


 

 
 
 

 
From:  
Sent: 28 January 2025 09:56
To: planningpolicy@westberks.gov.uk
Subject: West Berkshire Local Plan Review - Consultation on Proposed Main Modifications.

 
Good morning
 
I am instructed on behalf of Mr and Mrs Fenton to make comments in respect of the
proposed Main Modifications to the Council’s LPR.
 
I attach the completed representations form and a supporting statement which addresses
the specific main modifications to the plan and the proposals map that my clients have
asked me to comment upon.
 
Please acknowledge receipt.
 
Kind regards
 
Simon Sharp LLB MSc MRTPI
Senior Planner

 
T:  
DD: 
M: 
A: Bagley Croft, Hinksey Hill, Oxford OX1 5BD
JPPC Ref:
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PART B – Your representation(s) 
 
All comments made at previous stages of the LPR have been taken into account by the Inspector 
and there is no need to resubmit these.  Publication of the proposed Main Modifications is a 
regulatory stage and any representations made should relate specifically to the legal compliance 
and soundness of the proposed Main Modifications and should not relate to parts of the Plan that 
are not proposed to be modified. 
 
Please note your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the suggested change. 
  
Your name or organisation 
(and client if you are an 
agent): 

Mr and Mrs Fenton 

 
 
Proposed Main Modifications and Proposed Changes to the Policies Map 
 
1. Please indicate whether your representation relates to the Schedule of Proposed Main 
Modifications or the Schedule of Proposed Changes to the Policies Map and provide the 
modification/change number you are commenting on below: 
 
Document name 
 

Schedule of Proposed Main Modifications and 
Schedule of Proposed Changes to the Policies Map 

Modification/Change 
reference number (MM 
/ PMC) 

MM3, MM54, MM57 to Local Plan Review 
PMC3/PMC15 To Policies Map 

 
 
2. Do you consider the Proposed Main Modification or Proposed Policy Map Change to be: 
(please tick/mark ‘X’ one answer for a and one for b) 
 

a) Legally compliant    Yes   No   
 

b) Sound     Yes  No   
 

Please refer to the guidance notes for a full explanation of ‘legally compliant’ and ‘soundness’ 
  
If you consider the Proposed Main Modification or Proposed Policy Map Change not to be 
sound, please identify which test of soundness your representation relates to:  
(please tick/mark ‘X’ all that apply) 

 
  
Positively Prepared: The LPR should be prepared based on a strategy which seeks to 
meet objectively assessed development and infrastructure requirements.   

Justified: the LPR should be the most appropriate strategy, when considered against 
the reasonable alternatives x 

Effective:  the LPR should be deliverable x 

Consistent with national policy: the LPR should enable the delivery of sustainable 
development in accordance with the policies of the NPPF x 

 

 x 

 x 
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3. If you have answered ‘No’ to question 2a or 2b above, please provide details of why you 
consider the Proposed Main Modification or Proposed Policy Map Change is not legally 
compliant or is unsound, including any changes you consider necessary to make the Plan 
legally compliant or sound.  
 
You will need to say why this change will make the Local Plan Review legally compliant or sound. 
It will be helpful if you are able to put forward your suggested revised wording of any policy or text. 
Please be as precise as possible.  
 
 
Please refer to accompanying statement from JPPC dated 28th January 2025. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
Sustainability Appraisal/Strategic Environmental Assessment (SA/SEA) 
 
4. Do you have any comments on the updated Sustainability Appraisal/Strategic 
Environmental Assessment Report – Proposed Main Modifications (November 2024)?  
(Please be as precise as possible) 
 
Page number 
 

n/a 

Paragraph 
number 
 

n/a 

Comments: 
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Habitats Regulations Assessment 
 
5. Do you have any comments on the addendum to the Habitats Regulations Assessment of 
the Proposed Main Modifications (November 2024)? 
(Please be as precise as possible) 
 
Page number 
 

n/a 

Paragraph 
number 
 

n/a 

Comments: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
Notification of Progress of the Local Plan Review 
 
6. Do you wish to be notified of any of the following?  
(please tick/mark ‘X’ all that apply) 

  
The publication of the report of the Inspector appointed to carry out the examination x 

The adoption of the Local Plan Review  x 
 
 
Please ensure that we have either an up-to-date email address or postal address at which we can 
contact you.  You can amend your contact details by logging onto your account on the Local Plan 
Consultation Portal or by contacting the Planning Policy Team.  
 

Signature 
 

 
 

Date 28/01/2025 

 
 
Your completed representations must be received by the Council by 11:59pm on Friday 31 
January 2025. 
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Please note – Personal/Contact Details 
 
All submitted representations will be made publicly available, including on the Council’s 
website, with the person/organisation making the representation being identified. A copy of 
all submitted representations will also be made available to the Planning Inspectorate and 
the person appointed by the Secretary of State to conduct the examination.  
 
To ensure an effective and fair examination, it is important that the Inspector and all other 
participants in the examination process are able to know who has made representations on the 
LPR. The Council therefore cannot accept anonymous representations – you must provide us with 
your name and contact details. Address details will not be made publicly available. All personal 
data will be handled in line with the Council’s Privacy Policy on the Development Plan. You can 
view the Council’s privacy notices at http://info.westberks.gov.uk/privacynotices.  
 
The Council will also need to make sure that the names and full addresses of those making 
representations can be made available and taken into account by the Inspector. By submitting a 
representation, you confirm that you agree to this and accept responsibility for your comments. 
The Planning Inspectorate’s privacy statement for local plan examinations is available at 
https://www.gov.uk/guidance/local-plans#plans-privacy-statement. 



 

JPPC ref: SS/9197 
  

 

  

Planning Policy Team, 
Development and Housing,  
West Berkshire District Council,  
Market Street,  
Newbury,  
RG14 5LD 
 
 
 

 

 28th January 2025 
Dear Sir/Madam 
 

 

CONSULTATION ON MAIN MODIFICATIONS TO THE LOCAL PLAN 
REVIEW 2022-2039 AND ACCOMPANYING POLICIES MAP 
 
1. We are instructed by Mr and Mrs Fenton to make written 

representations in respect of West Berkshire Council’s ongoing public 
consultation on Main Modifications to the Local Plan Review 2022-
2039 (LPR). The Fentons are local residents. 

 
Main Modifications 

 
2. Following the hearing sessions in respect of the LPR which took place 

in May and June 2024, the Planning Inspector wrote to West Berkshire 
Council on 19th July 2024 (Letter IN30: Interim findings and further 
action points relating to Northeast Thatcham and Housing Land 
Supply). 
 

3. The Council was invited by the Inspector to propose modifications to 
the Plan to identify additional deliverable sites and/or developable sites 
and/or broad locations for new development to address a shortfall in 
housing supply in West Berkshire across the Plan period. In his letter 
to the Council the Inspector noted that “The AONB, areas of flood risk 
and the two Atomic Weapons Establishments, along with other 
constraints, mean that opportunities to identify further sites that are 
suitable for housing development are limited having regard to national 
policy and the Plan’s spatial strategy. However, the Council has 
identified a number of sites that, since the Plan was submitted for 
examination, it has reassessed as now being suitable and available for 
housing development during the Plan period”. 

 
4. In response to the Inspector’s invitation, the Council has sought to 

review additional deliverable development sites, to ensure that there is 
sufficient deliverable housing land to meet the needs for at least 9,270 
net additional homes in West Berks over the period from 1/4/2023 to 
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31/3/2041, with at least 515 dwellings being delivered each year – Policy SP12 of 
the LPR has been redrafted to reflect this uplift. 

 
5. Hence, the Schedule of Main Modifications which is the subject of the current 

consultation proposes a range of new (previously unseen) allocated sites. This 
includes an allocation of land to the north of Pangbourne Hill (Draft Policy RSA X) 
for approximately 25 dwellings with access via Sheffield Close. 
 
Planning Policy Considerations 

 
6. The whole of Pangbourne lies within an Area of Outstanding Natural Beauty, 

reclassified in 2023 as a National Landscape (North Wessex Downs (“NWD”)); this 
reclassification aiming to make clearer the great weight to be given to the area’s 
protection. The North Wessex Downs National Landscape has the benefit of its 
own Landscape Character Assessment (LCA)(undertaken by Land Use 
Consultants in 2002). For the purposes of that Character Assessment, the western 
portion of Pangbourne (west of the A340/A329) sits within the Ashampstead 
Downs sub-character area (Area 2B). The area is characterised by extensive 
woodland cover which forms a dense mosaic with arable farmland, often ancient 
or semi-natural in origin. The LCA is clear that increased traffic in the area would 
be harmful, particularly to its tranquillity. 

 
7. The National Planning Policy Framework (NPPF) is clear that planning policies 

should contribute to and enhance the natural and local environment by protecting 
and enhancing valued landscapes (Paragraph 187, NPPF). Great weight is to be 
given to conserving and enhancing landscape and scenic beauty in National 
Landscapes (Paragraph 189, NPPF December 2024 version repeating similar in 
the 2023 NPPF).  

 
8. It directs that permission for major development should be refused other than in 

exceptional circumstances and where it is shown that the development is in the 
public interest. Consideration of such applications include an assessment of: 

 
 the need for the development, including in terms of national considerations, along 

with the impact of permitting (or refusing) it upon the local economy; 
 the cost of, and scope for, developing outside of the designated area, or meeting 

the need for it in some other way; and 
 any detrimental effect upon the environment, the landscape and recreational 

opportunities, and the extent to which that could be moderated (Paragraph 190. 
NPPF). 

 

Planning Assessment – Proposed Main Modifications No’s MM3, MM54, 
MM57 

 
9. The Interactive Map which accompanies the LPR (Core Document Ref: CD2) was 

published in January 2023, however as part of the Main Modifications process this 
has been updated to include a new site-specific allocation outside  what is currently 
Pangbourne’s western settlement boundary.  
 

10. The Main Modifications include the insertion of a new site-specific delivery policy 
(RSA X), along with consequential changes to the settlement boundary for 
Pangbourne to reflect the allocation, as indicated on the updated draft of the 
Policies Map. The proposed delivery policy for the site is intended to allocate the 



 

3 
JPPC © 2025 January- letter to WBC re RSA X 

eastern portion of the site to deliver up to 25 new homes, with a landscape buffer 
on the site’s western portion, as illustrated on Annex G of the Main Modifications 
document. 

 
11. Our client wishes to object to the proposed strategic allocation. National planning 

policy clearly resists major development in National Landscapes. Although the 
understanding of what is meant by the term “major development” within the context 
of paragraphs 190-191 of the NPPF is a question for the decision taker1. The 
developable area amounts to more than 1ha and the number of units proposed is 
25 – the Town and Country Planning (Development Management Procedure) 
(England) Order 2016 poses a definition of major (residential) development which 
comprises the provision of 10 or more homes, or a site area of 0.5ha. As of 2022, 
Pangbourne comprised 1,568 households. A development of 25 homes would 
increase the size of the settlement by 1.6%, but this proposal is in a particular 
visually sensitive part of the AONB/NL being on a hillside and thus prominent from 
a wide field potentially also including land which lies in the Chilterns National 
Landscape such as that opposite/ north of Pangbourne within South Oxfordshire 
District Council at Whitchurch and Whitchurch Hill 

 
12. The Council’s Housing and Employment Land Availability Assessment (“HELAA”) 

(January 2023) includes a detailed assessment of the suitability for housing of a 
range of sites within West Berkshire, as well as making an assessment of suitable 
development locations.  

 
concern 1- Landscape Impact 

 
13. The allocated site was assessed as part of that process (and given a unique 

reference number: PAN8). The HELAA referenced a Landscape Sensitivity and 
Capacity Assessment (LSCA), prepared for the site in November 2020, which 
concluded that Site PAN8 is within an elevated location. We have retrieved a copy 
of the LSCA undertaken in 2020 and have attached it to these representations as 
Appendix 1.  

 
14. OS Mapping shows ground levels of between 70 and 80 metres AOD across the 

allocated area with the higher ground at the western edge – this part of the site is 
visible from the opposite side of the valley (within the Chilterns AONB). The LCSA 
concluded that only the easternmost portion of the site (<70m AOD) would be less 
visually intrusive if it came forward for development, whereas development on the 
more exposed open slopes would be likely to have a detrimental effect on the 
special qualities of the North Wessex Downs AONB, with potential for the 
development to be seen against the skyline when viewed from the opposite side of 
the valley. The final output from the LCSA was a ‘potential’ developable area, as 
shown on the map excerpt below. 

 
 

 
1 NPPF, 2024 – Footnote 67 
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that a level of development on the site of around 25 dwellings would not have a 
harmful impact upon the local highway network, however there appears to be no 
information to explain why the Council has proposed the allocation based upon this 
number of units. 

 
21. Whilst the area which the Council has concluded is suitable for development in 

landscape terms amounts to around 1.6ha (the red edged area shown on Page 29 
of Appendix 1, it is not necessarily the case that all of this area is suitable for built 
development. Aerial photographs show a strong tree belt along the site’s eastern 
boundary, along with a belt of woodland on the site’s north-western flank, which 
the Council is likely to require to be retained as part of any future development 
proposal for the site. Adding to this the requirement to provide an access road with 
turning head, along with landscaped margins, the area of the site which is capable 
of accommodating new houses may be substantially smaller than 1.6ha. This 
would entail a higher building density in order to accommodate the desired number 
of units.  It will also be plainly urban development extending the existing urban 
area.   

