
 
 
 
 
 
 

 
 
 
 
 
 

 
 
 
 
WEST BERKSHIRE LOCAL PLAN REVIEW 2022-2039 Proposed 
Submission January 2023 
 
Dear Sir/Madam, 

Thank you for allowing Thames Water Utilities Ltd (Thames Water) to comment upon the 
above. 
 
As you will be aware, Thames Water are the statutory water supply and sewerage 
undertaker for the Borough and are hence a “specific consultation body” in accordance 
with the Town & Country Planning (Local Planning) Regulations 2012.   

Please find enclosed our completed forms for the following policies/sections:  

 
- Policy DM7: Water Resources and Waste Water; 
- Policy SP6: Flood Risk & Sustainable Drainage; 
- Non-Strategic Site Allocations: Our Place Based Approach Sites Allocated for 

Residential Development: Newbury & Thatcham Area – Omission Site at land east of 
Hill Road, Speen including location plan and illustrative site layout plan; 

- Non-Strategic Site Allocations: Our Place Based Approach Sites Allocated for 
Residential Development: Newbury & Thatcham Area – Omission Site at land west of 
Hill Road, Speen including location plan; 

- Sites Allocated for Residential Development: Eastern Area Policy RSA11 Former 
Theale Sewage Treatment Works, Theale. As part of this response I also attach my 
letter dated 28/11/2022 and accompanying enclosures; and 

- Site Allocations. 
 

If helpful, we would welcome the opportunity to meet with the Council in due course to 
discuss the detail of the above comments. Please contact me on the above telephone 
number and email address. 

Yours faithfully, 

David Wilson  
  
 
 

1st Floor West 
Clearwater Court  

Vastern Road 
Reading  

RG1 8DB 
 
28 February 2023 

West Berkshire District Council 
Issued via email: 
planningpolicy@westberks.gov.uk 
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only applied through the building regulations where there is a planning condition requiring 
this standard (as set out at paragraph 2.8 of Part G2 of the Building Regulations). As the 
Thames Water area is defined as water stressed it is considered that such a condition 
should be attached as standard to all planning approvals for new residential development in 
order to help ensure that the standard is effectively delivered through the building 
regulations. We therefore support Policy DM7 in referring the use of planning conditions. 
However, clarification should be provided in relation to the preferred ‘Fittings Approach’. 
 
Within Part G of Building Regulations, the 110 litres/person/day level can be achieved 
through either the ‘Calculation Method’ or the ‘Fittings Approach’ (Table 2.2).  The Fittings 
Approach provides clear flow-rate and volume performance metrics for each water using 
device / fitting in new dwellings.  Thames Water considers the Fittings Approach, as outlined 
in Table 2.2 of Part G, increases the confidence that water efficient devices will be installed 
in the new dwelling.  Insight from our smart water metering programme shows that 
household built to the 110 litres/person/day level using the Calculation Method, did not 
achieve the intended water performance levels. 
 
We therefore consider that text in the policy should be amended as set out below.  
 
 
Water and Wastewater Infrastructure 
 
We support the policy DM7 in principle.  
 
Water and wastewater infrastructure is essential to any development. Failure to ensure that 
any required upgrades to the infrastructure network are delivered alongside development 
could result in adverse impacts in the form of internal and external sewer flooding and 
pollution of land and water courses and/or low water pressure.  
 
A key sustainability objective for the preparation of Local Plans and Neighbourhood Plans 
should be for new development to be co-ordinated with the infrastructure it demands and to 
take into account the capacity of existing infrastructure. Paragraph 20 of the revised 
National Planning Policy Framework (NPPF), 2021, states: “Strategic policies should set out 
an overall strategy for the pattern, scale and quality of development, and make sufficient 
provision for… infrastructure for waste management, water supply, wastewater…” 
 
Paragraph 11 states: “Plans and decisions should apply a presumption in favour of 
sustainable 
development. For plan-making this means that: 
a) All plans should promote a sustainable pattern of development that seeks to: meet the  
development needs of their area; align growth and infrastructure; improve the environment;  
mitigate climate change (including by making effective use of land in urban areas) and adapt 
to its effects” 
 
Paragraph 28 relates to non-strategic policies and states: “Non-strategic policies should be 
used by local planning authorities and communities to set out more detailed policies for 
specific areas, neighbourhoods or types of development. This can include allocating sites, 
the provision of infrastructure…” 
 
Paragraph 26 of the revised NPPF goes on to state: “Effective and on-going joint working 
between strategic policy-making authorities and relevant bodies is integral to the production 
of a positively prepared and justified strategy. In particular, joint working should help to 
determine where additional infrastructure is necessary….”  
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The web based National Planning Practice Guidance (NPPG) includes a section on ‘water 
supply, wastewater and water quality’ and sets out that Local Plans should be the focus for 
ensuring that investment plans of water and sewerage/wastewater companies align with 
development needs. The introduction to this section also sets out that “Adequate water and 
wastewater infrastructure is needed to support sustainable development” (Paragraph: 001, 
Reference ID: 34-001- 
20140306). 
 
It is important to consider the net increase in water and wastewater demand to serve the  
development and also any impact that developments may have off site, further down the 
network. The new Local Plan should therefore seek to ensure that there is adequate water 
and wastewater infrastructure to serve all new developments. Thames Water will work with 
developers and local authorities to ensure that any necessary infrastructure reinforcement is 
delivered ahead of the occupation of development. Where there are infrastructure 
constraints, it is important not to under estimate the time required to deliver necessary 
infrastructure. For example: local network upgrades take around 18 months and Sewage 
Treatment & Water Treatment Works upgrades can take 3-5 years.  
 
Supporting paragraph 10.70 indicates that developers will be expected to fund network 
upgrades – this requires clarification. The provision of water treatment (both wastewater 
treatment and water supply) is met by Thames Water’s asset plans and from the 1st April 
2018 network improvements will be from infrastructure charges per new dwelling.  
 
As from 1st April 2018, the way Thames Water and all other water and wastewater 
companies charge for new connections has changed. The changes mean that more of 
Thames Water’s charges will be fixed and published, rather than provided on application, 
enabling you to estimate your costs without needing to contact us. The services affected 
include new water connections, lateral drain connections, water mains and sewers 
(requisitions), traffic management costs, income offsetting and infrastructure charges. 
Paragraph 10.70 should therefore be amended accordingly. 
 
Information on how off site network reinforcement is funded can be found here  
https://developers.thameswater.co.uk/New-connection-charging 
 
Thames Water therefore recommends that developers engage with them at the earliest  
opportunity (in line with paragraph 26 of the revised NPPF) to establish the following: 

 
• The developments demand for water supply and network infrastructure both on and off site; 
• The developments demand for Sewage/Wastewater Treatment and network infrastructure 

both on and off site and can it be met; and 
• The surface water drainage requirements and flood risk of the development both on and off 

site and can it be met. 
 
Thames Water offer a free Pre-Planning service which confirms if capacity exists to serve 
the  
development or if upgrades are required for potable water, waste water and surface water  
requirements. Details on Thames Water’s free pre planning service are available at:  
https://www.thameswater.co.uk/developers/larger-scale-developments/planning-your-
development/water-and-wastewater-capacity 
 
In light of the above comments and Government guidance we consider that the New Local 
Plan should include a specific policy on the key issue of the provision of water and  
sewerage/wastewater infrastructure to service development. This is necessary because it 
will not be possible to identify all of the water/sewerage infrastructure required over the plan 
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period due to the way water companies are regulated and plan in 5 year periods (Asset 
Management Plans or AMPs). We therefore recommend Policy DM7 is amended as set out 
below.  
 
