunities and Constraints plan has also been prepared and is submitted with these 

representations, it details the surrounding landscape designations and details indicative 

development areas, areas of open space, potential access points and connections to the wider 

area.  
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           Newbury 
 

 
1.7 Newbury is the largest settlement within the West Berkshire District. The town provides a vast 

range of facilities and services together with significant employment provision. Newbury is 

very well connected to both the south and the north via the A34 and M4 which provide links to 

Winchester, Southampton, Oxford and Bristol. In addition to the strategic road network, 

Newbury is connected by rail to Reading, London, Bath and Bristol. 

 

1.8 Thatcham, another major urban area in West Berkshire, is located to the east of Newbury. 

This area provides further facilities and services and is well connected to Newbury by both 

road, rail and bus links. 

 
1.9 It is acknowledged that the Newbury and Thatcham urban area has been historically the focus 

for new development and the Local Plan Review confirms that it will remain the focus for the 

Local Plan Review.  

 

           The Site 
 

1.10 The site is located to the east of Stoney Lane and to the north of Waller Drive in the north-

eastern section of Newbury. The site is located immediately to the north of the built up area of 

the town and adjoins the land at Coley Farm which is allocated under policy HSA3 in the 

adopted Local Plan and is proposed to be allocated again under policy RSA4 of the Local Plan 

Review. The site is therefore very well located to both existing and proposed residential 

development and is visually quite well contained.  

 

1.11 The site is bound on all sides by a mix of hedgerow and trees. To the east of the site is Yates 

Copse which is an area of Ancient and Semi-Natural Woodland. There are no known 

environmental, heritage or landscape designations that apply to the site itself. The site is 

currently used for the grazing of cattle and therefore does not have a high ecological value.  

 
1.12 The site is of an irregular shape which provides an opportunity, not a constraint. One of the 

sites accesses is on Waller Drive which is very sub-urban in nature and the second access to 

the site is off Stoney Lane which has slightly more of a rural feel, however there is residential 

development located all along the west of this lane up to the access point.  
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1.13 A small stream runs north-south through a section of the site; however, the site is not identified 

as being in an area of flood risk on the Environment Agency’s flood risk map. The stream 

could be sensitively incorporated and enhanced through new residential development on the 

site.  

 
1.14 The site extends to approximately 6.43 hectares and therefore it would be capable of 

accommodating circa 115-150 homes at a density appropriate to the existing built form and 

the surrounding area. The Opportunities and Constraints Plan submitted with these 

representations demonstrates how the site could be developed to provide an appropriate 

sustainable development.  

 
1.15 The site is a suitable location for development adjacent to the existing urban area of Newbury. 

It would constitute a logical, sustainable extension to the town and is available for development 

now. The site is owned by one family and therefore there are no constraints regarding land 

ownership.  

 
 

 
 
 
 
 
 
 
 
 
 
 
 

 

 
 
 
 
 
 
 
 
 
2.0 RESPONSE TO LOCAL PLAN REVIEW VISION AND OBJECTIVES (SECTION 3) AND 

DEVELOPMENT STRATEGY (SECTION 4) 
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2.1 We are supportive of West Berkshire’s vision set out in paragraphs 3.1 to 3.4 of the Local Plan 

Review Consultation document. We strongly agree with the Council’s priority to make 

available housing of different types, sizes, tenures and affordability. In addition to focusing 

most of the growth in the urban areas, the Council should look to all settlements and available 

land within the district in sustainable locations to help meet this priority.  

 

2.2 In order to have a robust five-year land supply, the council should look to all settlement tiers 

in the hierarchy to deliver homes through a range of small, medium and strategic sites. By 

allocating a range of sites, the Council will be able to maintain a stable housing land supply 

enabling the delivery of homes throughout the plan period to meet the identified local 

requirements and to ensure they are not vulnerable to unsustainable, speculative 

development.  