 
22. We draw the Inspector’s attention to Main Modification 3 – under Policy SP1 of the 

LPR – where the Council has sought to introduce indicative densities for 
development: 

 
“Developments on the edge of defined settlements are generally expected to 
secure a net density of…20 dwellings per hectare within the AONB….However, 
lower density development will be appropriate in certain areas of the District that 
are particularly sensitive to the impact of intensification and redevelopment. This 
may be because of the prevailing character of the area…[or] … the sensitive nature 
of the surrounding countryside or built form…” 
 

 
23. We have considered the neighbouring site to the south (Sheffield Close), a 

development of 40 dwellings carried out in accordance with a planning permission 
granted in 2020 (WBC Ref: 18/02466/FULEXT – site plan attached as Appendix 
3) on a site amounting to 3ha, at a density of around 20 dwellings per hectare 
(albeit this density calculation does not reflect that a large portion of that site 
provides a LEAP as well as car parking for the adjacent Pangbourne Hill Cemetery; 
in reality the density is slightly lower than 20 dwellings per hectare. The density of 
development within the existing residential area north of Pangbourne Hill and to 
the west of the A340 (St James Close/Riverview Road) where the prevailing 
residential density is around 7 dwellings per hectare.  

 
24. The development of PAN8 at the density proposed (roughly 25 dwellings per 

hectare, or in reality slightly higher) would be at odds with the prevailing density of 
development in this part of Pangbourne. Riverview Road has a verdant and semi-
rural character which is consistent with its location on the edge of Pangbourne. 
This existing residential area provides a leafy transition between the open 
countryside of the North Wessex Downs to the west and the more densely-
developed centre of the village. This gives Pangbourne a more comfortable 
“hierarchy of densities” with the hustle and bustle of the village centre giving way 
to larger and less densely developed plots, particularly to the western/north-
western fringe of the settlement.  

 
25. The sparse density of the nearby developments inside the existing settlement 

boundary have had the advantage of allowing large trees to be planted and to 
become mature.  By increasing density  there is less space between dwellings and 
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other hard development meaning that the prospect of landscape significant 
planting to assimilate new buildings is much less likely.  

 
26. The sloping nature of the site and the modern need for level access (for disabled 

users and also for road safety) will mean that extra works to handle levels such as 
provision of longer roads and ramps and embankment cuttings will make the urban 
nature of the scheme all the more obvious. Features such as gabion walls and 
cuttings restrict the amount of space that is available for new trees to take root into. 

 
27. The example of St James Close shows that where there is a steep transition in 

height means that it is not possible to provide room for large growing trees that 
might have a meaningful contribution towards development assimilation.  This is a 
mature development but has next to no planting in the public realm despite the low 
density: 

 

 
Figure 2 - GoogleStreetView image of St James Close showing prevailing topography 

 
28. We are concerned, therefore, that a residential allocation for 25 units here – 

particularly where it needs to be delivered on a more restricted parcel of land – will 
result in a more urbanised settlement edge, which is not currently a prevailing 
characteristic of Pangbourne’s juxtaposition with the wider landscape. 

 
29. We note the idea of softening beyond the site but that will not soften views from 

the north or east, and will make not easily assimilate the new development which 
is likely to have tall roofs, such is the nature of modern buildings providing much 
taller storey heights than older buildings. 

 
30. An additional but very important factor is that the majority of Pangbourne is on the 

low lying ground such that is does not much show up all being of one broad level.  
The elevated position of this site means that providing streetlighting will very much 
extend the impact of Pangbourne into the AONB and perceived AONB/NL given 
that lamp standards at around 6m height are not usually found at this elevation.  
High Street Pangbourne sits at 45m AODN (approx.) whereas this site’s elevation 
will be some 26m higher (71m AODN) highlighting the problem of elevated 
illumination. 

 
Concern 2- highway safety and convenience 

 
31. It is also unclear upon what basis the local highway authority has revisited its 

previous assessment that Pangbourne Hill “had generally reached its limits for 
development”. In addition to the connection of the site to Pangbourne Hill, 
additional residential development in the locality will add to existing congestion 
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between the A340 and Pangbourne Hill, which is already a local pinch-point for 
congestion at peak times.  This pinch point has not obviously abated in recent 
times and remains a weak point in the village.  It also offers a point not just of 
inconvenience given that the road layout is far from normal highways standards 
and has the potential to cause accidents to both vehicles and pedestrians. 

 
32. Any awkwardness or danger caused at this specific junction (which has no proper 

sightlines) causes only further danger to the rest of Pangbourne, notably the 
roundabout by the elephant which forms the junction of Station Road (A329), 
High/Street/Reading Road (A329) and Tidmarsh Road (A340). 

 
33. The inherent road danger at this junction is clearly visible in this image below.  Note 

that the approaching lorry coming from the south along Tidmarsh Road is already 
over the white line.  A previous vehicle has burnt rubber when coming from this 
direction and turning up Pangbourne Hill.  The white car waiting to leave 
Pangbourne Hill has no visibility to the oncoming lorry such is the position of the 
house on the corner and absence of sight line. 

 

 
Figure 3- Clear signposts to danger of the Pangbourne Hill junction- tyre marks for wide 
swinging vehicles using ‘wrong’ carriageway and also mirror 

 
34. Assistance to this manoeuvre (for the white car) is provided by a mirror on the far 

side of the road (see image below).  Mirrors are often broken or knocked, but their 
existence is plain example of inadequacy for the junction.  Providing additional 
homes to come through this junction will inevitably lead to greater risk.  All main 
destinations are reached via this junction- Pangbourne Station, Reading, Theale, 
Thatcham and Newbury as well as places such as Didcot/Goring/Streatley and 
many more besides.  Most traffic from Pangbourne comes through this junction 
and any increase in traffic through a dangerous junction will not meet the 
requirement elsewhere in the plan to improve travel choice as safety demands will 
dictate private car use.  This junction is worrying for cycle users.  This cannot be a 
‘good access’ in SP23 terms.  Development impacting safety in not usually allowed.  
Although incidents here may be slow speed they nonetheless pose a clear danger 
such is the nature of HGVs using the A-road network. 
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Figure 4 - non-standard mirror in use at junction 

 
35. We hope that the Inspector will take these comments into consideration as part of 

the continued examination of the LPR. 
 

36. We very much believe that there will be better sites available which will not suffer 
these adverse development impacts and which should be considered in preference 
to this flawed site at RSA X 

 
 

 
 
 
 
 
Yours sincerely 
 
 
 
 
 
Simon Sharp LLB (Hons) MSc MRTPI 
Senior Planner 

   

 
 
Appendices 
 
Appendix 1 – Landscape Sensitivity and Capacity Assessment for PAN8 – Land North 
of Pangbourne Hill (2020) 
Appendix 2 - EXAM 32, 2nd June 2024 – response to Action Point 29 (relevant portion 
highlighted for ease of reference) 
Appendix 3 – Proposed site layout for application 18/02466/FULEXT 
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Appendix 1 
  



Landscape Sensitivity and Capacity Assessment for sites within West Berkshire 

Liz Allen EPLA 
West Berkshire Council 

November 2020 

Landscape Sensitivity and Capacity Assessment for: PAN8 Land north of Pangbourne Hill, Pangbourne
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Liz Allen EPLA 
West Berkshire Council 

November 2020 

Methodology 

Basis of methodology 

1.1 The methodology and assessment criteria used for this assessment are detailed below. The key texts on which methodology is based are the 
Scottish Natural Heritage and Natural England’s An Approach to Landscape Character Assessment (2017) and subsequent Topic Paper 6 
Techniques and Criteria for Judging Capacity and Sensitivity (2006) as well as the Landscape Institute / IEMA Guidelines for Landscape and Visual 
Impact Assessment (2013) (GLVIA). 

1.2 As in current best practice, sensitivity should be assessed against a specific change, and for this study, a development scenario based on densities 
set out in the West Berkshire Density Pattern Book (September 2019) has been assumed for each site as a guide against which sensitivity has been 
assessed. 

1.3 Best practice guidance also recognises that a landscape with a high sensitivity does not automatically mean that landscape has a low capacity for 
change, but that 'capacity is all a question of the interaction between the sensitivity of the landscape, the type and amount of change and the way that 
the landscape is valued' (Topic Paper 6, 2006, p12).  The sites have been assessed with the development scenario above in mind. 
Recommendations and comments have been added regarding the appropriate development of particular sites and to ensure raised awareness of 
potential unacceptable adverse effects on landscape character. 

1.4 Proposals for any development would need to include appropriate, detailed and specialist input into siting, layout and design, and a full landscape 
and visual impact assessment should accompany a specific planning application relating to any site. Other studies including ecology, archaeology, 
arboriculture, traffic, soils may also be required to accompany specific proposals. 

1.5 Details of the landscape and visual attributes for each site and an assessment of landscape and visual sensitivity (based on desk top studies and field 
surveys) are to be found on the Record Sheets 

Assessment process 

1.6 The assessment methodology is a staged process. Landscape attributes (Table 3), and visual attributes (Table 4), are considered separately in 
accordance with the guidance in GLVIA. These attributes are used to identify the intrinsic landscape and visual sensitivity (Stages 1 and 2) of the 
site, or its sub-areas, on a scale of 5 levels from low to high as set out under the Matrix 1 and 2 below. Then the landscape and visual sensitivity of 
the site, or its sub-area, are merged to identify the landscape character sensitivity (Stage 3) as set out under Matrix 3 below. 

1.7 The Study goes on to classify the sensitivity of the site in its wider context (Stage 4) into five categories. Then in Stage 5 the landscape character 
sensitivity is combined with the wider sensitivity as set out in Matrix 4 to identify the overall landscape sensitivity (Stage 5). 

1.8 The landscape value (Stage 6) of each site, or sub-area, is assessed separately on a scale of 5 levels as set out under Table 5 below. Finally, the 
overall landscape character sensitivity is merged with the landscape value on a scale of 5 levels to give an assessment of landscape capacity 
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Stage 2: Determination of Landscape Sensitivity 

1.11 This assessment is set out in the Record Sheets and Reports for each site or sub-division. 

1.12 The assessment considers the natural physical factors which make up the landscape character of the site, the cultural and built form aspects and 
the perceptual features. The greater the incidence of landscape interest and diversity, historically important features and cultural associations, and 
the greater the levels of access and perceptions of tranquillity and strong landscape pattern, the greater the sensitivity. As a final test all the sites 
were reviewed to assess the relative landscape sensitivity of the sites and ensure that professional judgements have been consistent along the way. 
At this stage each level has been given a score from low = 1 to high = 5 and the scores are added up. Total scores for the site, or sub areas, are 
grouped as shown. 

Matrix 2: Landscape sensitivity 

Natural factors L (1) L/M (2) M (3) M/H (4) H (5) 

Cultural factors L (1) L/M (2) M (3) M/H (4) H (5) 

Perceptual features L (1) M/L (2) M (3) M/H (4) H (5) 

OVERALL LANDSCAPE SENSITIVITY 3-4 = low; 5- 7 = Med/low; 8-10 = Med; 11-13 = Med/high; 14-15 = High
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Stage 4: Determination of Wider Sensitivity – The Contribution of the Site to the Wider Landscape and Settlement Edge Pattern 
 

1.14 Stages 1 to 3 have led to a comprehensive assessment of the intrinsic landscape sensitivity of the individual sites. However, the sensitivity of each 
site to development is also affected by its importance, and contribution, to the adjacent wider rural landscape and the influence of, and pattern of uses 
within, the settlement edge. The relative wider sensitivity of each site is assessed as follows: 

 
Low wider sensitivity – The site is heavily influenced by the built form of the adjacent urban settlement and not an important part of the adjacent 
wider landscape 

 

Medium/Low wider sensitivity – The site is heavily influenced by urban fringe uses and has views of some parts of the adjacent urban settlement 
but shares some of the characteristics of the adjacent wider landscape 

 
Medium wider sensitivity – The site is partly influenced by urban fringe uses but shares many of the characteristics of the wider landscape, with 
good physical and visual links to the wider landscape 

 

Medium/High wider sensitivity – The site has strong physical and visual links to the wider landscape and these outweigh any minor impacts from 
the adjacent urban settlement 

 
High wider sensitivity – The site is an important part of the wider landscape with which it has strong visual and landscape links. The nearby 
settlement has little impact on the site. 

 

1.15 The results of the assessment are set out in the reports for each site or sub-division. 
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Stage 6: Determination of Landscape Value 

1.17 The model for this work follows GLVIA 2013. 

Table 5 - LANDSCAPE VALUE CRITERIA 

Value Typical criteria Typical scale Typical examples 

High Very High importance (or quality) and rarity. 
No or limited potential for substitution 

International World Heritage Site 
SAC 

Medium/high High importance (or quality) and rarity. Limited 
potential for substitution 

National National Park/ AONB 
SSSI 
EH Register of Parks and Gardens 
Grade I and II* listed buildings and their settings 
National recreational route or area e.g. Chiltern Way 

Medium Medium importance (or quality) and rarity. 
Limited potential for substitution 

Regional Setting of AONB / National Park 
Regional Park (i.e. Colne Valley) 
Local landscape designation 
Landscape value identified in the Local Plan 
SINC/Conservation Areas and their setting 
Grade II listed buildings and their setting 
Local Wildlife sites 
Regional recreational route/area e.g. South Bucks Way 

Medium/low Local importance (or quality) and rarity. Limited 
potential for substitution 

Local Undesignated but value expressed through publications such as 
Village Design Statements 
Local buildings of historic interest and their settings 
Local recreational facilities of landscape value 

Low Low importance (or quality) or rarity Area of little value and identified for improvement 

Designations: The location of the site within a designated area, or the presence of a designated area within the site, is an important measure of the value 
society gives to the landscape of the site. These include landscape, historic and ecological designations and recreational routes at a national/international 
level, regional or district level, or at the local level. 

Local Associations: These are included as far as possible using available data. In addition to the more formal designations above, sites may sometimes 
have special scenic value, associations or meanings to the local community and therefore make a contribution to the value of the local landscape. This has 
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Medium capacity - The landscape could be able to accommodate areas of new development in some parts, providing it has regard to the setting and 
form of existing settlement and the character and sensitivity of adjacent landscape character areas. There are landscape and visual constraints and 
therefore the key landscape and visual characteristics must be retained and enhanced. 