Local Authorities should also consider both the requirements of the utilities for land to 
enable them to meet the demands that will be placed upon them. This is necessary because 
it will not be possible to identify all the water and wastewater/sewerage infrastructure 
required over the plan period due to the way water companies are regulated and plan in 5 
year periods (AMPs). Thames Water are currently in AMP7 which covers the period from 1st 
April 2020 to 31st March 2025. AMP8 will cover the period from 1st April 2025 to 31st March 
2030. The Price Review, whereby the water companies’ AMP8 Business Plan will be agreed 
with Ofwat during 2024. 
 
Hence, a further text should be added to Policy DM7 as set out below.   
 
Development within the vicinity of Sewage Treatment Works (STW) 
 
The new Local Plan should assess impact of any development within the vicinity of existing 
sewage treatment works (STW) in line with the Agent of Change principle set out in the 
NPPF. 
Where development is being proposed within 800m of a sewage treatment works, the 
developer or local authority should liaise with Thames Water to consider whether an odour 
impact assessment is required as part of the promotion of the site and potential planning 
application submission. The odour impact assessment would determine whether the 
proposed development would result in adverse amenity impact for new occupiers, as those 
new occupiers would be located in closer proximity to a sewage treatment works. 
Paragraph 174 of the NPPF, February 2021, sets out that: “Planning policies and decisions 
should contribute to and enhance the natural and local environment by: ….e) preventing 
new and existing development from contributing to, being put at unacceptable risk from, or 
being adversely affected by, unacceptable levels of soil, air, water or noise pollution or land 
instability. Development should, wherever possible, help to improve local environmental 
conditions such as air and water quality, taking into account relevant information such as 
river basin management plans…” 
Paragraph 185 goes on to state: “Planning policies and decisions should also ensure that 
new development is appropriate for its location taking into account the likely effects 
(including cumulative effects) of pollution on health, living conditions and the natural 
environment, as well as the potential sensitivity of the site or the wider area to impacts that 
could arise from the development….” 
The online PPG states at Paragraph: 005 Reference ID: 34-005-20140306 that: “Plan-
making may need to consider: ….whether new development is appropriate near to sites 
used (or proposed) for water and wastewater infrastructure (for example, odour may be a 
concern)..” 
The odour impact study would  establish whether  new resident’s amenity  will be adversely 
affected by the sewage works and it would set the evidence to establish an appropriate 
amenity buffer.  
Hence, Policy DM7 should include reference in policy that development within the vicinity of 
existing sewage treatment works should be assessed in relation to impact on amenity in line 
with the Agent of Change as set out below. 
 
 
3. Complies with the Duty to Co-operate 
 
Please see the guidance note for an explanation of what ‘Duty to Cooperate’ means. 
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Do you consider the Local Plan Review complies with the Duty to Co-operate?  

 

Yes  
x No    

 
Please give reasons for your answer:  
 

4. Proposed Changes 
 
Please set out what change(s) you consider necessary to make the Local Plan Review legally 
compliant or sound, having regard to the tests you have identified above (Please note that 
non-compliance with the duty to co-operate is incapable of modification at examination).  
 
You will need to say why this change will make the LPR 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.  
Policy DM7 
Water Resources and Waste Water 
Development will be required to minimise water use and aim to be water-neutral as far as 
practicable by incorporating appropriate water efficiency and water recycling measures. A 
collaborative approach is encouraged between the Council, statutory agencies, water 
companies and site promoters/developers to promote innovation in water efficiency and re-
use within and outside of dwellings and commercial buildings, including demand reduction to 
improve longer term water resilience. Liaison with other local authorities is expected where 
relevant. 
 
Development will be required to be designed to be water efficient and reduce water 
consumption. Refurbishments and other non-domestic development will be expected to 
meet BREEAM water-efficiency credits. All new residential developments (including 
replacement dwellings) will meet the Building Regulation optional higher water efficiency 
standard of 110 litres per person per day, using the ‘Fittings Approach’ in table 2.2 as 
set out in Building Regulations part G2. Planning conditions will be applied to new 
residential development to ensure that the water efficiency standards are met. 
New or replacement non-residential development of 1000sqm gross floor area or more will 
meet BREEAM ‘excellent’ standards for water consumption (with at least a 40% 
improvement in water consumption against the baseline performance of the building), unless 
demonstrated not to be practicable. 
 
Both of the above apply unless it can be demonstrated that it would not be feasible on 
technical or viability grounds. Where subsequent national standards exceed those set out 
above, the new national standards will be applied. 
 
Development proposals should satisfactorily demonstrate the following criteria: 
 
a. There is adequate water supply and waste water treatment infrastructure capacity 
resources are available, or can be provided, to support the development proposed at the 
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time of occupation, and will be safeguarded from the potential impacts of development; 
b. Efficient use of water is made through recycling measures such as rainwater harvesting 
and grey water recycling; 
c. Foul water treatment and disposal of adequate design and capacity already exists or can 
be provided in time to serve the development ensuring that the environment and amenity of 
local residents are not adversely affected. Developers are encouraged to contact the 
water/waste water company as early as possible to discuss their development 
proposals and intended delivery programme to assist with identifying any potential 
water and wastewater network reinforcement requirements. Where there is a capacity 
constraint the Local Planning Authority will, where appropriate, apply phasing 
conditions to any approval to ensure that any necessary infrastructure upgrades are 
delivered ahead of the occupation of the relevant phase of development; 
d. Foul water flows produced by the development will be drained separately from surface 
water run off to a suitable point of connection to a public foul sewer or, for non mains 
drainage proposals, where there would be no detrimental impact on the environment; 
e. Suitable land and access is safeguarded for the maintenance and treatment of water 
resources and wastewater, flood defences and drainage infrastructure; and 
f. It will not adversely impact the water quality, ecological value or drainage function of water 
bodies in the District, including any adverse impacts on Source Protection Zones (SPZ). 
 
Development which would overload available facilities and create or exacerbate problems of 
flooding or pollution will not be permitted. Where upgrades to water supply and waste water 
are required consideration should be given to phasing the development so that the 
necessary infrastructure is in place. 
 
The West Berkshire Phase 2 Water Cycle Study (2021) identifies that land adjacent to the 
Hungerford Waste Water Treatment Works (as shown on the plan below), will need to be 
safeguarded to enable upgrades to the Waste Water Treatment Works to serve future 
growth. 
 
The development or expansion of other water supply or waste water facilities will 
normally be permitted, either where needed to serve existing or proposed 
development in accordance with the provisions of the Development Plan, or in the 
interests of long term water supply and waste water management, provided that the 
need for such facilities outweighs any adverse land use or environmental impact that 
any such adverse impact is minimised. 
 
When considering sensitive development, such as residential uses, close to a 
Sewage Treatment Works, a technical assessment should be undertaken by the 
developer or by the Council. The technical assessment should be undertaken in 
consultation with Thames Water.  The technical assessment should confirm that 
either: (a) there is no adverse amenity impact on future occupiers of the proposed 
development or;  (b) the development can be conditioned and mitigated to ensure that 
any potential for adverse amenity impact  is avoided.” 
 
Supporting paragraph 10.70 indicates that developers will be expected to fund network 
upgrades – this requires clarification. The provision of water treatment (both wastewater 
treatment and water supply) is met by Thames Water’s asset plans and from the 1st April 
2018 network improvements will be from infrastructure charges per new dwelling. 
 
 
5. Independent Examination 
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If your representation is seeking a change, do you consider it necessary to participate at the 
examination hearing session(s)?   
 

Yes  
 No x   

 
If you wish to participate at the oral part of the examination, please outline why you consider this to 
be necessary:  
  

 
Please note the Inspector will determine the most appropriate procedure to adopt to hear those who 
have indicated that they wish to participate at the oral part of the examination.  
 