 

2.3 We agree that the 11 strategic objectives are all-encompassing. With regards to strategic 

objective 2, whilst we agree that the identified housing need should be met across the District 

up to the end of the plan period, we consider that in light of the contents of paragraph 59 of 

the NPPF, which refers to the Government’s objective of significantly boosting the supply of 

homes, the Council should be more ambitious and plan for the objectively assessed housing 

need as a minimum. As per the Planning Practice Guidance (PPG) (Paragraph: 001 

Reference ID: 68-001-20190722), the standard method for calculating local housing need 

provides a minimum (our emphasis) number of homes to be planned for. It clearly sets out 

that authorities should use the standard method as the starting point when preparing the 

housing requirement in their plan, unless exceptional circumstances justify an alternative 

approach. We do not believe that there are an exceptional circumstances which would justify 

an alternative approach in West Berkshire.  

 
2.4 Indeed, in order for the Local Plan Review to meet the ‘positively prepared’ test of soundness 

as required by paragraph 35 a) of the National Planning Policy Framework (NPPF), the Local 

Plan Review must: 

 
 “provide (ing) a strategy which, as a minimum, seeks to meet the area’s objectively 

assessed needs; and is informed by agreements with other authorities, so that unmet 

need from neighbouring areas is accommodated where it is practical to do so and is 

consistent with achieving sustainable development”.  
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2.5 Strategic Objective 5 looks to enhance the vitality and viability of town, district and local 

centres in West Berkshire. Land to the east of Stoney Lane would provide a significant addition 

to the population of Newbury which would help to achieve this objective. The allocation of the 

site would also contribute to meeting several of the Plan’s strategic objectives.  
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3.0 RESPONSE TO LOCAL PLAN POLICIES  

 
3.1 This section of the representations responds to Policies SP1, SP3, SP7, SP10, SP12, SP13 

and RSA4 of the Local Plan Review Regulation 18 Consultation document.  

 

 Policy SP1 
 
3.2 We support the Council’s approach to splitting the district into three spatial areas, given the 

vast differences between need and constraints in each area. It is acknowledged that Newbury 

will be a focus for housing development, and we encourage this approach. We appreciate 

Sandleford Park (Policy SP16) is one of the biggest allocations in the Local Plan Review, 

however we note that the Council have twice now refused planning permission for residential 

development on the site. It is understood that an appeal has recently been submitted to get 

an independent view from the Planning Inspectorate on the proposed development.  

 

3.3 Given, the above, it is considered that the strategic allocation will not deliver the number of 

homes that it was intended to as per the allocation in the adopted Local Plan. In light of this, 

there is likely to be a shortfall in West Berkshire’s housing land supply, therefore we believe 

that the Council should be looking to allocate more sustainable sites for residential 

development to ‘bridge’ the gap and provide the homes the district needs.  

 

 Policy SP3 
 

3.4 Policy SP3 builds on the spatial strategy set out in Policy SP1. We support the Council’s 

approach to new development and emphasise that in addition to focusing growth in the key 

urban areas, the Council should also look to a range of settlements which can accommodate 

sustainable, proportional growth.  

 

3.5 Newbury is a highly sustainable settlement with a range of facilities and services together with 

excellent transport links. It is therefore capable of accommodating a significant amount of 

housing over the plan period. Whilst Policy SP3 sets out that the urban areas will be the prime 

focus for growth over the plan period and some sites have been allocated in and around the 

town, we believe that further sites need to come forward to provide a larger population to 

support the longevity of the town centre and Newbury’s facilities and services. The allocation 
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of land east of Stoney Lane would contribute a noteworthy population which would provide 

additional footfall and a valuable contribution to Newbury’s facilities and services.  

 

 Policy SP7 and SP10 
 
3.6 We support the design principles set out in Policy SP7 and can confirm that any future 

residential development on land east of Stoney Lane would ensure these principles are 

incorporated.  

 

3.7 The allocation of the site would strengthen the sense of place in this area of Newbury. 

Together with the land at Coley Farm, the site could provide a comprehensive development 

which would create a distinctive place. This approach would be in accordance with the recent 

NPPF consultation (January 2020) which focuses on place-making. The opportunities and 

constraints plan indicatively shows how the two sites would seamlessly integrate.  The site is 

in a sustainable location and is of a scale which could deliver a high-quality landscape-led 

development with many public benefits. One key benefit the site could offer is the provision 

and strengthening of the Green Infrastructure in the area. The site could provide a large area 

of public open space together with creating links to the Copse to the east and the new 

residential development proposed at Coley Farm to the south west.  