 
Medium/ High capacity – The area is able to accommodate larger amounts of development, providing it has regard to the setting and form of 
existing settlement and the character and the sensitivity of adjacent landscape character areas. Certain landscape and visual features in the area 
may require protection. 

 

High capacity – Much of the area is able to accommodate significant areas of development, providing it has regard to the setting and form of existing 
settlement and the character and the sensitivity of adjacent landscape character areas. 

 
 

Stage 8: Determination of Landscape Capacity within the Site 
 
1.20 Each site report contains an overall plan showing the landscape capacity classification of the site at the beginning of the site report; and an overall 

plan showing the extent of the site recommended for further consideration as a site and the recommended location. 
 

1.21 Each site is examined in detail to determine the potential area for development in the light of the landscape capacity and landscape and 
visual constraints on the site. In some cases, the whole site will be ruled out for development. In others the whole site will be included as a 
potential site, subject to the provision of Green Infrastructure. However, in many cases we recommend a ‘reduced area’ which identifies a 
part of the site that could be considered further as a potential site subject to the provision of Green Infrastructure. The ‘reduced area’ is 
that part of the site that could be developed whilst conserving (and potentially in some cases indirectly enhancing) the key landscape and 
visual characteristics of the site and its landscape setting; and whilst conserving and reinforcing the influence of the underlying landscape 
on the settlement pattern of the adjacent town or village. The policy constraints affecting sites within the AONB have also been taken into 
account. 

 
1.22 The capacity of each site is based on densities set out in the West Berkshire Density Pattern Book (September 2019) for the site or reduced area. 
 

 

1.23 Study Constraints 
 

▪ The sites have largely been assessed from publicly accessible viewpoints including the local road network, public rights of way, 
public open space and other publicly owned land. 

▪ Site photographs included in this study are representative of key views of the site. 
▪ Views from the surrounding countryside or urban areas have been assessed by noting intervisibility from within or adjacent to the site, 

but the Study does not include an assessment of the potential zone of visual influence of any development on each site. 
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▪ The majority of study fieldwork was undertaken in October 2020 with summer vegetation.
▪ The West Berkshire Density Pattern Book (September 2019) has been used to guide capacity. Time limitations have meant that no public

consultation has taken place during the Study.
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West Berkshire Landscape Sensitivity and Capacity Assessment 2020 RECORD SHEET 
 

Site:  Land north of Pangbourne Hill 

Site character areas:  

Date of site survey: 14/10/2020 

Surveyors: LA 

Weather/visibility:  Clear and dry 

LCA:  • North Wessex Downs AONB: LT2 Downland with Woodland 

• West Berkshire Landscape Character Assessment 2019:  LCA WC1: Basildon 
Elevated Wooded Chalk with Slopes 

• Setting of Chilterns AONB: LCA11 Thames Valley and Fringes  
 

 
North Wessex Downs AONB: LCA 2B Ashampstead Downs 
 
Key characteristics: 

• Elevated plateau incised by dry valleys 

• Extensive interconnected semi natural woodland, much of ancient origin, on the valley sides and steep slopes creating a strong sense of enclosure 

• Large scale open arable summits 

• Pasture, including remnant herb rich chalk grassland 

• Settlements consisting of hamlets and small villages of clustered form 

• An intricate network of minor roads, rural lanes and tracks 
 

LCA landscape and visual Sensitivities 

• Localised visual intrusions on the open summits and skylines, which would impact on the secluded rural character 
 

Key Management Requirements:  

• The overall management requirement is conserve and enhance the quiet rural character of the Ashampstead Downs with key features to be 
conserved and enhanced are the open downland summits and views 
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LCA WC1: Basildon Elevated Wooded Chalk with Slopes 
 
Key Characteristics 

• Elevated and dramatic rolling topography underlain by chalk geology 

• Land use is mixed agriculture divided into a varied field pattern, with areas of woodland and historic parkland 

• Extensive areas of semi-natural habitat including ancient woodland and calcareous grassland 

• Spectacular views from higher ground, sometimes interrupted by energy infrastructure 

• A sense of enclosure is often experienced due to the frequent woodland, creating an intimate and tranquil landscape 
 

Valued Features and Qualities 

• Nationally valued landscape which forms part of the North Wessex Downs AONB 

• Generally, sparsely settled with strong rural character 

• Expansive open views and setting for the River Thames and Chilterns AONB 
 

Detractors 

• Impacts of future tall structures on skylines 
 

Landscape Strategy 

• Conserve and enhance the special qualities of the nationally designated landscape of the North Wessex Downs AONB 

• Conserve and enhance the tranquil rural qualities and sparsely settled character 
 
 
 

Landscape designations: 
 

North Wessex Downs AONB 



Landscape Sensitivity and Capacity Assessment for sites within West Berkshire        

 
 

 
Liz Allen EPLA      November 2020 
West Berkshire Council 

 

VISUAL SENSITIVITY 

General visibility Population Mitigation potential 

Views into the site from: 
Rear gardens/dwellings on Sheffield Close 
Rear gardens/dwellings on Riverview Road 
Private views from the northern Thames valley side 
within the Chilterns AONB 
 
 
 
 
 

Types of viewers: 
Local Residents 
Private views from Chilterns AONB on opposite valley 
side 

Opportunities for mitigation and landscape 
compatibility of mitigation: 
Proposed woodland planting would link with 
recently planted areas of trees and the wider 
vegetation pattern 
 
 
 

Views out of the site to: 
Opposite River Thames valley side within the 
Chilterns AONB 
Rear garden boundary of dwellings on Riverview 
Road 
Rear garden boundaries within the new adjacent 
development on Sheffield Close 
 
 
 

Magnitude of viewers (level of use and popularity): 
A high number of the views will be from private land 

Impacts of mitigation: 
Change of landscape character from open to 
more enclosed. Loss of views of open skyline 
from opposite valley side 

Does the site form part of a skyline? 
Yes 
 
 
 
 

Visual perceptions (activity and expectations of 
local visual receptors): 
AONB visitors 
 
 

 

Panoramic views: 
No 

  

Landmark features: 
No 

  

Sensitivity score: Medium 
 

Sensitivity score: Medium 
 

Sensitivity score: Medium 
 

Visual sensitivity score: Medium  
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General visibility Population Mitigation potential 

Additional comments: 
The assessment was undertaken within the summer months when the surrounding woodland/ trees/ hedgerows would have an effect on the visibility of the 
site, especially from the opposite valley side within the Chilterns AONB. Although the site is not visible from public viewpoints it is located on the higher part of 
the valley side and above the outer 70m AOD contour where the main part of the settlement of Pangbourne is located 
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LANDSCAPE SENSITIVITY 

Natural factors Cultural factors Perceptual features 

Topography and landform: 
Located on the upper valley side containing the 
River Thames 
The site area extends from 65m AOD from the 
northern corner up to 80m AOD along the western 
boundary  
 
 

Boundary features other than vegetation: 
Rear garden boundaries of new development on 
Sheffield Close 

Tranquillity – Noise levels: 
Good, to the south, but compromised by the 
railway to the north 

Geological features: 
Small dry valley part of a chalkland landscape 
 

Historic landscapes: 
Part of Re-organised fields 

Tranquillity – Visual intrusion / detractors: 
Adjacent housing/ rear garden boundaries 

Soil quality: 
Grade 2/very good and Grade 3/good to moderate 

Parkland features: 
None 

Tranquillity – Light pollution/dark skies: 
At the southern end the level of light pollution 
will be affected by the adjacent new 
development. Northern end adjacent 
properties on Riverview Road, light pollution 
will be less apparent due to the intervening 
garden trees/vegetation and the properties at 
a lower level. Development on this site will 
extend light pollution further out of the valley 
into the adjacent area containing darker skies 
 

Water features: 
None 

  

Landcover and land use: 
Grassland and grazing 
 

Conservation Area: 
N/A 

 

Tree belts, individual trees and riverside trees: 
None 

Landscape features of CA: 
Gently rounded with dry valley and spurs as part of 
the elevated chalk plateau 
 

 

Hedgerows and hedgerow trees: 
None 
 

Built form: 
None 

Accessibility by public footpath: 
No 

Woodland and copses: 
None 

Setting of listed buildings: 
None 

Open access areas: 
No 
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Natural factors Cultural factors Perceptual features 

Wetland and meadow: 
No 

Scheduled Ancient Monuments: 
None 

Recreational areas: 
No 
 

Common land: 
No 

Settlement pattern: 
Pangbourne - located at junction of two rivers, with 
some development extending up river valley sides 

 
 

 

Heathland: 
None 

Contribution of private gardens to landscape 
character: Adjacent rear gardens on Riverview Road 
forms a soft/vegetated edge to the settlement of 
Pangbourne 
 
 

Aesthetic sensitivity - Elements of 
openness/enclosure: Elevated site, extending 
onto out above Pangbourne onto areas of 
open downland which forms part of the open 
setting of Pangbourne 
 

Other significant vegetation cover: 
None 

Cultural associations: 
None 
 

Aesthetic sensitivity – landscape pattern: 
Part of the valley side open setting of 
Pangbourne  

BAP/Phase 1 records: 
N/A 
  

Features of cultural importance: 
None 

 

Presence of SSSI/SINC/local wildlife 
designation/Semi-Natural Ancient Woodland: 
None  

 
 

  

Other information 

Sensitivity score: 
Medium 

Sensitivity score: 
Medium/low 

Sensitivity score: 
Medium 

Landscape sensitivity score: 
Medium/Low 

Additional comments: 
Recent tree planting along the western edge of the site will in time make this site more enclosed 
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Relationship with the wider landscape/townscape 

 
Adjacent settlement: Pangbourne 
 

Character of the urban edge: 
The Eastern boundary of the site is separated from Pangbourne by mature trees/hedgerows in long rear gardens with large detached dwellings on Riverview 
Road; as set out within the West Berks Quality Design SPD Part 3: Residential Character Framework, this adjacent area of housing is described as semi-
rural due to its very low density.  The new housing development off Sheffield Road is of a higher density of detached dwellings with some of 2.5 storeys, this 
forms a small part of the southern boundary of the site. The existing settlement edge off Riverview Road sits below the 70m AOD contour, with dwellings 
located at a lower elevation at around 65m AOD. The rear garden boundaries of the new development off Sheffield Close align the 75m AOD contour, with 
the housing set at a further lower level from 73.6m AOD to 72m AOD.  
 

Presence in a floodplain: No 
 

Relationship with adjacent wider countryside: 
Originally part of open arable/grass field pattern west of Pangbourne, although recent tree planting has been undertaken towards the western boundary of the 
field breaking up the original open character. Straddles slopes above Pangbourne facing the Chilterns AONB 
 

Character of adjacent village(s): 
N/A 
 
 

Historic links with the wider area if known: 
Part of area of reorganised fields, formerly pre 18th century irregular fields extending into the wider landscape 
 
 
 

Ecological links with the wider area if known: 
None known 
 
 

Recreational links with the wider area: 
Straddles slopes above the village facing the Chilterns AONB 
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VDS/Parish Plan – relevant extracts: 
Pangbourne Village Plan 2005 

• The area between Pangbourne Road and the River Thames floodplain is a dramatic landscape of steeply sloping land, dropping to the Thames valley 
and looking across to the Chilterns AONB. 

• Strong contrast between settlement and surrounding countryside  

• Contrast between floodplain to east and hills to west 

• Views of the river and river meadows 

• Views from Pangbourne Hill to the Chilterns 
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The site lies within the following LCA, for which the key requirements are set out below: 

North Wessex Downs AONB: LT2 Downland with Woodland 

Key management requirements: 

• The overall management requirement is conserve and enhance the quiet rural character of the Ashampstead Downs. The key features to be
conserved and enhanced are the open downland summits and views

Landscape Strategy: 

• Conserve and enhance the special qualities of the nationally designated landscape of the North Wessex Downs AONB

• Conserve and enhance the tranquil rural qualities and sparsely settled character

Site description: 

The site constitutes part of a grass field, located on the upper side of the River Thames valley. Located adjacent the western edge of the settlement of 
Pangbourne. The settlement of Pangbourne, and its hinterland, has two distinct character areas: the river valleys of the Pang and Thames in the north, east 
and south-east; and the rising open hillsides of Ashampstead Downs in the west and south-west where the site is located. Pangbourne remains compact and, 
despite more recent development up the valley hillsides, retains its importance as a settlement on the confluence of these two rivers. 