6. Notification of Progress of the Local Plan Review 
 
Do you wish to be notified of any of the following?  
 
Please tick all that apply: Tick 

The submission of the Local Plan Review for Independent Examination x 

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 David Wilson Date 28/02/2023 

 
Your completed representations must be received by the Council by 4:30pm on  
Friday 3 March 2023. 
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3. Complies with the Duty to Co-operate 
 
Please see the guidance note for an explanation of what ‘Duty to Cooperate’ means. 
 
Do you consider the Local Plan Review complies with the Duty to Co-operate?  

 

Yes  
 No    

 
Please give reasons for your answer:  
 

4. Proposed Changes 
 
Please set out what change(s) you consider necessary to make the Local Plan Review legally 
compliant or sound, having regard to the tests you have identified above (Please note that 
non-compliance with the duty to co-operate is incapable of modification at examination).  
 
You will need to say why this change will make the LPR 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.  
With regard to surface water drainage, Thames Water request  that the following paragraph should 
be included in Policy wording or supporting text: “It is the responsibility of a developer to make 
proper provision for surface water drainage to ground, water courses or surface water sewer. 
It must not be allowed to drain to the foul sewer, as this is the major contributor to sewer 
flooding.” 

 
5. Independent Examination 
 
If your representation is seeking a change, do you consider it necessary to participate at the 
examination hearing session(s)?   
 

Yes  
 No x   

 
If you wish to participate at the oral part of the examination, please outline why you consider this to 
be necessary:  
  

 
Please note the Inspector will determine the most appropriate procedure to adopt to hear those who 
have indicated that they wish to participate at the oral part of the examination.  
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6. Notification of Progress of the Local Plan Review 
 
Do you wish to be notified of any of the following?  
 
Please tick all that apply: Tick 

The submission of the Local Plan Review for Independent Examination x 

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 David Wilson Date 28/02/2023 

 
Your completed representations must be received by the Council by 4:30pm on  
Friday 3 March 2023. 
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some 0.35ha of open space. The  illustrative masterplan on which the public consultation was based 
is also enclosed with this representation  (drawing SK05E), which shows how the 22 new homes 
could be accommodated within the site at a density of 25 dwellings per hectare; this low density 
being in keeping with the wider area. 
 
Site Access 
The principle reason that the Council decided to omit the allocation of the site in the HSADPD was 
over concerns regarding access. Thames Water instructed Transport Planning Associates (TPA) to 
confirm that safe access into the site can be achieved via Hill Road and its junction with Speen Lane. 
 
Enclosed with this submission are drawings PL04, PL07 and PL08 which illustrate TPA’s designs for 
improvements to Hill Road, creation of a new site access and the junction with Speen Lane. The 
result is an acceptable access to the site which is capable of facilitating the bringing forward of the 
site for residential development. 
 
Drawing PL04 shows that the lane would be widened to 4.8m with a 1.8m footway on the eastern 
side. The newly created carriage way and footway will continue on into the site itself (drawing PL08). 
Drawing PL07 illustrates how traffic calming measures could be introduced along Speen Lane 
reducing the speed limit to 20 mph.  
 
For the reasons set out above, it is concluded that adequate access can be achieved to facilitate the 
development of the site. 
 
Further Technical Work 
Further technical work has been undertaken, including the assessment of landscape and visual 
impacts, flood risk, an ecological appraisal, a ground conditions and hydrological risk assessment, 
and archaeological appraisal. This work has not identified any constraints that would prevent the 
development of the site in a manner proposed. 
 
3. Complies with the Duty to Co-operate 
 
Please see the guidance note for an explanation of what ‘Duty to Cooperate’ means. 
 
Do you consider the Local Plan Review complies with the Duty to Co-operate?  

 

Yes  
 No    

 
Please give reasons for your answer:  
 

4. Proposed Changes 
 
Please set out what change(s) you consider necessary to make the Local Plan Review legally 
compliant or sound, having regard to the tests you have identified above (Please note that 
non-compliance with the duty to co-operate is incapable of modification at examination).  
 
You will need to say why this change will make the LPR 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.  
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For the above reasons we consider the site suitable and deliverable for a development of 
approximately 22 dwellings as illustrated on the enclosed drawing SK05E and should be allocated as 
such. 
 
Given that large sites at Newbury and Thatcham that were allocated in the Core Strategy and 
HSADPD (including the 2,000 home allocation at Sandleford Park) have been delayed in coming 
forward it is important therefore that this shortfall is addressed. The allocation of the sustainably 
located site at Speen would help address this shortfall in line with the spatial strategy and should be 
allocated accordingly. 

 
5. Independent Examination 
 
If your representation is seeking a change, do you consider it necessary to participate at the 
examination hearing session(s)?   
 

Yes x 
 No    

 
If you wish to participate at the oral part of the examination, please outline why you consider this to 
be necessary:  
 To test the council’s arguement for not allocating the sustainably located site 

 
Please note the Inspector will determine the most appropriate procedure to adopt to hear those who 
have indicated that they wish to participate at the oral part of the examination.  
 
6. Notification of Progress of the Local Plan Review 
 
Do you wish to be notified of any of the following?  
 
Please tick all that apply: Tick 

The submission of the Local Plan Review for Independent Examination x 

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 David Wilson Date 28/02/2023 

 
Your completed representations must be received by the Council by 4:30pm on  
Friday 3 March 2023. 
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Please give reasons for your answer:  
 

4. Proposed Changes 
 
Please set out what change(s) you consider necessary to make the Local Plan Review legally 
compliant or sound, having regard to the tests you have identified above (Please note that 
non-compliance with the duty to co-operate is incapable of modification at examination).  
 
You will need to say why this change will make the LPR 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.  
For the above reasons we consider the site suitable and deliverable for a development of 10-20 
dwellings.  
 
Given that large sites at Newbury and Thatcham that were allocated in the Core Strategy and 
HSADPD (including the 2,000 home allocation at Sandleford Park) have been delayed in coming 
forward it is important therefore that this shortfall is addressed. The allocation of the sustainably 
located site at Speen would help address this shortfall in line with the spatial strategy and should be 
allocated accordingly. 

 
5. Independent Examination 
 
If your representation is seeking a change, do you consider it necessary to participate at the 
examination hearing session(s)?   
 

Yes x 
 No    

 
If you wish to participate at the oral part of the examination, please outline why you consider this to 
be necessary:  
 To test the council’s arguement for not allocating the sustainably located site 

 
Please note the Inspector will determine the most appropriate procedure to adopt to hear those who 
have indicated that they wish to participate at the oral part of the examination.  
 
6. Notification of Progress of the Local Plan Review 
 
Do you wish to be notified of any of the following?  
 
Please tick all that apply: Tick 

The submission of the Local Plan Review for Independent Examination x 

The publication of the report of the Inspector appointed to carry out the examination x 
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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 David Wilson Date 28/02/2023 

 
Your completed representations must be received by the Council by 4:30pm on  
Friday 3 March 2023. 
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It is understood that the current allocation is based on the developable area, which has been 
informed by the landscape sensitivity and capacity assessment the council had undertaken 
for the site.  However, the landscape assessment does also highlight that the land beyond 
the pylons, within the ‘undevelopable areas’, could be used to design and create a positive 
buffer to the adjacent AONB, and retaining the open character. So, officers have agreed that  
open space/landscaping/BNG could go beyond the pylons, and can be shown on any future 
planning application. We consider that this should be made clear in the policy text. 
 