 

 Policy SP12 

 
3.8 Paragraph 11 of the National Planning Policy Framework (2019) states that Local Plans 

should positively seek opportunities to meet the development needs of their area - as a 

minimum – but also be sufficiently flexible to adapt to rapid change as well as any needs that 

cannot be met within neighbouring areas. This stance is also reiterated in the Planning Policy 

Guidance.  

 

3.9 Policy SP12 sets out that provision will be made for 8,840 to 9,775 net additional homes in 

West Berkshire for the period 1 April 2020 to 31 March 2037; 520– 575 dwellings per annum. 

It goes on to confirm that the figure of 575 dwellings per annum does not constitute a ceiling 

or cap to development. We are supportive of this approach, however, we believe the policy 

should be worded to set out that the objectively assessed housing should be a minimum (our 
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emphasis) figure in accordance with paragraph 11 b) of the National Planning Policy 

Framework and the Planning Practice Guidance.  

 

3.10 In addition to West Berkshire’s Housing need, the Local Plan Review should look to firstly be 

flexible to adapt to rapid change and secondly help to meet unmet need arising from 

neighbouring areas. West Berkshire District falls within the Thames Valley area and therefore 

should look to help accommodate any unmet need which is arising from other Local Planning 

Authorities in this area.  

 
3.11 Under the August 2020 proposed standard method, West Berkshire’s housing need increased 

from 513 homes per annum (calculated under the original 2018 standard method) to 692 

homes per annum. The latest standard method (December 2020) has now reduced West 

Berkshire’s objectively assessed housing need to the original figure of 513 homes per annum. 

Whilst the housing need for West Berkshire has not changed, the housing need for Reading 

Borough Council has significantly increased. The 2018 standard method set out an objectively 

assessed need of 649 whilst the latest December 2020 method has increased this to 876 

dwellings per annum. This figure results in an additional 227 dwellings per annum. Therefore, 

in accordance with paragraph 11 of the NPPF, and the duty to cooperate as set out in 

paragraph 24 of the NPPF, West Berkshire and other local planning authorities within the 

Thames Valley area should look to help accommodate some of Reading Borough’s needs and 

the unmet needs arising from any other neighbouring authorities in the area.  

 Policy SP13 

 
3.12 It is pertinent to note the number of site allocations which are being carried forward from the 

current Local Plan. Whilst it is understandable that some sites will be included within the Local 

Plan Review, as they may have been forecast to be in the later years of the currently adopted 

Local Plan period, it is slightly concerning that main strategic allocation, Sandleford Park is 

being carried forward together with six of the existing site allocations. In fact, the Local Plan 

Review only proposes to allocate three new sites. These sites include a large strategic site at 

North East Thatcham, the redevelopment of the Kennet Centre and a small site for 10 

dwellings on land adjoining new road. 

 

3.13 Sandleford Park has been allocated since 2006 yet but to date is yet to deliver any new homes.  
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3.14 In 2006, Winchester City Council allocated a city site centre known as Silver Hill for 

redevelopment. However, due to the complexities involved in bringing such sites forward, this 

allocation has not progressed. It is considered that the same is likely to occur with the 

proposed allocation of the Kennet Centre which is likely to require the assembly of multiple 

landownerships before a viable scheme can be progressed. 

 
3.15 The proposed allocation of another strategic allocation plus the allocation of the Kennet Centre 

and the re-allocation of Sandleford Park results in an “all your eggs in one basket” approach 

is likely to result in a plan which has not been positively prepared and is unlikely to deliver the 

identified requirement. 

 
3.16 We consider that the council should be less reliant on major strategic allocations and look to 

allocate a range of additional small, medium and large sites to provide a more flexible, 

responsive and deliverable range of allocations. Such an approach is encouraged at 

Paragraph 68 of the National Planning Policy Framework which acknowledges that small and 

medium sized sites can make an important contribution to meeting the housing requirement 

of an area and are often built-out relatively quickly.  

 
3.17 By allocating more sites for housing development, the Council will bolster their housing land 

supply. Through the allocation of sites which link to existing allocations, the Council will 

achieve comprehensive development which will be far more beneficial, particularly around the 

urban areas, opposed to piecemeal development. We therefore encourage the Council to 

review their site allocations in line with their spatial strategy and together with the most recent 

objectively assessed housing need to ensure they are planning for the right homes in the right 

places over the plan period and beyond.  