Key landscape planning factors: 

The site is located as follows: 

• Within the North Wessex Downs AONB

• Within the setting of the Chilterns AONB

• Outside the settlement boundary of Pangbourne

West Berks Landscape Character Assessment 2019 
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Viewpoints:  
 

 

 

 
Photo 1: Summer view from the northern River Thames valley side (within the 
Chilterns AONB) across to the open southern valley side which the site forms part of 

Photo 2: View into the site, with the new dwellings screening the long views across 
to the northern valley side within the Chilterns AONB 

  

Photo 3: View from the end of Riverview Road into the adjacent open countryside, 
although this area is not included within the site 

Photo 4: View along northern edge towards the site, showing the new tree planting 
on the western boundary 
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Photo 5: From the centre of the site looking towards the adjacent area of new 
development (HSA21) 

Photo 6: From the centre of the site looking north towards the Chilterns and the 
northern Thames Valley side 
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Photo 7: From centre of the site looking north west towards the Chilterns AONB Photo 8: From the top of the site looking towards the Chilterns AONB 
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Please refer to section 3 methodology of the assessment process 

1. Visual Sensitivity: Medium

• An elevated location above the settlement edge of Pangbourne

• Potential views from opposite valley side within Chilterns AONB

• Limited views from adjacent public areas

• Mitigation planting would change the open character of the landscape, but could reinforce the wooded character of the valley side

2. Landscape Sensitivity: Medium/low

• Open area of grassland as part of larger field

• Located on the upper valley side, straddling the adjacent plateau landscape

• Includes an incised dry valley

3. Landscape Character Sensitivity: Medium/Low (combines 1 and 2)

4. Wider Landscape Sensitivity: Medium/High

• The site has strong physical and visual links to the wider landscape and these outweigh any minor impacts from the adjacent settlement of
Pangbourne

5. Overall Landscape Sensitivity: Medium (combines 3 and 4)

6. Landscape Value: Medium/High

• Located within the North Wessex Downs AONB

• Faces the Chilterns AONB

7. Landscape Capacity: Medium/Low (combines 5 and 6)
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Relationship of site to Pangbourne 

• Adjoining housing within Pangbourne (along Riverview Road) is semi-rural in character with the landscape being the dominant characteristic 
• Proposed site includes an area on the open valley side above 75m, which is not a characteristic location for development within Pangbourne 

Relationship with adjacent wider countryside 

• Part of open grass field pattern west of Pangbourne, although there are new areas of recent woodland planting along the western boundary of the site 

• Straddles slopes above Pangbourne facing the Chilterns AONB 
• Part of an area of reorganised fields, formerly pre 18th century irregular fields extending into the wider landscape 

Potential impact on key landscape characteristics 

• No impact on woodland or pasture or particular landscape features 

• Loss of open grass field which forms a part of the wider open landscape on the hillside west of Pangbourne 

• Development on the western part of the site would extend the village envelope above the predominant 70m AOD to above 75m AOD 

• Tranquillity of northern part of the site is already compromised by the railway line 
• Access would be a continuation from the existing new access road for the recent adjacent development 

Potential impact on key visual characteristics 

• Development particularly on the higher slopes would be prominent in views from the west, the Chilterns AONB; development on the lower eastern 
slopes would be less intrusive 

• Views from the river corridor largely unaffected 
• Potential loss of panoramic views from new road into development across the Thames Valley to the Chilterns 

Potential impact on key settlement characteristics 

• Development over the whole site would not be in keeping with the pattern of the adjacent semi-rural density of development along Riverview Road 
• Development on higher ground could potentially impact on the development free views from the Chilterns AONB 
• Development on higher ground would be out of character with the rest of the settlement  

Potential impact on the AONB, including the Chilterns AONB 

• Development sited on the exposed open slopes is likely to have a detrimental effect on the special qualities of the North Wessex Downs AONB and the 
settlement of Pangbourne 

• Potential views of the development against the skyline as seen from the Chilterns AONB 

Landscape mitigation and contribution to green infrastructure 

• Buffer planting along western edge should be designed to conserve and enhance the AONB, as well as mitigating any visual effect of development on 

lower ground 
• A low density of development on the lower ground would allow space within the private gardens for tree planting to develop which in time will break up the 

roofline 

Conclusion and recommendations 
 As seen with the adjacent area of new development, this site is within an elevated location, which could be visible from the opposite valley side within the 

Chilterns AONB. To maintain the open upper valley side, a special quality of this area of the AONB only the lower parts of the site below 70mAOD could be 
developed without damaging the natural beauty of the AONB 
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HELAA 
SITE REF SITE SPATIAL AREA ESTIMATED DEVELOPMENT 

POTENTIAL (DWELLINGS)

STEP OF SITE SELECTION PROCESS 
THAT THE SITE WAS RULED OUT

(See SIT1 Site Selection Methodology 
Paper for details of the stepped 

process taken to the site selection 
process) 

EVIDENCE SUBMITTED 
AT REGULATION 19

IS THERE ANY INFORMATION 
CURRENTLY AVAILABLE TO THE 

EXAMINATION THAT INDICATES THE 
SITE IS SUITABLE AND AVAILABLE FOR 

RESIDENTIAL DEVELOPMENT

REASON SITE WAS NOT ALLOCATED

BASED ON INFORMATION 
CURRENTLY AVAILABLE TO THE 

EXAMINATION, IS THE SITE 
SUITABLE AND AVAILABLE FOR 
RESIDENTIAL DEVELOPMENT

ALD1 Aldermaston Park, Aldermaston, RG7 
4HP Eastern Area

644 dwellings. Promoter has 
suggested a lower number (275 

dwellings), and this will be used as 
the estimated development 

potential

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No

Site within Atomic Weapons Establishment (AWE) Detailed 
Emergency Planning Zone (DEPZ). Inappropriate scale in 

context of existing settlement form & pattern. Part 
Registered Park and Garden.

N

ALD2 The Paddock, Baughurst Road, 
Aldermaston, RG7 4PJ Eastern Area

Up to 6 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No

Site within Atomic Weapons Establishment (AWE) Detailed 
Emergency Planning Zone (DEPZ). Inappropriate scale in 

context of existing settlement form & pattern. Part 
Registered Park and Garden.

N

ALD4 Land at Forsters Farm, Wasing Lane, 
Aldermaston Eastern Area

Up to 63 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No

Site within Atomic Weapons Establishment (AWE) Detailed 
Emergency Planning Zone (DEPZ). Inappropriate scale in 

context of existing settlement form & pattern. Highways 
issues - access. 

N

ALD5 Basingstoke Road/Fallows Road, 
Aldermaston Wharf Eastern Area

Up to 44 dwellings but known 
issues exist which may reduce this 

number

Step 4: within 'open countryside' or 
settlement outside of settlement hierarchy None No Outside settlement hierarchy N

ALD7 Padworth Sawmills Industrial Estate, 
Rag Hill, Padworth, RG7 4NU Eastern Area 65 dwellings

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues. N

ALD9 Land North of Silchester Road, Tadley Eastern Area 330 dwellings

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Site within Atomic Weapons Establishment (AWE) Detailed 

Emergency Planning Zone (DEPZ). Outside settlement 
hierarchy. 

N

BAS1 Land off Reading Road, Lower 
Basildon AONB

22 dwellings. The promoter has 
suggested a lower number of 

dwellings (8) and this will be used 
as the development potential

Step 4: within 'open countryside' or 
settlement outside of settlement hierarchy None No Outside settlement hierarchy. N

BAS2 Land adjacent Reading Road, Lower 
Basildon AONB

Up to 8 dwellings but known 
issues exist which may reduce this 

number

Step 4: within 'open countryside' or 
settlement outside of settlement hierarchy None No Outside settlement hierarchy. N

BAS3 Land west of Blandy's Lane, Upper 
Basildon AONB

Up to 100 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues. N

BAS4 Land south of Ashampstead Road, 
Upper Basildon AONB

Up to 137 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues. N

BAS5 Knapps Wood Farm, Pangbourne 
Road, Upper Basildon, RG8 8LN AONB

Up to 64 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues. N

BAS6 Garlands Farm, Gardeners Lane, 
Upper Basildon, Reading, RG8 8NP AONB

8 dwellings.
Promoter has suggested a lower 

number (5 dwellings), and this will 
be used as the estimated 

development potential

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues. N

BAS7 Land behind Little Orchard, Gardeners 
Lane, Upper Basildon, RG8 8NL AONB

Up to 27 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues. N

BEED1 Britwell Farm, Oxford Road, World End, 
Chieveley, RG20 8RU AONB

2 dwellings, however the site has 
permission in principle for a 

maximum of 4 dwellings

Step 4: within 'open countryside' or 
settlement outside of settlement hierarchy None No Outside settlement hierarchy. N

BEED2 Land at World's End, Beedon AONB
Up to 33 dwellings but known 

issues exist which may reduce this 
number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. N

BEED3 Land rear of The Coach Public House, 
World's End, Beedon AONB

Up to 15 dwellings but known 
issues exist which may reduce this 

number

Step 4: within 'open countryside' or 
settlement outside of settlement hierarchy None No Outside settlement hierarchy. N

BEED4 The Old Brickworks, Beedon Hill, 
Beedon AONB

Up to 28 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues - access N

BEEN1 Land fronting Bath Road, Aldermaston 
Wharf, Reading - Site B Eastern Area

Up to 68 dwellings but known 
issues exist which may reduce this 

number

Step 4: within 'open countryside' or 
settlement outside of settlement hierarchy None No Outside settlement hierarchy. N

BEEN2 Amour, Beedon Hill, Beedon AONB
Up to 4 dwellings but known 

issues exist which may reduce this 
number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues - access N

BEEN7 Land at Back Lane, Beenham AONB
Up to 87 dwellings but known 

issues exist which may reduce this 
number 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues - access N

BEEN8 Land north of Back Lane, Beenham, 
RG7 5NN AONB

Up to 8 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. N

BEEN9 Land at Beenham Stocks, Beenham 
Hill, Beenham AONB

Up to 7 dwellings but known 
issues exist which may decrease 

this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues - access N

BH1 Clappers Farm, Cross Lane, Beech 
Hill, Grazeley Eastern Area

Up to 900 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Site within Atomic Weapons Establishment (AWE) Detailed 

Emergency Planning Zone (DEPZ). Outside settlement 
hierarchy.

N

BH2 Field beside Wood Lane, Beech Hill, 
Reading, RG7 2BE Eastern Area

Up to 16 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Site within Atomic Weapons Establishment (AWE) Detailed 

Emergency Planning Zone (DEPZ). Outside settlement 
hierarchy. Highways issues - access.

N

AP29. Council to publish for each relevant site (including smaller parts of areas assessed in the HELAA) its reassessment of suitability and availability used to inform its response to AP14 (including the reasons why sites were not 
considered suitable and available with reference, where relevant, to evidence submitted with regulation 19 representations).
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HELAA 
SITE REF SITE SPATIAL AREA ESTIMATED DEVELOPMENT 

POTENTIAL (DWELLINGS)

STEP OF SITE SELECTION PROCESS 
THAT THE SITE WAS RULED OUT

(See SIT1 Site Selection Methodology 
Paper for details of the stepped 

process taken to the site selection 
process) 

EVIDENCE SUBMITTED 
AT REGULATION 19

IS THERE ANY INFORMATION 
CURRENTLY AVAILABLE TO THE 

EXAMINATION THAT INDICATES THE 
SITE IS SUITABLE AND AVAILABLE FOR 

RESIDENTIAL DEVELOPMENT

REASON SITE WAS NOT ALLOCATED

BASED ON INFORMATION 
CURRENTLY AVAILABLE TO THE 

EXAMINATION, IS THE SITE 
SUITABLE AND AVAILABLE FOR 
RESIDENTIAL DEVELOPMENT

BOX1 Land to the south of the Recreation 
Ground, Boxford AONB

30 dwellings. Promoter has 
suggested a lower number (20 

dwellings), and this will be used as 
the estimated development 

potential

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. N

BRAD1 Glenvale Nurseries, Hungerford Lane, 
Bradfield Southend, RG7 6JH AONB

Up to 4 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues - access. N

BRAD2
Crackwillow House & Village 

Montessori Nursery School, Cock Lane, 
Bradfield Southend, RG7 6HW

AONB
 Up to 8 dwellings but known 

issues exist which may reduce this 
number

Step 6: SA/SEA None No Cumulative impact of scale of development in a service 
village in the AONB. Covenant. N

BRAD3
Land south of Crack Willow House & 

south of Trotman Cottages, Heath 
Road, Bradfield Southend

AONB
Up to 4 dwellings but known 

issues exist which may reduce this 
number

Step 6: SA/SEA None No Cumulative impact of scale of development in a service 
village in the AONB. Covenant. N

BRAD4 Land at Cock Lane, Bradfield Southend AONB 4 dwellings Step 5: within settlement boundary None No Within settlement boundary N

BRAD5 Land north of South End Road, 
Bradfield Southend AONB

Up to 33 dwellings but known 
issues exist which may reduce this 

number

The site is included as an allocation 
(RSA16) None No Site allocated (RSA16) Site allocated (RSA16)

BRAD6 Land to the rear Ash Grove, Bradfield 
Southend AONB

Up to 48 dwellings but known 
issues exist which may reduce this 

number
Step 6: SA/SEA

Landscape, Visual & 
Capacity Review, 

Transport Assessment, 
Proposed Masterplan, 
letter of support from 

Oxford Diocesan Board of 
Education

No
Inappropriate in the context of the existing settlement form, 

pattern and character of the landscape in the AONB. 
Highways issues - access. Covenant.

N

BRAD7 Land at Southend Road, Bradfield 
Southend AONB

Up to 63 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the AONB. N

BRIG1 Isbury, The Village, Brightwalton, RG20 
7BP AONB

Up to 3 dwellings but known 
issues exist which may reduce this 

number

Step 4: within 'open countryside' or 
settlement outside of settlement hierarchy None No Outside settlement hierarchy. N

BRIM1 Manor Farm, east of Brimpton Road, 
Brimpton RG7 4SQ Eastern Area

Up to 92 dwellings but known 
issues exist which may reduce this 

number

Step 4: within 'open countryside' or 
settlement outside of settlement hierarchy None No Outside settlement hierarchy. N

BRIM2 Manor Farm, west of Brimpton Road, 
Brimpton RG7 4SQ Eastern Area

Up to 71 dwellings but known 
issues exist which may reduce this 

number

Step 4: within 'open countryside' or 
settlement outside of settlement hierarchy None No Outside settlement hierarchy. N

BUCK1 Orchard Gate, Little Lane, Upper 
Bucklebury, RG7 6QX AONB

Up to 15 dwellings but known 
issues exist which may reduce this 

number.

Promoter has suggested a lower 
number (10 dwellings), and this 

will be used as the estimated 
development potential 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues - access. N

BUCK2 Land south of Broad Lane, Upper 
Bucklebury AONB

Up to 26 dwellings but known 
issues exist which may reduce this 

number.