In November 2022 we submitted the following documents in support of the draft allocation 
(we have not resubmitted here but please let us know if this would be helpful): 
 

• Former Theale Sewage Treatment Works Vision Document, November 2022, prepared by 
Carter Jonas; 

• Former Theale Sewage Treatment Works Concept Plan, J0059808_002, prepared by Carter 
Jonas; 

• Former Theale Sewage Treatment Works Illustrative Masterplan, No. J0059808_V2_003, 
prepared by Carter Jonas; 

• Former Theale Sewage Treatment Works Biodiversity Net Gain Report and Biodiversity 
Calculator, November 2022, prepared by ADAS. 

 
The Vision Document demonstrates the key considerations for a residential development at 
the site and includes the additional landscape buffers around the site edges resulting from 
the Council’s commissioned Landscape Sensitivity and Capacity Assessment in September 
2021. 
 
The Vision Document and the Illustrative Masterplan confirm that, having regard to the site 
considerations, the site can readily deliver 62 dwellings. This represents a relatively low 
density and appropriate character, having regard to the site’s location and context. The 
development would provide a range of dwelling sizes and affordable housing in accordance 
with the Local Plan requirements. 
 
Further, a Biodiversity Net Gain (BNG) Report has been prepared which considers the 
potential for development at the site to deliver at least 10% BNG, as required by the 
emerging Local Plan Review. The strategy confirms that a BNG of at least 10% can be 
delivered on site, based on the illustrative scheme provided. The calculations confirm that 
the following is achievable: 
• A 12.7% net gain for habitat units; 
• A 24.5% net gain for hedgerow units; 
• A 58.1% net gain for river units. 
 
 
 
3. Complies with the Duty to Co-operate 
 
Please see the guidance note for an explanation of what ‘Duty to Cooperate’ means. 
 
Do you consider the Local Plan Review complies with the Duty to Co-operate?  

 

Yes  
 No    

 
Please give reasons for your answer:  
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4. Proposed Changes 
 
Please set out what change(s) you consider necessary to make the Local Plan Review legally 
compliant or sound, having regard to the tests you have identified above (Please note that 
non-compliance with the duty to co-operate is incapable of modification at examination).  
 
You will need to say why this change will make the LPR 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.  
Amend Policy RSA 11 b. as follows: 
…..i. Development will not extend beyond the north-east of the High Voltage Power Lines. 
The area beyond is not to be developed contrary to the Landscape and Sensitivity and 
Landscape Assessment’  to be undeveloped, to retain the open character between Theale 
and Calcot, within the AONB. This area can be used to provide open space and 
biodiversity improvements required in association with the residential 
development……. 
 

 
5. Independent Examination 
 
If your representation is seeking a change, do you consider it necessary to participate at the 
examination hearing session(s)?   
 

Yes x 
 No    

 
If you wish to participate at the oral part of the examination, please outline why you consider this to 
be necessary:  
 To fully respond to any issues raised as landowner 

 
Please note the Inspector will determine the most appropriate procedure to adopt to hear those who 
have indicated that they wish to participate at the oral part of the examination.  
 
6. Notification of Progress of the Local Plan Review 
 
Do you wish to be notified of any of the following?  
 
Please tick all that apply: Tick 

The submission of the Local Plan Review for Independent Examination  

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

The adoption of the Local Plan Review   



West Berkshire Local Plan Review 2022-2039 Proposed Submission Representation Form (20 January – 3 March 2023) 
 
 
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 David Wilson Date 28/02/2023 

 
Your completed representations must be received by the Council by 4:30pm on  
Friday 3 March 2023. 



 

 

 
 
 
 

 
 
 
 
 
 
 

 
 
 
Former Theale Sewage Treatment Works (Site ref: THE7) 
 

Dear  

Further to recent discussions and correspondence regarding the above site, please find enclosed the 
documents listed below, sent on behalf of Kennet Properties Limited, which are provided to support 
the draft housing allocation in the West Berkshire Local Plan Review 2022-2039. Kennet Properties is 
a subsidiary development company within the Thames Water Group with remit is to identify land that 
is surplus, or will shortly become surplus, to the operational requirements of Thames Water Utilities 
Limited and to promote it for alternative use.  

• Former Theale Sewage Treatment Works Vision Document, November 2022, prepared by 
Carter Jonas; 

• Former Theale Sewage Treatment Works Concept Plan, J0059808_002, prepared by Carter 
Jonas; 

• Former Theale Sewage Treatment Works Illustrative Masterplan, No. J0059808_V2_003, 
prepared by Carter Jonas; 

• Former Theale Sewage Treatment Works Biodiversity Net Gain Report and Biodiversity 
Calculator, November 2022, prepared by ADAS.  

The Vision Document demonstrates the key considerations for a residential development at the site 
and includes the additional landscape buffers around the site edges resulting from the Council’s 
commissioned Landscape Sensitivity and Capacity Assessment in September 2021.  

The Vision Document and the Illustrative Masterplan confirm that, having regard to the site 
considerations, the site can readily deliver 62 dwellings. This represents a relatively low density and 
appropriate character, having regard to the site’s location and context. The development would 
provide a range of dwelling sizes and affordable housing in accordance with the Local Plan 
requirements.  

Further, a Biodiversity Net Gain (BNG) Report has been prepared which considers the potential for 
development at the site to deliver at least 10% BNG, as required by the emerging Local Plan Review. 
The strategy confirms that a BNG of at least 10% can be delivered on site, based on the illustrative 
scheme provided. The calculations confirm that the following is achievable:  

• A 12.7% net gain for habitat units; 
• A 24.5% net gain for hedgerow units; 
• A 58.1% net gain for river units.  

David Wilson  
  
 
 

1st Floor West 
Clearwater Court  

Vastern Road 
Reading  

RG1 8DB 
 
28 November 2022 

 
Senior Planning Officer 
Development and Regulation  
West Berkshire Council  
Issued via email: 
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4.1		 Existing	Site	Influences

Design

Existing Watercourses & Flood Zone 2

Identify existing watercourses and areas of 
the Site that are in Flood Zone 2 and utilise as 
open space, free of development.

By keeping these areas open we can retain a 
soft, green edge to the Site to the east.

Green Edges

Retain existing woodland wherever possible, 
including the denser planted areas to the east 
and north of the Site and boundary vegetation 
along the watercourse to the east.

A series of design driver diagrams are shown 
opposite which illustrate the existing site 
features which have influenced the design of 
the masterplan. These are separated into:

• Existing watercourses & Flood Zone 2
• Green edges
• Green buffer
• Utilities
• Protecting the Public Rights of Way
• Area required for additional tree planting

Fig 10: Existing site influences diagrams

Green Buffer

To protect and enhance the existing woodland 
/ vegetation which is prudent along the Site 
boundaries, a green buffer of 15m is proposed 
to the northern and western Site boundaries. 
This will ensure that existing trees are protected 
and new trees are sited within public open 
spaces that can be managed rather than in 
private gardens.

The retention of these green edges to the 
Site will serve to protect the amenity of 
neighbouring properties, existing PRoW and 
Blossom Lane.

Utilities

Identify and protect existing utilities which 
traverse the Site. A high pressure water main 
runs along the Site’s southern boundary. 

An overhead power line runs across the Site 
to the east. This power line requires a 30m 
‘development exclusion zone’ to either side, 
which restricts the area for development. 

Area required for additional tree planting

Part of the Site to the east is required as an area 
for additional tree planting. This will enhance 
the green edge to the east, and mitigate any 
views onto the AONB.

There is also an opportunity to create an area 
of biodiversity enhancements in form of a wild 
flower meadow to the east with restricted 
access for people as part of the BNG mitigation 
strategy. 

Protecting the Public Rights of Way

An existing PRoW (ref: THEA/14/1 runs along 
the northern Site boundary, another along the 
Site’s southern boundary (ref: THEA/5/1).