 

 Policy SP16 
 
3.18 We object to the proposed allocation of Sandleford Park (Policy SP16). This site has been 

allocated since 2006, yet the Council has refused planning permission for its residential 

development twice. It is therefore considered that the site should not be considered deliverable 

and hence should not form part of the Council’s proposed housing land supply 
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 Policy RSA4  
 
 
3.19 The land to the south west of the site, land at Coley Farm, is allocated for the development of 

75 dwellings in the Local Plan Review. The site is also currently allocated in the adopted Local 

Plan under policy HSA3. An online planning history search has revealed that outline planning 

permission for 75 dwellings was permitted in May 2016 and an application for full planning 

permission was submitted in March 2020. This application was presented at the November 

2020 committee and was recommended for approval by Officers, however the minutes of the 

committee meeting were not published at the time of writing.  

 

3.20 We note that the site layout plan for the 2020 application provides opportunities for links to the 

land east of Stoney Lane. There are two obvious access points to the site, one to the north 

and one to east.  

 
3.21 In light of the approval on land at Coley Farm and links that is provides to the land east of 

Stoney Lane, it is considered that the land east of Stoney provides a logical extension to the 

previous allocation and is clearly located in an area which the Council considers appropriate 

for the development of new homes  
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4.0  Response to Appendix 3 – Settlement Boundary Review 

 

4.1 We understand that the Local Plan Review is looking to review the existing settlement 

boundaries in the district through a landscape-led approach. Appendix 3 sets out how the 

council intend to do this.  

 

4.2 We agree that when reviewing the boundary for any given settlement, the council should look 

to its landscape evidence to assess which areas should be included and which should be 

excluded from the settlement boundary. We encourage the Council to review settlement 

boundaries to include suitable and sustainable sites for residential development and other 

development needs within the District. A previous settlement boundary review included the 

land at Coley Farm to facilitate its allocation.  

 
4.3 With regards to the land east of Stoney Lane, the site is not located in a sensitive landscape 

designation and it is very well related to existing and future development. It is therefore 

considered that the principle of its inclusion for residential development in the revised 

settlement boundary for Newbury is accepted. It is key to note that the southern section, 

including one of the sites accesses onto Waller Drive is located within the existing settlement 

boundary of Newbury.  

 
4.4 The revision to the settlement boundary to include land east of Stoney Lane would follow 

clearly defined boundaries and would result in a logical rounding of the urban area of Newbury. 

Whilst the site is currently countryside, it is very well located to the existing built up area of 

Newbury and is surrounded by existing and future residential development.   
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5.0 CONCLUSION 

 

5.1 Paragraph 15 of the NPPF makes it clear that plans should be prepared in a way that is 

aspirational but deliverable 

 

5.2 It is considered that as currently drafted, the emerging local plan is not positively prepared 

and is unlikely to assist the Government in its objective to significant boost the supply of new 

homes as it carries forward previous allocations which have failed to deliver and proposes 

new allocations which also may not deliver new homes or take a long time to provide new 

homes, when the need is now. 

 
5.3 To remedy this deficiency, it is considered that the council should allocate further sites of 

varying size to provide a flexible, responsive and deliverable housing land supply. In this 

respect, we would point out the suitability of the land east of Stoney Lane 

 
5.4 In accordance with the definition of ‘deliverable’ within the National Planning Policy Framework 

(2019), the site is available for development now, it is a suitable and sustainable location for 

future residential development and it is achievable with a realistic prospect that housing will 

be delivered on site within five years following its allocation.  

 
5.5 The opportunities and constraints plan demonstrates how the site could be delivered to 

provide a landscape-led residential development. The plan details the potential development 

area together with open space, links to green infrastructure together with links to the wider 

area.  

 
5.6 In conclusion, as demonstrated throughout these representations, the land east of Stoney 

Lane is available, suitable and achievable and would make a positive contribution to help meet 

West Berkshire’s housing need, in particular the housing need for Newbury. The site could 

also potentially contribute to meeting unmet need arising from Reading Borough. 

 