Promoter has suggested a lower 
number (15 dwellings), and this 

will be used as the estimated 
development potential

Step 4: within 'open countryside' or 
settlement outside of settlement hierarchy None No Outside settlement hierarchy. N

BUR1 Land at Brookhouse Farm, 
Sulhamstead Road, Burghfield Eastern Area

42 dwellings. Promoter has 
suggested a lower number (40 

dwellings), and this will be used as 
the estimated development 

potential 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Site within Atomic Weapons Establishment (AWE) Detailed 

Emergency Planning Zone (DEPZ). Outside settlement 
hierarchy. 

N

BUR2 Greenfields, Church Lane, Burghfield, 
RG30 3TG Eastern Area

Up to 12 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Site within Atomic Weapons Establishment (AWE) Detailed 

Emergency Planning Zone (DEPZ). Outside settlement 
hierarchy. Access issues.

N

BUR3 Land off Pingewood Road North, 
Burghfield Bridge, RG30 3XN Eastern Area

Up to 3 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Site within Atomic Weapons Establishment (AWE) Detailed 

Emergency Planning Zone (DEPZ). Outside settlement 
hierarchy. 

N

BUR4 Land to the south east of Greenfields, 
Church Lane, Burghfield Eastern Area

33 dwellings. Promoter has 
suggested a lower number (2 

dwellings), and this will be used as 
the estimated development 

potential

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Site within Atomic Weapons Establishment (AWE) Detailed 

Emergency Planning Zone (DEPZ). Outside settlement 
hierarchy. Access issues. Risk of surface water flooding.

N

BUR5 Field Farm, Mill Road, Burghfield Eastern Area
Up to 68 dwellings but known 

issues exist which may reduce this 
number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Site within Atomic Weapons Establishment (AWE) Detailed 

Emergency Planning Zone (DEPZ). Outside settlement 
hierarchy. Highways issues - access 

N

BUR8 Former MOD base (HMS Dauntless), 
Clayhill Road, Burghfield Eastern Area

Up to 68 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Site within Atomic Weapons Establishment (AWE) Detailed 

Emergency Planning Zone (DEPZ). Outside settlement 
hierarchy. Highways issues - access. Local Wildlife Site.

N

BUR9 Land south of Mans Hill, Burghfield 
Common Eastern Area

369 dwellings. Promoter has 
suggested a lower number (160-
200 dwellings), and this will be 

used as the estimated 
development potential 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Site within Atomic Weapons Establishment (AWE) Detailed 
Emergency Planning Zone (DEPZ). Inappropriate scale in 

context of existing settlement form & pattern.
N

BUR10
East Clayhill Road and south 

Pondhouse Farm (land adjoining 
HSA15), Burghfield Common

Eastern Area
Up to 90 dwellings but known 

issues exist which may reduce this 
number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Site within Atomic Weapons Establishment (AWE) Detailed 
Emergency Planning Zone (DEPZ). Inappropriate scale in 

context of existing settlement form & pattern.
N

BUR11 Land between Gully Copse and 
Reading Road, Burghfield Common Eastern Area

Up to 76 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Site within Atomic Weapons Establishment (AWE) Detailed 
Emergency Planning Zone (DEPZ). Inappropriate scale in 

context of existing settlement form & pattern.
N

BUR13 Land west Green Park Station, off 
Cottage Lane Eastern Area

Up to 132 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No

Site within Atomic Weapons Establishment (AWE) Detailed 
Emergency Planning Zone (DEPZ). Inappropriate scale in 

context of existing settlement form & pattern. Highways 
issues - access. 

N

BUR15
The Guide Dogs for the Blind 

Association, Hillfields, Reading Road, 
Burghfield Common, RG7 3YG

Eastern Area
Up to 228 dwellings but known 

issues exist which may reduce this 
number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No

Site within Atomic Weapons Establishment (AWE) Detailed 
Emergency Planning Zone (DEPZ). Inappropriate scale in 

context of existing settlement form & pattern. Highways 
issues. TPOs cover whole site.

N

CA1 Ashmore Green Farm, Stoney Lane, 
Ashmore Green

Newbury / 
Thatcham

40 dwellings. Promoter has 
suggested a lower number (30 

dwellings), and this will be used as 
the estimated development 

potential 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. N
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HELAA 
SITE REF SITE SPATIAL AREA ESTIMATED DEVELOPMENT 

POTENTIAL (DWELLINGS)

STEP OF SITE SELECTION PROCESS 
THAT THE SITE WAS RULED OUT

(See SIT1 Site Selection Methodology 
Paper for details of the stepped 

process taken to the site selection 
process) 

EVIDENCE SUBMITTED 
AT REGULATION 19

IS THERE ANY INFORMATION 
CURRENTLY AVAILABLE TO THE 

EXAMINATION THAT INDICATES THE 
SITE IS SUITABLE AND AVAILABLE FOR 

RESIDENTIAL DEVELOPMENT

REASON SITE WAS NOT ALLOCATED

BASED ON INFORMATION 
CURRENTLY AVAILABLE TO THE 

EXAMINATION, IS THE SITE 
SUITABLE AND AVAILABLE FOR 
RESIDENTIAL DEVELOPMENT

CA2 Land south of Pound Cottage, Cold Ash 
Hill, Cold Ash, RG18 9PA

Newbury / 
Thatcham

Up to 12 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the setting of the 

AONB.
N

CA3 New Farm, The Ridge, Cold Ash, RG18 
9JA

Newbury / 
Thatcham

Up to 54 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the AONB. N

CA4 St. Gabriel's Convent, The Ridge, Cold 
Ash

Newbury / 
Thatcham 21 dwellings Step 3: within designated Neighbourhood 

Area None No Within settlement boundary N

CA5 Land adjacent St. Gabriels Convent, 
The Ridge, Cold Ash

Newbury / 
Thatcham

Up to 57 dwellings but known 
issues exist which may reduce this 

number 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the setting of the 

AONB.
N

CA7 Chivers Pits, Long Lane, Hermitage Newbury / 
Thatcham

Up to 11 dwellings but known 
issues exist which may reduce this 

number 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues - access. N

CA8 Land off Stoney Lane, Stone Copse, 
Newbury

Newbury / 
Thatcham

Up to 81 dwellings but known 
issues exist which may reduce this 

number 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Inappropriate in context of existing settlement form & 
pattern and character of the landscape. Highways issues. N

CA9 Land north of Waller Drive (west of 
Yate's Copse), Newbury

Newbury / 
Thatcham

Up to 17 dwellings but known 
issues exist which may reduce this 

number  

Step 3: within designated Neighbourhood 
Area None No Within settlement boundary N

CA10 Sims Metal Management & J. Passey & 
Son Butchers, Turnpike Road, Newbury

Newbury / 
Thatcham

Up to 42 dwellings but known 
issues exist which may reduce this 

number 

Step 3: within designated Neighbourhood 
Area None No Within settlement boundary N

CA11 Land adjacent Little Copse, Off 
Lawrences Lane, Thatcham

Newbury / 
Thatcham 21 dwellings

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Inappropriate in context of existing settlement form & 
pattern and character of the landscape. N

CA12 Land at Henwick Park, Bowling Green 
Road, Thatcham, RG18 3BY

Newbury / 
Thatcham

651 dwellings. Promoter has 
suggested a lower number (225 

dwellings), and this will be used as 
the estimated development 

potential.

Step 6: SA/SEA

One of the preferred spatial strategy 
options taken forward was a focus on 

Thatcham. The Core Strategy provided 
limited growth for Thatcham, but there are 

substantial opportunities for strategic 
development in Thatcham which would 

lead to improved services and facilities in 
the town (see   pp.24-25 of CD3a SA/SEA 
Environmental  Report for the Proposed 

Submission LPR).

 Whilst the site is potentially developable in 
part, it was not taken forward as an 

allocation because it was considered to be 
too remote from the North East Thatcham 
sites to deliver a cohesive development. 

None

Stage 2 of the Thatcham Strategic Growth 
Study (SIT2b) identifies at paragraph 5.8 

(p.24) that:

"Land at Henwick Park (CA12) (and the 
enclosed sites The Creek (CA16) and 
Regency Park Hotel (CA17)) could be 
considered as part of masterplanning 

work, however their isolation from the NE 
Thatcham sites, and separate land control, 

presents issues in designing a 
comprehensive strategic development. An 

allocation on the site presents an 
opportunity to add additional housing units 

if required, and the potential residential 
capacity and provision of facilities and 
open space has been tested through 

recent planning applications and appeals."

The Regulation 19 response (representor 
ID: 859602) from Nexus on behalf of 

Croudace indicates that the site is available 
for development.

The Council’s preference is for one strategic site in 
Thatcham to ensure that new development is coordinated 
with the necessary critical infrastructure, delivered at an 
appropriate stage, to help support the wider needs of the 
town. This site is considered too small on its own to be 

able to provide the level of infrastructure required to 
support the wider needs of Thatcham. 

Y

CA13 Land at Elmhurst Farm, Ashmore 
Green Road, Thatcham

Newbury / 
Thatcham

Up to 70 dwellings but known 
issues exist which may reduce this 

number 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No

Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape.  Performs 

essential role in separation of settlements. Highways 
issues. Risk of surface water flooding.

N

CA14 Land East of Long Lane, Cold Ash 
RG18 9LY

Newbury / 
Thatcham

Up to 4 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues. N

CA15 
Land at Long Lane, North of Highwood 
Close and Shaw Cemetery, Long Lane, 

Newbury

Newbury / 
Thatcham

Up to 351 dwellings but known 
issues exist which may reduce this 

number 
Step 6: SA/SEA 

Transport Assessment, 
concept masterplan, 

opportunities & 
constraints plan, 
preliminary FRA, 

preliminary landscape 
visual baseline appraisal, 
archaeology assessment, 

nutrient neutrality note, 
preliminary ecological 

appraisal

No - the Council's Highways Team has 
confirmed that they maintain their concerns 
about the impact that development would 
have on the local road network, and would 
object to this site coming forward on its own 
and without the inclusion of a new link road 
through to site SCD4 and the A339. This is 

for the following reasons:

- Shaw Road / Kiln Road / Church Road / 
Shawn Hill double mini roundabout is over 

capacity;
- Robin Hood roundabout at capacity; and

- B4009 Priors Court / Newbury Road / 
Station Road roundabout in Hermitage is at 

capacity.

Highways issues and further information required on 
ecology, heritage and landscape. Risk of surface water 

flooding across part of the site. Development would require 
access from the B4009 to the A339. Should be considered 

strategically as part of a future review of the Local Plan.  

N

CA16 The Creek, Heath Lane, Thatcham Newbury / 
Thatcham

Up to 45 dwellings but known 
issues exist which may reduce this 

number 

Step 6: SA/SEA

One of the preferred spatial strategy 
options taken forward was a focus on 

Thatcham. The Core Strategy provided 
limited growth for Thatcham, but there are 

substantial opportunities for strategic 
development in Thatcham which would 

lead to improved services and facilities in 
the town (see   pp.24-25 of CD3a SA/SEA 
Environmental  Report for the Proposed 

Submission LPR).

 Whilst the site is potentially developable in 
part, it was not taken forward as an 

allocation because it was considered to be 
too remote from the North East Thatcham 
sites to deliver a cohesive development. 

None

Stage 2 of the Thatcham Strategic Growth 
Study (SIT2b) identifies at paragraph 5.8 

(p.24) that:

"Land at Henwick Park (CA12) (and the 
enclosed sites The Creek (CA16) and 
Regency Park Hotel (CA17) could be 
considered as part of masterplanning 

work, however their isolation from the NE 
Thatcham sites, and separate land control, 

presents issues in designing a 
comprehensive strategic development. An 

allocation on the site presents an 
opportunity to add additional housing units 

if required, and the potential residential 
capacity and provision of facilities and 
open space has been tested through 

recent planning applications and appeals."

The landowner did not make 
representations to the Regulation 19 

consultation, and has been contacted for 
confirmation that the site is still available. 

The Council’s preference is for one strategic site in 
Thatcham to ensure that new development is coordinated 
with the necessary critical infrastructure, delivered at an 
appropriate stage, to help support the wider needs of the 
town. This site is considered too small on its own to be 

able to provide the level of infrastructure required to 
support the wider needs of Thatcham. 

Y

CA17 Regency Park Hotel, Bowling Green 
Road, Thatcham, RG18 3RP

Newbury / 
Thatcham

Residential: up to 55 dwellings but 
known issues exist which may 

reduce this number 

OR

Residential (as part of mixed use 
development): up to 28 dwellings 
but known issues exist which may 

reduce this number  

Step 6: SA/SEA

One of the preferred spatial strategy 
options taken forward was a focus on 

Thatcham. The Core Strategy provided 
limited growth for Thatcham, but there are 

substantial opportunities for strategic 
development in Thatcham which would 

lead to improved services and facilities in 
the town (see   pp.24-25 of CD3a SA/SEA 
Environmental  Report for the Proposed 

Submission LPR).

 Whilst the site is potentially developable in 
part, it was not taken forward as an 

allocation because it was considered to be 
too remote from the North East Thatcham 
sites to deliver a cohesive development. 

None

Stage 2 of the Thatcham Strategic Growth 
Study (SIT2b) identifies at paragraph 5.8 

(p.24) that:

"Land at Henwick Park (CA12) (and the 
enclosed sites The Creek (CA16) and 
Regency Park Hotel (CA17) could be 
considered as part of masterplanning 

work, however their isolation from the NE 
Thatcham sites, and separate land control, 

presents issues in designing a 
comprehensive strategic development. An 

allocation on the site presents an 
opportunity to add additional housing units 

if required, and the potential residential 
capacity and provision of facilities and 
open space has been tested through 

recent planning applications and appeals."

Site promoter confirmed on 17 May 2024 
that the site remains available, as does an 
additional area of land to the west of the 

site (which currently forms part of the hotel 
car park).

The Council’s preference is for one strategic site in 
Thatcham to ensure that new development is coordinated 
with the necessary critical infrastructure, delivered at an 
appropriate stage, to help support the wider needs of the 
town. This site is considered too small on its own to be 

able to provide the level of infrastructure required to 
support the wider needs of Thatcham. 