It is important to protect the green setting of 
the PRoW’s. There is also the potential to create 
a link between the PRoW’s in a north to south 
direction through the Site in order to expand on 
the footpath network.
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1 Summary 

ADAS has been commissioned by Kennet Properties Limited to produce a biodiversity net gain assessment 

as a feasibility scoping assessment to see whether a 10% biodiversity net gain is achievable based on the 

current concept plan. The land at the decommissioned Theale Sewage Treatment Works is being proposed 

for allocation as a site for a new housing development by West Berkshire Council as part of its draft 

emerging local plan for approximately 60 dwellings, with masterplanning demonstrating the site is 

capable of providing 62 new residential units, and areas of public open space. 

This report has been prepared to assess the impacts of development on site biodiversity when compared 

with the baseline habitats condition assessment of the site carried out in November 2022. This report 

assesses the biodiversity unit gains or losses arising from the proposed development using the Defra 

Biodiversity Metric 3.1. 

Based on the current concept plan, the proposed development will result in the loss of areas of modified 

grassland, other neutral grassland, and bramble scrub.  

 A number of amendments to this design have therefore been recommended, which include 

enhancements to the retained grassland, woodland, lines of trees, hedgerow with trees, and the ditch; 

and the creation of mixed scrub, and other neutral grassland which have been incorporated into the 

proposals. 

If these recommendations are included in the scheme, the proposed development will achieve a 12.71% 

net gain in habitat units, which will exceed the minimum 10% net gain requirement by 2.71%. It will also 

achieve 24.52% in hedgerow units, and 58.10% in river units. This will exceed the minimum 10% net gain 

requirement. 

A management and monitoring plan will be prepared for the site prior to the commencement of 

construction to detail how the recommended habitat protection and enhancement measures will be 

implemented and to detail long-term monitoring requirements to secure the targeted net gains are 

achieved. 
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2 Introduction 

2.1 Background and Objectives 

This report has been commissioned by Kennet Properties Limited to support the proposed allocation of 

land at the decommissioned Sewage Treatment Works, off Blossom Lane, Theale, RG7 5BB (central grid 

reference SU 64471 71916, hereafter referred to as the site) to demonstrate that the proposed 

development is capable of delivering a minimum 10% Biodiversity Net Gain (BNG).  The latest proposed 

development plans provided by the client in November 2022 (‘JXXX_CJ_MP_CAD Background - A3 @ 

1250-A3 @ 1250’, ‘J0059808_CJ_MP_002_Thames Water_Theale_Concept Plan_A3 @ 1250’, and 

‘J0059808_CJ_MP_V2_003_Thames Water_Theale_Illustrative Masterplan_A3 @ 1250’) and a habitat 

conditions assessment undertaken by ADAS in November 2022 have been used to inform this assessment. 

Due to the nature of the proposed development, it is understood that a BNG Assessment of the proposed 

works is required, as per local and national policy. BNG occurs in development when the project leaves 

the natural environment in a better state than it was prior to the project. To achieve BNG, the developer 

is required to ensure that wildlife habitats are created or enhanced. It requires the development to result 

in a demonstrable increase in habitat value to the baseline (how the site was prior to development). BNG 

should be demonstrated quantitatively. 

To demonstrate BNG, the value of the habitats are assessed using a recognised metric tool to calculate 

biodiversity units. The biodiversity losses or gains resulting from the development are then calculated by 

subtracting the baseline (pre-development) units from the post development units. Defra’s Biodiversity 

Metric 3.1 Calculation tool (Natural England, 2022) has been used to demonstrate BNG in a quantitative 

manner. 

The Biodiversity Net Gain Good Practice Principles for Development (CIEEM, CIRIA, IEMA, 2016) are a set 

of ten principles which have been produced to provide a framework that helps improve the UK’s 

biodiversity by contributing towards strategic priorities to conserve and enhance nature while progressing 

with sustainable development. To demonstrate that BNG has been achieved in a qualitative manner for a 

development it would need to be shown that the development meets these ten principles which have 

been listed below: 

 Apply the mitigation hierarchy 

 Avoid losing biodiversity that cannot be offset by gains elsewhere 

 Be inclusive and equitable 

 Address risks 

 Make a measurable net gain contribution 

 Achieve the best outcomes for biodiversity 

 Be additional 

 Create a net gain legacy 
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2.4 Proposed Development 

The proposed concept development includes construction of approximately 62 residential units in the 

western part of the site, with associated parking, hardstanding (roads and footpaths), gardens, and public 

open spaces in the centre of the development (including a play area) and in the northern part of the other 

neutral grassland to the east of the housing development. Approximately 90 trees will be planted across 

the site (70 small and 20 medium of moderate condition). The total net developable area within the site 

is 2.02 ha, and the central public open space will be approximately 0.06 ha. Trees are to be planted around 

the development and within the retained grassland areas in the west of the site. Two attenuation ponds 

will be created on site, potential locations of which have been marked on the proposed concept plans 

(Appendix 2). 

The woodland surrounding the site is to be retained and will act as a noise barrier for the M4 motorway 

to the east. The area of grassland in the east of the site may become a 1.70 ha public open space.  

Vehicular and foot access will be provided to Blossom Lane in the south-western corner of the site (the 

existing access point will need to be widened), and a walk and cycle link will be provided to the to the 

adjacent Whiteheart Meadows in the south-eastern corner of the main development area. A minimum 

15 m landscape buffer will be retained around footpaths.  
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4 Methodology 

4.1 Baseline Habitat Assessment  

The BNG metric calculations were carried out as a desk-based exercise, using the results of the habitat 

condition assessment carried out in November 2022 (ADAS, 2022) and based on the updated design 

drawings (‘JXXX_CJ_MP_CAD Background - A3 @ 1250-A3 @ 1250’, ‘J0059808_CJ_MP_002_Thames 

Water_Theale_Concept Plan_A3 @ 1250’, and ‘J0059808_CJ_MP_V2_003_Thames 

Water_Theale_Illustrative Masterplan_A3 @ 1250’ received 18 November 2022 and 28 November 2022 

respectively), shown in Appendix 2. 

4.2 The Mitigation Hierarchy 

The mitigation hierarchy was taken into account when assessing the ecological constraints and 

opportunities associated with the proposed development, and this fed into the design of the scheme. The 

mitigation hierarchy required that developers first take steps to avoid and then to minimise impacts on 

biodiversity. Only after these steps are taken should developers look to compensate for losses that cannot 

be avoided. Finally, if compensation within the development footprint is not possible or does not generate 

the most benefits for nature conservation, the losses should be offset elsewhere. 

4.3 Biodiversity Metric Calculation 

Biodiversity metrics (units) were calculated for the site using the “Biodiversity Metric 3.1 - Calculation Tool 

– April 2022 Update” and guidance available on the Natural England Website (Natural England 2021a, 

2021b). The Biodiversity Metric calculation tool spreadsheet is provided as an Excel file with this report. 

The metric uses area of habitats and lengths of linear features as a proxy measure for capturing the value 

and importance of biodiversity. It uses a calculation in Microsoft Excel to allow for the importance of these 

features for nature: their size, ecological condition, distinctiveness and location. The metric enables 

assessments to be made of the baseline (pre-intervention) biodiversity value of a site in terms of 

‘biodiversity units’ and calculates the projected post-development (post-intervention) biodiversity value. 

The metric can also be used to measure off-site biodiversity changes for a project or development and 

can be applied from the level of an individual field to, for example, an entire river catchment. 