Y
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HELAA 
SITE REF SITE SPATIAL AREA ESTIMATED DEVELOPMENT 

POTENTIAL (DWELLINGS)

STEP OF SITE SELECTION PROCESS 
THAT THE SITE WAS RULED OUT

(See SIT1 Site Selection Methodology 
Paper for details of the stepped 

process taken to the site selection 
process) 

EVIDENCE SUBMITTED 
AT REGULATION 19

IS THERE ANY INFORMATION 
CURRENTLY AVAILABLE TO THE 

EXAMINATION THAT INDICATES THE 
SITE IS SUITABLE AND AVAILABLE FOR 

RESIDENTIAL DEVELOPMENT

REASON SITE WAS NOT ALLOCATED

BASED ON INFORMATION 
CURRENTLY AVAILABLE TO THE 

EXAMINATION, IS THE SITE 
SUITABLE AND AVAILABLE FOR 
RESIDENTIAL DEVELOPMENT

CA18 The Field, Ashmore Green Road, 
Ashmore Green

Newbury / 
Thatcham 27 dwellings

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues. N

CA19 Land at Woodland Leaves, Cold Ash 
Hill, Cold Ash, RG18 9PS

Newbury / 
Thatcham

Up to 32 dwellings but known 
issues exist which may reduce this 

number.

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Highways issues. N

CA20 Land east of Stoney Lane, Newbury Newbury / 
Thatcham 133 dwellings 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Inappropriate in context of existing settlement form & 
pattern and character of the landscape. N

CHI1 The Colt House, Green Lane, 
Chieveley, RG20 8XB AONB

5 dwellings. Promoter has 
suggested a lower number (2 

dwellings), and this will be used as 
the estimated development 

potential  

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Highways issues. N

CHI2 Land at Tudor Avenue, Chieveley, 
RG20 8RW AONB 3 dwellings

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the AONB. N

CHI4 Land off Morphetts Lane, Down End, 
Chieveley, RG20 8TN AONB Site has planning permission for 1 

dwelling Step 5: within settlement boundary None No Within settlement boundary N

CHI5 The Old Stables, Green Lane, 
Chieveley, RG20 8XB AONB

Up to 3 dwellings but known 
issues exist which may reduce this 

number  

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Highways issues. N

CHI6 Land at School Lane, Chieveley, RG20 
8TY AONB

13 dwellings. Promoter has 
suggested a lower number (10 

dwellings), and this will be used as 
the estimated development 

potential 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the AONB. N

CHI7 Land at Graces Lane, Chieveley AONB

3 dwellings. Promoter has 
suggested a lower number (2 

dwellings), and this will be used as 
the estimated development 

potential 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the AONB. N

CHI8 Land south of Graces Lane, Chieveley AONB
Up to 42 dwellings but known 

issues exist which may reduce this 
number 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 

pattern and character of the landscape in the AONB. 
Highways issues - access.

N

CHI10 Land north of Kiln Drive, Copyhold 
Farm, Curridge, RG18 9EG AONB

Up to 62 dwellings but known 
issues exist which may reduce this 

number 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues. N

CHI11 The Little House, Chapel Lane, 
Curridge, RG18 9DX AONB

3 dwellings.

Promoter has suggested a lower 
number (2 dwellings), and this will 

be used as the estimated 
development potential 

Step 4: within 'open countryside' or 
settlement outside of settlement hierarchy None No Outside settlement hierarchy. N

CHI12
School Field, Land to north of 

Hermitage Primary School, Hampstead 
Norreys Road, Hermitage, RG18 9SA

AONB
Up to 25 dwellings but known 

issues exist which may reduce this 
number 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 

pattern and character of the landscape in the AONB. 
Highways issues - access.

N

CHI14
Land opposite St Bartholomew's 

Church, Old Street, Oare, Hermitage, 
RG18 9SD

AONB
Up to 19 dwellings but known 

issues exist which may reduce this 
number  

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues. N

CHI16 Land north of Manor Lane, Oare, 
Hermitage, RG18 9SB AONB

Up to 29 dwellings but known 
issues exist which may reduce this 

number  

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues. N

CHI17 Shandy's Paddock, Manor Lane, Oare AONB
Up to 3 dwellings but known 

issues exist which may reduce this 
number  

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues. N

CHI18 Manor Corner, Manor Lane, Oare, 
Hermitage, RG18 9SD AONB

Up to 2 dwellings but known 
issues exist which may reduce this 

number  

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues. N

CHI19 Red Gate Stables, Graces Lane, 
Chieveley, RG20 8XB AONB

Up to 27 dwellings but known 
issues exist which may reduce this 

number  

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 

pattern and character of the landscape in the AONB. 
Highways issues - access.

N

CHI20 Land adjacent to Oxford Road, 
Chieveley, Newbury, RG20 8UY AONB

Up to 78 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 

pattern and character of the landscape in the AONB. 
Highways issues - access.

N

CHI21 Kiln Estate, Oare, Hermitage AONB
Up to 81 dwellings but known 

issues exist which may reduce this 
number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues. N

CHI22 Kiln Fields, Oare, Hermitage AONB
Up to 162 dwellings but known 

issues exist which may reduce this 
number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues. N

CHI23  Land at Chieveley Glebe, Chieveley AONB
Up to 15 dwellings but known 

issues exist which may reduce this 
number

The site is included as an allocation 
(RSA17) None No Site allocated (RSA17) Site allocated (RSA17)
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HELAA 
SITE REF SITE SPATIAL AREA ESTIMATED DEVELOPMENT 

POTENTIAL (DWELLINGS)

STEP OF SITE SELECTION PROCESS 
THAT THE SITE WAS RULED OUT

(See SIT1 Site Selection Methodology 
Paper for details of the stepped 

process taken to the site selection 
process) 

EVIDENCE SUBMITTED 
AT REGULATION 19

IS THERE ANY INFORMATION 
CURRENTLY AVAILABLE TO THE 

EXAMINATION THAT INDICATES THE 
SITE IS SUITABLE AND AVAILABLE FOR 

RESIDENTIAL DEVELOPMENT

REASON SITE WAS NOT ALLOCATED

BASED ON INFORMATION 
CURRENTLY AVAILABLE TO THE 

EXAMINATION, IS THE SITE 
SUITABLE AND AVAILABLE FOR 
RESIDENTIAL DEVELOPMENT

CHI25 Bluebell Stables, Curridge Road, 
Curridge, Thatcham, RG18 9DL AONB

Up to 6 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. N

COM1 Land east of Downs Road, Compton, 
RG20 6RE AONB

Up to 27 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 

pattern and character of the landscape in the AONB. 
Highways issues - access.

N

COM2 Land north of Hill Top House, Churn 
Road, Compton, RG20 6PP AONB

Up to 13 dwellings but  known 
issues exist which may reduce this 

number
Step 6: SA/SEA None No Cumulative impact of scale of development in a service 

village in the AONB. N

COM3
Land to east of Mayfield Cottages, 
Cheseridge Road, Compton, RG20 

7PL
AONB

Up to 20 dwellings but  known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the AONB. Risk 

of groundwater flooding.
N

COM4

Land to north east of Ilsley Road, 
between Elm View House and 

Lansdowne Cottages, Ilsley Road, 
Compton, RG20

AONB
Up to 10 dwellings but known 

issues exist which may reduce this 
number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the AONB. Risk 

of groundwater flooding.
N

COM5 Land north east of Ilsley Road & west of 
Churn Road, Compton RG20 AONB

Up to 40 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the AONB. N

EG1 Land adjacent Dingle Dock, East 
Garston, RG17 7HN AONB

Up to 2 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. N

EI1 Land north of Whitehall Cottages, 
Abingdon Lane, East Ilsley AONB

Up to 4 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. N

EI2 Land south of Fidler's Lane, East Ilsley AONB

31 dwellings. Promoter has 
suggested a lower number (10 

dwellings), and this will be used as 
the estimated development 

potential

Step 4: within 'open countryside' or 
settlement outside of settlement hierarchy None No Outside settlement hierarchy. N

ENB1 Enborne Meadows, Newbury, RG20 
0LX

Newbury / 
Thatcham

Up to 10 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Outside settlement hierarchy. Highways issues. 

nappropriate in the context of the existing settlement form, 
pattern and character of the landscape.  

N

ENG2 Englefield Estate Office, Englefield 
Road, Theale, RG7 5DU AONB

Up to 9 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues N

ENG3 Englefield Equestrian Centre, The 
Street, Englefield, AONB

Up to 13 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues. N

GRE1 Land south of Pinchington Lane, 
Greenham, Newbury, RG19 8SR

Newbury / 
Thatcham

Up to 105 dwellings but known 
issues exist which may reduce this 

number 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

Heritage assessment No
Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape. Part of Registered 

Historic Park & Garden
N

GRE2 Land south Sandleford Park, Newbury, 
RG14 5EN

Newbury / 
Thatcham

Up to 147 dwellings but known 
issues exist which may reduce this 

number 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

Landscape Review for 
Land South of Gorse 

Covert
No Inappropriate in the context of the existing settlement form, 

pattern and character of the landscape. N

GRE 3 Land south Newbury Racecourse, 
Newbury

Newbury / 
Thatcham

Up to 161 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

LVIA No Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape. N

GRE4 Land at Abbotswood, Newtown Road, 
Newbury, RG20 5NY

Newbury / 
Thatcham

9 dwellings. Promoter has 
suggested a lower number (5 

dwellings), and this will be used as 
the estimated development 

potential.

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape. Part of Registered 

Historic Park & Garden. Highways issues - access.
N

GRE5 
Land south Capability Way, east of 

Sandleford Mobile Home Park, 
Newbury

Newbury / 
Thatcham

10 dwellings. Promoter has 
suggested a lower number (6 

dwellings), and this will be used as 
the estimated development 

potential.

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape. Part of Registered 

Historic Park & Garden
N

GRE6 Land adjoining New Road, Newbury Newbury / 
Thatcham

17 dwellings. Promoter has 
suggested a lower number (12 

dwellings), and this will be used as 
the estimated development 

potential.

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

Note on adjacent 
woodland No Loss of GI. Impact on Ancient Woodland. N

GRE7 Sandleford Lodge Park, Greenham, 
Newbury, RG20 9BB

Newbury / 
Thatcham

53 dwellings. Promoter has 
suggested a lower number (40 

dwellings), and this will be used as 
the estimated development 

potential.

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape. Part of Registered 

Historic Park & Garden. Highways issues.
N

GRE8 
Sandleford Park (including New 

Warren Farm), south of Warren Road 
and Monks Lane, Newbury

Newbury / 
Thatcham

The site is allocated in the 
adopted Core Strategy for up to 

2000 dwellings

The site is included as an allocation 
(SP16) None No Allocated site (SP16) Allocated site (SP16)

GRE9 Sandleford Park, South of Monks Lane, 
Newbury

Newbury / 
Thatcham

The site is allocated in the 
adopted Core Strategy for up to 

2000 dwellings

The site is included as an allocation 
(SP16) None No Allocated site (SP16) Allocated site (SP16)

GRE10 Land east of Pigeons Farm Road, 
Greenham, Newbury

Newbury / 
Thatcham

44 dwellings. Promoter has 
suggested a lower number (15 

dwellings), and this will be used as 
the estimated development 

potential.

Step 6: SA/SEA None No Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape. N

GRE11 Newbury and Crookham Golf Club, 
Burys Bank Road, Newbury

Newbury / 
Thatcham 12 dwellings

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

Proposed enabling 
development, site location 

and current proposed 
layout

No Outside settlement hierarchy. Highways issues - access N

GRE12
Land west of Newtown Road, 

Sandleford, Newtown, Newbury, RG20 
9AY

Newbury / 
Thatcham 16 dwellings

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape. Part of Registered 

Historic Park & Garden. Highways issues.
N
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HELAA 
SITE REF SITE SPATIAL AREA ESTIMATED DEVELOPMENT 

POTENTIAL (DWELLINGS)

STEP OF SITE SELECTION PROCESS 
THAT THE SITE WAS RULED OUT

(See SIT1 Site Selection Methodology 
Paper for details of the stepped 

process taken to the site selection 
process) 

EVIDENCE SUBMITTED 
AT REGULATION 19

IS THERE ANY INFORMATION 
CURRENTLY AVAILABLE TO THE 

EXAMINATION THAT INDICATES THE 
SITE IS SUITABLE AND AVAILABLE FOR 

RESIDENTIAL DEVELOPMENT

REASON SITE WAS NOT ALLOCATED

BASED ON INFORMATION 
CURRENTLY AVAILABLE TO THE 

EXAMINATION, IS THE SITE 
SUITABLE AND AVAILABLE FOR 
RESIDENTIAL DEVELOPMENT

GRE13 Land south of Deadman’s Lane, 
Greenham, Newbury

Newbury / 
Thatcham

14 dwellings. Promoter has 
suggested a lower number (5-10 

dwellings), and this will be used as 
the estimated development 

potential.

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape. Part of Registered 

Historic Park & Garden. Highways issues.
N

GS1 Land west of Spring Meadows, 
Allendale Farm, Great Shefford AONB

Up to 15 dwellings but known 
issues exist which may reduce this 

number 

The site is included as an allocation 
(RSA19) None No Site allocated (RSA19) Site allocated (RSA19)

GS2 Land adjacent to Three Gables, Great 
Shefford AONB

7 dwellings. Promoter has 
suggested a lower number (6 

dwellings), and this will be used as 
the estimated development 

potential. 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape. Risk of flooding. 

Harm to the setting of The Swan (Grade II listed).
N

HER1 Land west of Slanting Hill, Hermitage AONB
Up to 17 dwellings but known 

issues exist which may reduce this 
number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 

pattern and character of the landscape in the AONB. 
Highways issues - access.

N

HER2 Land at Hampstead Norreys Road, 
Hermitage, RG18 9SD AONB 6 dwellings

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 

pattern and character of the landscape in the AONB. 
Highways issues - access.

N

HER3 Land east of B4009, Hermitage, RG18 
9XU AONB 6 dwellings

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 

pattern and character of the landscape in the AONB. 
Highways issues - access.

N

HER4 Land adjacent to Station Road, 
Hermitage AONB 42 dwellings The site is included as an allocation 

(RSA22) None No Site allocated (RSA22) Site allocated (RSA22)

HER5 Land at Kiln Farm, west of B4009, 
Hermitage, RG18 9SA AONB

Up to 74 dwellings but known 
issues exist which may reduce this 

number
Step 6: SA/SEA None No

Whole site inappropriate in the context of the existing 
settlement form, pattern and character of the landscape in 
the AONB. Part of the site - cumulative impact of scale of 

development in a service village in the AONB. 

N

HER6 Land at Windmill Hill, off Yattendon 
Road, Hermitage AONB

Up to 20 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 

pattern and character of the landscape in the AONB. 
Highways issues - access.

N

HM1
Land to the north of sewage treatment 

works, previously part of Elm Farm, 
Hamstead Marshall

AONB
Up to 5 dwellings but known 

issues exist which may reduce this 
number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy N

HN1
Land at Shepherds Cottage, Wyld 

Court Hill, Hampstead Norreys, RG18 
0TN

AONB
Up to 6 dwellings but known 

issues exist which may reduce this 
number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Outside settlement hierarchy. Inappropriate in the context 
of the existing settlement form, pattern and character of 

the landscape in the AONB
N

HN2 Red Cottage & adjoining land, 
Hampstead Norreys AONB

Up to 8 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues N

HN3 Land at Five Ways, Off Compton Road, 
Hampstead Norreys, Thatcham AONB

Up to 7 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Outside settlement hierarchy. Highways issues. 

Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the AONB

N

HUN3 Former Oakes Brothers Site, Station 
Road, Hungerford, RG17 0EA AONB

8 dwellings, but site has 
permission for 30 flats with coffee 
shop. The development potential 
used will therefore be the number 

of dwellings granted planning 
permission

Step 3: within designated Neighbourhood 
Area None No within Designated Neighbourhood Area N

HUN4 15 Chestnut Walk, Hungerford, RG17 
0DB AONB

Up to 4 dwellings but known 
issues exist which may reduce this 

number

Step 3: within designated Neighbourhood 
Area None No Within Designated Neighbourhood Area N

HUN5 Land at Priory Road, Hungerford AONB
Up to 15 dwellings but known 

issues exist which may reduce this 
number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Within Designated Neighbourhood Area N

HUN6 Hungerford Trading Estate AONB
Up to 19 dwellings but known 

issues exist which may reduce this 
number

Step 3: within designated Neighbourhood 
Area None No Within Designated Neighbourhood Area N

HUN7 Land off Smitham Bridge Road & 
Marsh Lane, Hungerford (Site 1) AONB

Up to 31 dwellings but known 
flooding issues exist which may 

reduce this number

Step 3: within designated Neighbourhood 
Area None No Within Designated Neighbourhood Area N

HUN9 Land off Smitham Bridge Road & 
Marsh Lane, Hungerford (Site 3) AONB 140 bedspaces

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Within Designated Neighbourhood Area N

HUN12 Land west of Salisbury Road, 
Hungerford AONB

Using developable area 
suggested by site promoter, 42 

dwellings. Known landscape 
capacity issues exist which may 

decrease this number.

Step 3: within designated Neighbourhood 
Area None No Within Designated Neighbourhood Area N

HUN14 Land east of Salisbury Road, 
Hungerford AONB

68 dwellings but known issues 
exist which may reduce this 

number

Step 3: within designated Neighbourhood 
Area None No Within Designated Neighbourhood Area N

HUN15 Follydog Field, Bath Road, Hungerford AONB
54 dwellings but known issues 

exist which may reduce this 
number

Step 3: within designated Neighbourhood 
Area None No Within Designated Neighbourhood Area N

HUN16 King Field, Eddington Road, 
Hungerford AONB

279 dwellings but known issues 
exist which may reduce this 

number 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Within Designated Neighbourhood Area N

HUN17 King Field, Eddington Road, 
Hungerford (Smaller Site Area) AONB 50 dwellings

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Within Designated Neighbourhood Area N

HUN18 The Paddock, Marsh Lane, Hungerford AONB 5 dwellings but known issues exist 
which may reduce this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Within Designated Neighbourhood Area N

HUN19 Land at Strongrove Hill, Hungerford AONB 2 dwellings but known issues exist 
which may reduce this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Within Designated Neighbourhood Area N

KIN3 Land east Kiln Farm, Kintbury, RG17 
9XD AONB

31 dwellings. Promoter has 
suggested a lower number (20 

dwellings), and this will be used as 
the estimated development 

potential.  

Step 6: SA/SEA None No

Whole site inappropriate in the context of the existing 
settlement form, pattern and character of the landscape in 
the AONB. Part of the site - cumulative impact of scale of 

development in a service village in the AONB. 

N
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HELAA 
SITE REF SITE SPATIAL AREA ESTIMATED DEVELOPMENT 

POTENTIAL (DWELLINGS)

STEP OF SITE SELECTION PROCESS 
THAT THE SITE WAS RULED OUT

(See SIT1 Site Selection Methodology 
Paper for details of the stepped 

process taken to the site selection 
process) 

EVIDENCE SUBMITTED 
AT REGULATION 19

IS THERE ANY INFORMATION 
CURRENTLY AVAILABLE TO THE 

EXAMINATION THAT INDICATES THE 
SITE IS SUITABLE AND AVAILABLE FOR 

RESIDENTIAL DEVELOPMENT

REASON SITE WAS NOT ALLOCATED

BASED ON INFORMATION 
CURRENTLY AVAILABLE TO THE 

EXAMINATION, IS THE SITE 
SUITABLE AND AVAILABLE FOR 
RESIDENTIAL DEVELOPMENT

KIN4 Land north of Kiln House, Laylands 
Green, Kintbury, RG17 9UD AONB

Up to 18 dwellings but known 
issues exist which would reduce 

this number
Step 6: SA/SEA None No

Whole site inappropriate in the context of the existing 
settlement form, pattern and character of the landscape in 

the AONB. 
N

KIN5 Land north Holt Road, Kintbury AONB

28 dwellings. Promoter has 
suggested a lower number (20 

dwellings), and this will be used as 
the estimated development 

potential.   

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the AONB. N

KIN6 Land adjoining The Haven, Kintbury, 
RG17 9AU AONB

Up to 23 dwellings but known 
issues exist which would reduce 

this number

The site is included as an allocation 
(RSA23) None No Allocated site (RSA23) Allocated site (RSA23) 

LAM1
Land between Folly Road, Rockfel 

Road/Bridleways & Stork House Drive, 
Lambourn

AONB

Up to 46 dwellings but known 
landscape capacity issues exist 

which are likely to decrease these 
numbers.

Step 3: within designated Neighbourhood 
Area None No Within designated Neighbourhood Area N

LAM2 Land at Wantage Road & North Fields, 
Lambourn AONB

Up to 27 dwellings but known 
issues exist which may decrease 

this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Within designated Neighbourhood Area N

LAM3 Land south of Old Station Yard, Off 
Coddington Gardens, Lambourn AONB

Up to 7 dwellings but known 
issues exist which may decrease 

this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Within designated Neighbourhood Area N

LAM4 Land off Bockhampton Road, 
Lambourn AONB

Up to 8 dwellings but known 
issues exist which may decrease 

this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Within designated Neighbourhood Area N

LAM5 Windsor House Stables, Large 
Paddock, Crowle Road, Lambourn AONB

37 dwellings. Promoter has 
suggested a lower number (33 

dwellings), and this will be used as 
the estimated development 

potential.  

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Within designated Neighbourhood Area N

LAM7 Land at Fairview, Greenways, 
Lambourn, Hungerford, RG17 7LD AONB

Up to 34 dwellings but known 
issues exist which may reduce this 

number

Step 3: within designated Neighbourhood 
Area None No Within designated Neighbourhood Area N

LAM9 Land at Fairview, Greenways, 
Lambourn (Smaller Site) AONB

19 dwellings. Promoter has 
suggested a lower number (12 

dwellings), and this will be used as 
the estimated development 

potential.

Step 3: within designated Neighbourhood 
Area None No Within designated Neighbourhood Area N

LECK1 Land at Egypt Hill, Leckhampstead AONB
Up to 4 dwellings but known 

issues exist which may reduce this 
number

Step 4: within 'open countryside' or 
settlement outside of settlement hierarchy None No Outside settlement hierarchy N

MID1 Paddock at Wisteria Cottage, Bath 
Road, Midgham, RG7 5UU Eastern Area

3 dwellings. The site promoter has 
suggested a lower potential (2 

dwellings) and this will instead be 
used as the estimated 
development potential

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Outside settlement hierarchy. Inappropriate in the context 
of the existing settlement form, pattern and character of 

the landscape. 
N

MID2 Land to the west of Woolhampton Eastern Area Up to 27 but known issues exist 
which may reduce this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Predominantly functional floodplain N

MID3 Land adjoining A4 western end 
Woolhampton, RG7 5RE Eastern Area Up to 30 but known issues exist 

which may reduce this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape N

MID4 
Land north of the A4 Bath Road, 

junction of New Hill Road, 
Woolhampton

Eastern Area Up to 20 but known issues exist 
which may reduce this number

The site is included as an allocation 
(RSA13) None No Allocated site (RSA13) Allocated site (RSA13)

NEW2 Land adjoining The Phoenix Centre, 
Newtown Road, Newbury, RG14 7EB

Newbury / 
Thatcham

9 houses OR 19-24 flats OR 15 
dwellings (mix of dwellings and 

flats)
Step 5: within settlement boundary None No Within settlement boundary N

NEW3 Kennet Shopping Centre, Newbury, 
RG14 5EN

Newbury / 
Thatcham

Up to 228 dwellings but known 
issues exist which may reduce this 

number
Step 5: within settlement boundary None No Within settlement boundary N

NEW5 Land off Andover Road, Newbury Newbury / 
Thatcham

Using the pattern book study the 
development potential is 238 

dwellings. The site promoter has 
suggested a lower potential (200 
dwellings) and this will instead be 

used as the estimated 
development potential

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

Site promotion document 
which includes 

Landscape Appraisal
No

Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape.  Performs 

essential role in separation of settlements. 
N

NEW6 Land east of Hill Road, Speen, 
Newbury, RG14 1RT

Newbury / 
Thatcham

Up to 32 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

Proposed access layout

No - the Council's Highways team have 
confirmed that it is not possible to achieve 

appropriate site lines. They have also 
commented that it is not possible to 

introduce traffic calming measures easily 
onto Speen Lane – this would be subject to 

a speed limit review which is separate to 
planning. 

Highways issues - access N

NEW7
West Berkshire Magistrates' Court, The 

Court House, Mill Lane, Newbury, 
RG14 5QS

Newbury / 
Thatcham

Up to 13 (flats) but known issues 
exist which may reduce this 

number
Step 5: within settlement boundary None No Within settlement boundary N

NEW8  Sandleford Park South, Newbury Newbury / 
Thatcham

Up to 328 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

Site promotion document 
which includes 

Landscape Appraisal
No Inappropriate in the context of the existing settlement form, 

pattern and character of the landscape. N

NEW9 Land at West Berkshire Hospital, 
London Road, Benham Hill, Thatcham

Newbury / 
Thatcham

Up to 56 dwellings but known 
issues exist which may reduce this 

number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 

pattern and character of the landscape.  Performs 
essential role in separation of settlements. 

N

NEW10 Land adjacent to Oxford Road, 
Newbury

Newbury / 
Thatcham

Using the pattern book study the 
development potential is 74 

dwellings. The site promoter has 
suggested a lower potential (23 

dwellings) and this will instead be 
used as the estimated 
development potential

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 

pattern and character of the landscape.  Performs 
essential role in separation of settlements. Risk of flooding.

N

NEW11 The Chase, Wash Water Newbury / 
Thatcham

Using the pattern book study the 
development potential is 105 

dwellings. The site promoter has 
suggested a lower potential (57 

dwellings) and this will be used as 
the estimated development 

potential

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 

pattern and character of the landscape.  Performs 
essential role in separation of settlements. 

N

NEW12 Greenham Road Retail Park, Newbury Newbury / 
Thatcham

22 houses OR
45-58 flats OR 

32 dwellings (mix of flats and 
houses)

Step 5: within settlement boundary None No Within settlement boundary N

PAD1 Land fronting Bath Road, Aldermaston 
Wharf, Reading (Site A) Eastern Area

Up to 34 dwellings but known 
issues exist which may reduce this 

number

Step 4: within 'open countryside' or 
settlement outside of settlement hierarchy None No Outside settlement hierarchy N

PAD2 The Round Oak, Reading Road, 
Padworth Common, RG7 4QG Eastern Area

Up to 24 dwellings but known 
issues exist which may reduce this 

number 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Outside settlement hierarchy. Highways issues - access.  

Inappropriate in the context of the existing settlement form, 
pattern, and character of the landscape. 