In order to meet the transparent use of the calculator the following applies for each of the variable 

elements that can be changed based on the evidence of the information collected in the field:  

Habitat type: The Biodiversity Metric 3.1 uses the UK Habitat (UKHabs) classification system (UK Habs, 

2020). Provided within the Biodiversity Metric 3.1 is a translation table to convert from Phase 1 to UKHabs; 

ADAS used this conversion in undertaking this assessment. 
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Area (Hectares): A topographic survey of the site measures the area to be 5.00 ha. Measurements have 

been rounded up or down to the nearest two decimal places to achieve a minimal mapping unit (MMU) 

of 0.01 ha. Mapping habitats at different times of year may lead to variation into where one habitat starts, 

and another begins as there is potential overlap between habitats (the ecotone). The actual field mapping 

is based on both field survey and aerial imagery (Figure 1) in order to achieve the best representation of 

the areas covered by each habitat identified onsite.  The areas for the post development site were taken 

from pdf versions of the latest development plans – Appendix 2; these drawings were georeferenced, and 

the habitat areas measured using GIS software and cross-referenced with the overall habitat areas on 

plan ‘JXXX_CJ_MP_CAD Background - A3 @ 1250-A3 @ 1250’ for accuracy. 

Condition: The condition is a means to measure the quality of a habitat based on a series of physical 

characteristics and typical species of a particular habitat type.  In order to aid the process, the Biodiversity 

Metric 3.1 Technical Supplement (Natural England, 2022), provides ‘habitat assessment condition sheets.’  

Condition sheets provide a list of positive indicators for each habitat and dependent on how many positive 

indicators a particular habitat meets will equate to the relevant condition for that specific habitat. In order 

that this process can be followed, in relation to this calculation, the number of positive indicators that are 

met for each habitat type are presented in Appendix 3 for each habitat found onsite. 

Distinctiveness: This element considers the total amount of a habitat in a national context, the proportion 

of the habitat protected in Sites of Special Scientific Interest (SSSIs), whether the habitat is a UK Priority 

Habitat and how rare the habitat is in a European context. Certain Very High distinctiveness habitats are 

considered irreplaceable due to their age, complexity, or rarity in the landscape. Replacement or 

enhancement of baseline habitats as a result of development must meet the trading rules as set by the 

metric. A development proposal which does not meet these trading rules must justify this and reach an 

agreement with the Local Planning Authority and relevant stakeholders. 

Strategic significance: This element gives extra value to habitats that are located in optimal locations or 

are of a type that meet local objectives for biodiversity. This element is to assess the habitats on site in 

relation to the geographical location. Information to determine the significance of a habitat within a 

specific landscape can be found in a variety of sources that include local plans, local biodiversity, and 

National Character Areas.  

The strategic significance is based on three categories which equates to a different score, which are as 

follows: Within area formally identified in local strategy (High); Location ecologically desirable but not in 

local strategy (Medium) and Area/compensation not in local strategy/no local strategy (Low).   
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4.4 Limitations 

The site was assessed using UK Habitat classification for the condition assessment. Where there is any 

ambiguity, an assumption has been made based on the available information to achieve the closest match. 

In addition, the timing of the survey (November) may have missed certain plants which could be either 

early or late flowering which may affect the condition assessment of a specific habitat type where this is 

represented as a positive indicator. Therefore, the best case of the habitat condition is provided for each 

habitat identified onsite which was not initially assessed in the UK Habitats condition assessment.  

Measurements are based on two-dimensional mapping and would assume the site is completely flat and 

therefore certain habitats may be greater in extent if they occur on a slope. However, this is considered 

to make little difference as the site is relatively flat in appearance.  

In the field the surveyor will have judged the approximate area of each of the habitat type using a MMU 

of 0.01 hectares and where appropriate used aerial imagery to assist with mapping of the habitats as 

accurately as possible.  

Within Metric 3.1, urban trees are captured as a habitat area due to their ability to grant additional 

biodiversity benefits but are not included within the total area footprint due to the fact that trees typically 

grow upon a ground level habitat type, such as grassland. 
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5 Results 

5.1 On-site Baseline 

The condition of each habitat has been assessed against the criteria listed in the BNG 3.1 condition sheets.  

Table 2 below shows the size and units for each of the area habitats, river (ditch), and hedgerow habitats 

on site. A full breakdown of the condition assessment is present in Appendix 3. 

For strategic significance the following has been considered the most appropriate for each habitat:  

 Other neutral grassland: Not named within the local strategy. The Cotoneaster sp., a non-native 

species, found within the other neutral grassland will be removed in accordance with the 

Emerging West Berkshire Local Plan (2020-2037). 

 Modified grassland: Not a priority habitat as it is widespread across the south of England, but one 

that provides a level of connectivity and opportunities for biodiversity as part of a local habitat 

mosaic within a largely intensive agricultural setting. Not considered directly related to a local 

strategy. 

 Bramble scrub: A fairly ubiquitous habitat that is widespread across central England and 

therefore is not associated with any specific local strategy.  

 Developed land; sealed surface: a ubiquitous habitat that is widespread across England and the 

local area. 

 Other woodland; broadleaved: This habitat is accounted for as UK BAP Priority Habitat, which is 

identified under the NPPF strategy to ‘promote the conservation, restoration and re-creation of 

priority habitats’ (NPPF, 2021). As the local plan states that it ‘must be consistent with the NPPF’ 

this habitat is therefore considered to be identified under the local strategy (Emerging West 

Berkshire Local Plans (2020-2037). The policy encourages new planting of trees and woodland. 

 Line of trees: Not a priority habitat and not within the local strategy as widespread across England 

and within the local area. 

 Hedgerow with trees: Policy DC14 within the Emerging West Berkshire Local Plan (2020-2037) 

are considered to be valued visual and ecological assets which are to be retained where possible 

and protected during development. The policy encourages new planting of hedgerows because 

of their ‘habitat value, important role in the mitigation and adaptation to climate change and the 

contribution to the amenity of a particular locality’. 

 Ditch: fairly widespread feature of poor condition.  

The existing habitats and linear features assessed in this report are based on information collected during 

the habitat condition assessment carried out by ADAS in November 2022. A summary of the habitat units 

and linear units for each baseline habitat is provided in Table 1 below. 
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5.6 Biodiversity Metric Calculation 

These enhancement measures would increase the habitat units on site from a baseline of 24.93 habitat 

units to 28.10 post-intervention habitat units. This achieves an overall 12.71% net gain in habitat units. 

Hedgerow units would be increased from a baseline of 1.88 hedgerow units to 2.35 hedgerow units, 

resulting in a net gain of 24.52% in hedgerow units. River units would increase from a baseline of 0.96 

river units to 1.52 river units, resulting in a 58.10% net gain in river units. Please see Table 6 for the 

headline results. 

By implementing these recommendations and generating the aforementioned BNG in habitat, hedgerow, 

and river units, the proposed plan will exceed the requirements of the Environment Act (2021) which aims 

to implement a mandatory 10% net gain in biodiversity post-development. 

Table 6: Summary of biodiversity metric 3.1 results with recommendations for BNG 

   



 

© ADAS 2022 18 

6 Habitat Management Objectives 

The following management objectives give details on how post-construction habitats can achieve the 

target conditions that the assessment has been based on. 

6.1 Enhanced Grassland 

Two-thirds (0.50 ha) of the other neutral grassland of a moderate condition in the east of the site will be 

enhanced to other neutral grassland of a good condition. To achieve this a wildflower mix such as 

Emorsgate Meadow Mixture for Wetlands EM8 should be planted within this area as this will be suitable 

for occasional flooding. Sowing seed on ground prone to winter flooding is best done either in the later 

summer or early spring once the land has drained. 

Management during the first year: soon after sowing the seed mix, a flush of annual weeds arising from 

the seed bank within the soil are likely to appear. They will die back by the end of the year. If you need to 

cut them, it is recommended that you cut them once in early August. Ensure to remove the cuttings from 

site and compost.   

Management in subsequent years: do not cut or graze the meadow from spring through to late- 

July/August to give the sown species an opportunity to flower. After flowering in July or August take a 

‘hay cut’ by cutting back with a scythe, petrol strimmer or tractor mower to c 50 mm. Leave the ‘hay’ to 

dry and shed seed for 1-7 days then remove from the site. Mow or graze the re-growth through to late 

autumn/winter to c 50mm and again in spring if needed.  

Please note that wet habitats can vary in composition, reflecting local drainage and management. 

Localized differences may require a targeted approach. For example, boggy areas which remain 

waterlogged for much of the year may be best sown with pond edge mixture EP1. If you are unsure which 

seed mix would be best within different areas of the grassland, please contact Emorsgate to discuss this 

further. 

A small cotoneaster bush was present within the other neutral grassland, this should be removed. The 

grassland should be checked regularly to ensure no invasive species are present.  

6.2 Enhanced Woodland 

Approximately 0.20 ha of other woodland; broadleaved (currently plantation woodland) will be enhanced 

from poor condition to good condition over a period of 20 years. This will be achieved by planting 

additional native and locally sourced tree species that occur within the adjacent broadleaved woodland 

to bring the total number of native tree species to 5 or more. Coppicing will be carried out to create at 

least three different heights within the woodland and provide more light to the understorey, leaving some 

cut logs in situ to benefit wildlife. Over time any standing deadwood should be left within the woodland. 

A woodland seed mix such as Emorsgate EW1 or EW1F should be sown in autumn or early spring to create 
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a diverse ground flora. This should require little to no management however, if needed, an annual cut 

mid-summer could be carried out for a more managed appearance and to keep weeds of semi-shade such 

as nettles and brambles in check. Make sure to remove cuttings and compost. 

The 0.59 ha broadleaved woodland on site will also be enhanced from moderate condition to good 

condition. This will be achieved by replacing some of the non-native tree species with native ones of local 

provenance to ensure at least 80% of canopy trees and understorey shrubs are native. Additional tree 

planting and coppicing will ensure all three age classes are present in woodland and create three or more 

storeys within the woodland. Standing deadwood/dead branches/stems and stumps are to be retained 

throughout the woodland. Please see above for management information. 

6.3 Enhanced Ditch 

The 0.24 km ditch that divides the area to be developed in the west of the site from the area of other 

neutral grassland to be retained in the east of the site will be enhanced from poor condition to moderate 

condition. The ditch should be cleared of any injurious species such as nettles and a marginal seed mix be 

planted along the edges of the ditch such as Emorsgate Pond Edge Mixture EP1 (which is also suitable for 

ditch and stream margins).  

Sowing seed on ground prone to winter flooding is best done either in the later summer or early spring 

once the land has drained. During the first year the annual weed growth may be cut back to encourage 

good ground flora cover. Localised conditions and typical duration of water within the ditch may impact 

management so it would be best to speak with the seed provider to ensure appropriate management is 

carried out in subsequent years. 

When the ditch is wet, emergent and floating species that are tolerant of dry conditions (as the ditch is 

dry at times throughout the year) are to be planted within it. Regular checks should be carried out to 

ensure that no invasive species are present within the ditch and the surrounding riparian habitat. 

6.4 Created Grassland 

The existing modified grassland will be removed and then approximately 0.93 ha of other neutral 

grassland of poor condition will be re-sown with a seed mix. If the grass needs to be kept at a short sward 

for amenity purposes, it could be sown with Emorsgate flowering lawn mixture EL1. Alternatively, seed 

mix EM2 could be used. 

During the first year, the grasslands should be subject to a cut after six weeks following sowing and be 

kept short (approximately 50 mm) for the rest of the growing season. The grassland should then be 

managed as to achieve a varied sward height across the site. In order to achieve this, it is recommended 

that the grassland areas be split into three sections, with one section being cut every three years, rotating 

sections every year. This will result in the site having short, intermediate and long areas of grassland. It is 

expected that all Assessment Criteria can be met and the grassland on site will achieve a good target 

condition within 10 years. 
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6.5 Created Mixed Scrub 

It is recommended that 0.23 ha of mixed scrub be created to replace the bramble scrub being lost on site. 

It is important to incorporate at least three woody species, such as bramble, Hawthorn (Crateagus 

monogyna) and Blackthorn (Prunus spinosa), so that no one species makes up more than 75% of the cover. 

The areas of scrub will require an ongoing management plan to maintain a good target condition by 

ensuring there is a good mix of age ranges with seedlings, young shrubs, and mature shrubs present; and 

there is an absence of invasive non-native species (as listed on Schedule 9 of WCA, 1981). 

6.6 Created Native Hedgerow 

It is also recommended that 60 m of native-species hedgerow to be created along the highway/access 

road leading to the new development (30 m on each side of the road or more if possible).  

Emorsgate Wildflowers for Hedgerows, mixtures EH1F or EH1, could be used to create a diverse shrub 

layer beneath the hedgerows, particularly the larger hedgerow around the south of the cottage/allotment 

area. The supplier’s guidance on ground preparation and sowing should be followed. 

These hedgerows will need to be managed to achieve a good condition score within 12 years. The 

hedgerows should ideally be maintained at an average height of more than 1.5 m along their lengths and 

have average widths of more than 1.5 m. Gaps at the hedge bases should be less than 0.5 m and the 

ground should be kept free of non-native invasive species. 

Postponing hedgerow cutting, particularly of berry producing species, until February will provide foraging 

opportunities for overwintering birds and small mammals for a longer period of time. Reducing hedgerow 

cutting to every three years will increase the number of berries and flowers compared to a yearly cut. 

6.7 Recommended Monitoring and Management 

An appropriate BNG Management and Monitoring Plan will need to be prepared for the site to ensure 

that the goals for habitat enhancement and creation are achieved. 

This plan should detail: 

 Measures to protect biodiversity features on site that are to be retained; 

 Where, when and how the proposed on-site biodiversity compensation/ enhancement will be 

undertaken, monitored in the long term (up to 30 years) and modified, when necessary, to achieve 

the stated objectives for the site; 

 Persons responsible for implementing and funding the works; and 

 Any requirements for ongoing updates to the Local Planning Authority that demonstrate the 

management of the site, how management is meeting the objectives or where appropriate 

changes in management have been advised. 
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If the assumed habitat enhancements detailed in this report are not possible or unlikely due to site 

constraints or client requirements, the biodiversity metric calculations must be reviewed, and this report 

updated.  
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8 Conclusion  

This BNG assessment has been carried out as a feasibility scoping assessment to see whether a 10% BNG 

is achievable based on the current concept plans to support allocation as a site for a new housing 

development by West Berkshire Council as part of its draft emerging local plan.  

The proposed development at the former Theale Sewage Treatment Works would lead to areas of 

modified grassland, other neutral grassland, and bramble scrub. It is recommended that the retained 

grassland in the east of the site be enhanced to improve its condition and species composition. Areas of 

mixed scrub should be created to replace the bramble scrub lost, and other neutral grassland should be 

created around the new housing development.  

The unit calculation scores for post-development are based on expected conditions of the recommended 

habitats. 