N

PAD3 Land at Padworth Lane, Lower 
Padworth, Padworth Eastern Area

Up to 138 dwellings but known 
issues exist which may reduce this 

number 

Step 4: within 'open countryside' or 
settlement outside of settlement hierarchy None No Outside settlement hierarchy N

PAN1
Burfield, Pangbourne Hill, Pangbourne, 

RG8 8JS (and agricultural paddock 
used as garden since 2000)

AONB
Up to 32 dwellings but known 

issues exist which may reduce this 
number  

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 

pattern and character of the landscape in the AONB. 
Highways issues - access

N
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HELAA 
SITE REF SITE SPATIAL AREA ESTIMATED DEVELOPMENT 

POTENTIAL (DWELLINGS)

STEP OF SITE SELECTION PROCESS 
THAT THE SITE WAS RULED OUT

(See SIT1 Site Selection Methodology 
Paper for details of the stepped 

process taken to the site selection 
process) 

EVIDENCE SUBMITTED 
AT REGULATION 19

IS THERE ANY INFORMATION 
CURRENTLY AVAILABLE TO THE 

EXAMINATION THAT INDICATES THE 
SITE IS SUITABLE AND AVAILABLE FOR 

RESIDENTIAL DEVELOPMENT

REASON SITE WAS NOT ALLOCATED

BASED ON INFORMATION 
CURRENTLY AVAILABLE TO THE 

EXAMINATION, IS THE SITE 
SUITABLE AND AVAILABLE FOR 
RESIDENTIAL DEVELOPMENT

THA9 Land at Lower Way Farm, Thatcham, 
RG19 3TL

Newbury / 
Thatcham

Using the Density Pattern Book 
the development potential is 56 

dwellings. The site promoter has 
suggested a lower potential (36  

dwellings) and this will instead be 
used as the estimated 
development potential

Step 6: SA/SEA None No
Inappropriate in the context of the existing settlement form, 

pattern and character of the landscape.  Performs 
essential role in separation of settlements. 

N

THA10 Land at Siege Cross Farm, Thatcham Newbury / 
Thatcham

Using the Density Pattern Book 
the development potential is 749 
dwellings. The site promoter has 
suggested a lower potential (500 
dwellings) and this will instead be 

used as the estimated 
development potential

The site forms part of the North East 
Thatcham strategic site which is included 

as an allocation (SP17)
None No The site forms part of the North East Thatcham strategic 

site allocation (SP17)

The site forms part of the North East 
Thatcham strategic site allocation 

(SP17)

THA12 Wyevale Garden Centre, Bath Road, 
Thatcham, RG18 3AN

Newbury / 
Thatcham

Houses: 52

OR
Flats: 104-133

OR

Mix: 74 dwellings

Step 5: within settlement boundary None No Within settlement boundary N

THA13 Land at Lower Henwick, off Tull 
Way/Bath Road, Thatcham

Newbury / 
Thatcham

Up to 217 dwellings, but known 
issues exist which are likely to 

decrease this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No

Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape.  Performs 

essential role in separation of settlements. Highways 
issues.

N

THA14 Colthrop Manor, Land to the north and 
south of Bath Road (A4), Thatcham

Newbury / 
Thatcham Up to 290 dwellings

The site forms part of the North East 
Thatcham strategic site which is included 

as an allocation (SP17)
None No The site forms part of the North East Thatcham strategic 

site allocation (SP17)

The site forms part of the North East 
Thatcham strategic site allocation 

(SP17)

THA15 Hollington Place, Thatcham Newbury / 
Thatcham 1 dwelling Step 5: within settlement boundary None No Within settlement boundary N

THA16 Land south of Harts Hill Road (Site B), 
Thatcham 

Newbury / 
Thatcham

Up to 367 dwellings, but known 
issues exist which are likely to 

decrease this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the setting of the 

AONB.
N

THA17 Land north of Harts Hill Road (Harts Hill 
Quarry), Thatcham, RG18 4NU 

Newbury / 
Thatcham

Up to 72 dwellings but known 
issues exist which are likely to 

decrease this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the setting of the 

AONB.
N

THA18 Land at Henwick Manor, Tull Way, 
Newbury

Newbury / 
Thatcham

Up to 107 dwellings but known 
issues exist which are likely to 

decrease this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Inappropriate in the context of the existing settlement form, 

pattern and character of the landscape.  Performs 
essential role in separation of settlements. 

N

THA20 North East Thatcham Newbury / 
Thatcham

The site could accommodate 
1,500 dwellings

The site is included as an allocation 
(SP17) None No The site forms part of the North East Thatcham strategic 

site allocation (SP17)

The site forms part of the North East 
Thatcham strategic site allocation 

(SP17)

THA21 Newbury Leisure Park, Lower Way, 
Thatcham

Newbury / 
Thatcham 45 dwellings Step 6: SA/SEA

FRA non-technical 
summary, proposed 

layout
No

Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape.  Performs 

essential role in separation of settlements. 
N

THA23 Land at Lower Henwick, off Tull 
Way/Bath Road, Thatcham

Newbury / 
Thatcham

Up to 217 dwellings, but known 
issues exist which are likely to 

decrease this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No

Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape.  Performs 

essential role in separation of settlements. Highways 
issues.

N

THE1  Whitehart Meadow, High Street, 
Theale Eastern Area 105 dwellings The site is included as an allocation 

(RSA10) LVIA No Allocated site (RSA10) Allocated site (RSA10)

THE2 Theale Primary School, Church Street, 
Theale Eastern Area

Up to 15 dwellings but known 
issues exist which are likely to 

decrease this number 
Step 5: within settlement boundary None No Within settlement boundary N

THE3 Station Plaza, Station Road, Theale, 
RG7 4AQ Eastern Area

Up to 3 dwellings but known 
issues exist which are likely to 

decrease this number

The Employment Land Review identifies 
that the Arlington Park designated 

Employment Area which this site falls 
within should be safeguarded

None No Within DEA N

THE7
Former Theale Sewage Treatment 

Works, Blossom Lane, Theale, RG7 
5SB

Eastern Area
Up to 72 dwellings, but known 
issues exist which are likely to 

decrease this number

The site is included as an allocation 
(RSA11) None No Allocated site (RSA11) Allocated site (RSA11)

THE9 Meadow Way, Theale, RG7 4AX Eastern Area 1 dwelling Step 5: within settlement boundary None No Within settlement boundary N

TID1 Land to the west of Tidmarsh Road, 
Tidmarsh, Pangbourne AONB

Up to 36 dwellings but known 
issues exist which are likely to 

decrease this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No
Outside settlement hierarchy. Inappropriate in the context 
of the existing settlement form, pattern and character of 

the landscape. 
N

TIL1 Dacre, New Lane Hill, Tilehurst, 
Reading, RG30 4JN Eastern Area 10 dwellings Step 5: within settlement boundary None No Within settlement boundary N

TIL2 Fairfields, New Lane Hill, Tilehurst, 
Reading, RG30 4JN Eastern Area 12 dwellings Step 5: within settlement boundary None No Within settlement boundary N

TIL3 Westwinds, New Lane Hill, Tilehurst, 
RG30 4JN Eastern Area

Up to 22 dwellings but known 
issues exist which are likely to 

decrease this number 
Step 5: within settlement boundary None No Within settlement boundary N

TIL5 Hall Place Farm, Sulham Hill, Reading, 
RG31 5UB Eastern Area

Up to 15 dwellings but known 
issues exist which are likely to 

decrease this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the AONB. N

TIL6 Land west of Little Heath Road, 
Tilehurst (Area 1) Eastern Area

Up to 15 dwellings but known 
issues exist which are likely to 

decrease this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the AONB. N

TIL7 Land west of Little Heath Road, 
Tilehurst (Area 2) Eastern Area

Up to 32 dwellings but known 
issues exist which are likely to 

decrease this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the AONB. N

TIL13 Land at Pincents Lane, Tilehurst Eastern Area
Up to 138 dwellings but known 
issues exist which are likely to 

decrease this number
Step 6: SA/SEA Various docs including 

Transport Response

Appendix 4 of the HELAA (SIT4e) 
concluded that the site was potentially 

developable in part. 

Through the site selection work and 
Sustainability Appraisal (SA) / Strategic 
Environmental Assessment (SEA) (see 

CD3a SA / SEA Environmental Report for 
the Proposed Submission West Berkshire 

Local Plan Review 2022-2039, p.54-56 and  
CD3j SA / SEA Appendix 8b New 

Residential Site Allocations, pp.25-32) the 
site was identified as a reasonable 

alternative.

The Regulation 19 response from Town on 
behalf of Pincents Lane (representor ID: 

1059032) indicates that the site is available 
for development.

Council concern that development would have an 
unacceptable impact on the local highway network. Y

TIL14 Land to the east of Long Lane & south 
Blackthorn Close, Tilehurst Eastern Area

Using the pattern book study the 
development potential is 31 

dwellings. The site promoter has 
suggested a lower potential (30 

dwellings) and this will instead be 
used as the estimated 
development potential

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

Site promotion document 
which includes Transport 

and Access Appraisal 
Report

No
Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the setting of the 

AONB.
N

TIL15
Land east of Sulham Hill between 

Barefoots Copse & Cornwell Copse, 
Sulham Hill, Tilehurst

Eastern Area
Up to 58 dwellings but known 
issues exist which are likely to 

decrease this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

Site promotion document 
which includes Transport 

and Access Appraisal 
Report

No
Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the setting of the 

AONB.
N
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HELAA 
SITE REF SITE SPATIAL AREA ESTIMATED DEVELOPMENT 

POTENTIAL (DWELLINGS)

STEP OF SITE SELECTION PROCESS 
THAT THE SITE WAS RULED OUT

(See SIT1 Site Selection Methodology 
Paper for details of the stepped 

process taken to the site selection 
process) 

EVIDENCE SUBMITTED 
AT REGULATION 19

IS THERE ANY INFORMATION 
CURRENTLY AVAILABLE TO THE 

EXAMINATION THAT INDICATES THE 
SITE IS SUITABLE AND AVAILABLE FOR 

RESIDENTIAL DEVELOPMENT

REASON SITE WAS NOT ALLOCATED

BASED ON INFORMATION 
CURRENTLY AVAILABLE TO THE 

EXAMINATION, IS THE SITE 
SUITABLE AND AVAILABLE FOR 
RESIDENTIAL DEVELOPMENT

TIL16
Land to the south and east of Little 

Heath Court & Boxgrove, Little Heath 
Road, Tilehurst, Reading RG31 5TY

Eastern Area
Up to 2 dwellings but known 

issues exist which are likely to 
decrease this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the AONB. N

TIL17
Land north of Pincents Lane, Adjacent 
to Pincents Manor Hotel, Calcot, RG31 

7SD
Eastern Area

Up to 37 dwellings but known 
issues exist which may decrease 

this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the AONB. N

TIL18 Land at Hall Place Farm, Sulham Hill, 
Reading, RG31 5UB Eastern Area

Up to 69 dwellings but known 
issues exist which are likely to 

decrease this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

Ecology Technical 
Briefing, FRA, HIA, LVIA, 
Sustainability Statement, 
Energy Design Advice, 

Transport Appraisal, Tree 
Survey, Utilities 

Statement 

Site promotion document. 
Larger site area promoted 

which includes TIL18

No Inappropriate in the context of the existing settlement form, 
pattern and character of the landscape in the AONB. N

TIL19 Calcot Park Golf Club, Calcot, Reading Eastern Area

Using the pattern book study the 
development potential is: 130 

houses OR
260-335 flats OR 

186 dwellings (mix of flats and 
houses).

The site promoter has suggested 
a lower potential of 70 dwellings 

and this will instead be used as the 
estimated development potential 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

Proposed enabling 
development, site location 

and current proposed 
layout

No Within settlement boundary N

WEL1
Land Opposite Fairbank Between 

Cedar House, The Lythe and
Rectory Cottages, Wickham

AONB
Up to 2 dwellings but known 

issues exist which may decrease 
this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. Highways issues N

WOK1 Bloomfield Hatch Farm, Bloomfield 
Hatch, Mortimer, RG7 3AD Eastern Area

Up to 560 dwellings but known 
issues exist which may decrease 

this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Site within Atomic Weapons Establishment (AWE) Detailed 
Emergency Planning Zone (DEPZ).  N

WOK2 Pierces Farm, Goodboys Lane, 
Mortimer, RG7 3AH Eastern Area

Up to 918 dwellings but known 
issues exist which may decrease 

this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Site within Atomic Weapons Establishment (AWE) Detailed 
Emergency Planning Zone (DEPZ).  N

WOK3 East Lodge, Goodboys Lane, Wokefield 
Park, Mortimer, RG7 3AE Eastern Area

Using the pattern book study the 
development potential is 24 

dwellings. The site promoter has 
suggested a lower potential of 1-3 
dwellings and this will instead be 

used as the estimated 
development potential

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Site within Atomic Weapons Establishment (AWE) Detailed 
Emergency Planning Zone (DEPZ).  N

WOK4 Land at Grazeley Eastern Area

Using the pattern book study the 
development potential is 3144 

dwellings. The site promoter has 
suggested a lower potential (700-

1000 dwellings) and this will 
instead be used as the estimated 

development potential 

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Site within Atomic Weapons Establishment (AWE) Detailed 
Emergency Planning Zone (DEPZ).  N

WW1 Land to the east of 1 Westfields 
Cottage, West Woodhay, RG20 0BW AONB

Up to 2 dwellings but known 
issues exist which may decrease 

this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. N

WW2 Land west of 6 The Green, West 
Woodhay, RG20 0BW AONB

Up to 2 dwellings but known 
issues exist which may decrease 

this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. N

WW3 Land west of 7 Westfields Cottage, 
West Woodhay, RG20 0BW AONB

Up to 6 dwellings but known 
issues exist which may decrease 

this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. N

WW4 Land between 2 & 3 The Green, West 
Woodhay, RG20 0BW AONB

Up to 6 dwellings but known 
issues exist which may decrease 

this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. N

WW5 Land west of 4 The Green, West 
Woodhay, RG20 0BW AONB

Up to 3 dwellings but known 
issues exist which may decrease 

this number

Step 2: HELAA

Site assessed within the HELAA as 'not 
developable within the next 15 years'. 

Such sites were ruled out for consideration 
as an allocation because they were not 

considered to be reasonable alternatives.

None No Outside settlement hierarchy. N
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