If the recommendations outlined within the metric and this report are followed, the proposed 

development will achieve a 12.71% net gain in habitat units, which will exceed the minimum 10% net gain 

requirement by 2.71%. It will also achieve 24.52% in hedgerow units, and 58.10% in river units. This will 

exceed the minimum 10% net gain requirement. 
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Appendix 1: Baseline Habitats Map 

See following page.  
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Appendix 2: Proposed Development Plans 

See following page.  

































































































































































Sparsely vegetated land - Ruderal/Ephemeral
Urban - Bioswale
Urban - Allotments
Urban - Facade-bound green wall
Urban - Ground based green wall
Urban - Ground level planters
Urban - Other green roof
Urban - Intensive green roof
Urban - Introduced shrub
Urban - Rain garden
Urban - Actively worked sand pit quarry or open cast mine
Urban - Sustainable urban drainage feature
Urban - Vacant/derelict land/ bareground
Urban - Vegetated garden
Woodland and forest - Other coniferous woodland
Coastal saltmarsh - Artificial saltmarshes and saline reedbeds
Intertidal sediment - Artificial littoral coarse sediment
Intertidal sediment - Artificial littoral mud
Intertidal sediment - Artificial littoral sand
Intertidal sediment - Artificial littoral muddy sand
Intertidal sediment - Artificial littoral mixed sediments
Intertidal sediment - Artificial littoral seagrass
Intertidal sediment - Artificial littoral biogenic reefs
Intertidal Hard Structures - Artificial hard structures
Intertidal Hard Structures - Artificial features of hard structures
Heathland and shrub - Sea buckthorn scrub (other)





























10 Woodland and forest

11
12
13
14
15









Medium 4 Moderate 2





Formally identified in local strategy High strategic 
significance 1.15











Assessor comments

Smaller area of other neutral grassland (area 1) in the west of 
the site. Passed criteria 1,2,3,4, and 6, but failed criteron 5. 
Moderate condition.
Larger area of other neutral grassland (area 2) in the east of 
the site. Passed criteria 1,2,3,4, and 6, but failed criteron 5. 
Modified grassland area 1 in the west of the site. Passed 5 
criteria (3,4,5,6, and 7) but failed criteria 1 and 2. Poor 
condition.
Modified grassland area 2 in centre of the site. Passed all 7 
criteria. Good condition.
Modified grassland area 3 in the north of the site. Passed 5 
criteria (3,4,5,6, and 7) but failed criteria 1 and 2. Poor 
condition.
Modified grassland area 4 in the south of the site. Passed 5 
criteria (3,4,5,6, and 7) but failed criteria 1 and 2. Poor 
condition.
11 patches of bramble scrub within the site. Condition 
assessment N/A. Will be lost.
Hardstanding in south west of site. Based on illustrative plans, 
this will be removed and replaced with new areas of 
hardstanding.

Woodland in the north of the site (to the west of the ditch). 
Looks like a plantation woodland as trees are in clear rows, 
some with tree guards, different composition to the rest of the 
woodland within the site. Total condition assessment score of 
25. Categorised as poor condition.
Woodland is to be retained with an opportunity to enhance.

Comm



Remaining areas of semi-natural broadleaved woodland in the 
north east, east, and south east of the site. Ground saturated at 
time of survey but not boggy/spongy. Total condition 
assessment score of 31. Categorised as moderate condition. 
To be retained with an opportunity to enhance.

This habitat is immediately adjacent to an area of ancient 
woodland, and also falls within the North Wessex Downs 
AONB which is mentioned within the local plan.The 
woodland is to be retained.









         













































































Assessor comments Reviewer comments

Two-thirds of the retained other neutral grassland 
in the east of the site will be enhanced to good 
condition by planting a wildflower mix such as 
Emorsgate Meadow Mixture for Wetlands EM8. 
A small cotoneaster bush was present, which 
should be removed.The grassland should be 
checked regularly to ensure no invasive species 
are present.

Plantation woodland to be enhanced by planting 
additional native and locally sourced tree species 
that occur within the adjacent broadleaved 
woodland to bring the total number of native tree 
species to 5 or more. Coppicing to be carried out 
to create at least three different heights within the 
woodland and provide a bit more light to the 
understorey. Leave some cut logs in situ. Over 
time any standing deadwood should be left within 
the woodland. A woodland seed mix such as 
Emorsgate EW1 or EW1F to be used to create a 
good ground flora.

The broadleaved woodland is to be enhanced to 
good condition by replacing some of the non-
native tree species with native ones of local 
provenance to ensure at least 80% of canopy 
trees and understorey shrubs are native. 
Additional tree planting and coppicing will 
ensure all three age classes are present in 
woodland and create three or more storeys within 
the woodland. Standing deadwood/dead 
branches/stems and stumps to be retained 
throughout the woodland.

Comments











Strategic significance Strategic significance
Strategic 
position 

multiplier

Area/compensation not in local strategy/ no local 
strategy

Low Strategic 
Significance 1

Area/compensation not in local strategy/ no local 
strategy

Low Strategic 
Significance 1

Area/compensation not in local strategy/ no local 
strategy

Low Strategic 
Significance 1

Formally identified in local strategy High strategic 
significance 1.15

Strategic significance



















Standard Time to 
target condition/years

Habitat created in 
advance/years 

Delay in starting 
habitat 

creation/years

5 0 0

Tem  



















Length 
retained

Length 
enhanced Units retained Units 

enhanced
Length 

Lost Units Lost

0.24 0.00 0.96 0.00 0.00

0.00 0.24 0.00 0.96 0.00 0.00

Retention category biodiversity value



























Assessor comments Reviewer comments

The ditch should be cleared of any 
injurious species such as nettles and a 
marginal seed mix be planted along the 
edges of the ditch such as Emorsgate Pond 
Edge Mixture EP1. When the ditch is wet, 
emergent species that are tolerant of dry 
conditions (as the ditch is dry at times 
throughout the year) are to be planted  
within it. Regular checks should be carried 
out to ensure that no invasive species are 
present.

Comments







Sand dune
Dune slack sand dune coastland
Dune grassland sand dune coastland
Dune heath sand dune coastland
Dune scrub sand dune coastland
Open dune sand dune coastland
Maritime cliff coastland
Hard maritime cliff coastland
Soft maritime cliff
Crevice/ledge vegetation
Crevice/ledge vegetation
Coastal grassland
Coastal grassland
Coastal grassland
Coastal grassland
Coastal heathland
Coastal heathland
Standing open water
Standing open water
Standing open water
Standing open water
Standing open water
Standing open water
Standing open water
Standing open water
Standing open water
Standing open water
Standing open water
Dry dwarf shrub heath
Dry dwarf shrub heath
Acidic dry dwarf shrub heath
Acidic dry dwarf shrub heath
Basic dry dwarf shrub heath
Basic dry dwarf shrub heath
Wet dwarf shrub heath
Wet dwarf shrub heath
Lichen / bryophyte heath
Lichen / bryophyte heath
Montane heath / dwarf herb
Dry heath / acidic grass mosaic
Wet heath / acidic grass mosaic
Dry heath / acidic grass mosaic
Wet heath / acidic grass mosaic
Bracken
Continuous bracken
Scattered bracken
Other tall herb or fern (Good quality)
Other tall herb or fern
Tall ruderal
Non-ruderal



Bog
Sphagnum bog
Blanket bog
Raised bog
Wet modified bog
Dry modified bog
Dry modified bog
Flush and spring
Acid/neutral flush
Basic flush
Bryophyte-dominated spring
Fen
Valley mire
Basin mire
Floodplain mire
Bare peat
Swamp
Marginal and inundation
Marginal and inundation
Marginal vegetation
Inundation vegetation
Natural rock exposures and caves (Good quality)
Natural rock exposures and caves
Inland cliff (High quality)
Inland cliff
Acidic inland cliff
Basic inland cliff
Scree
Acidic scree
Basic scree
Limestone pavement
Other natural rock exposure
Other acidic natural rock exposure
Other basic rock exposure
Artificial rock exposures
Artificial rock exposures
Artificial rock exposures
Artificial rock exposures
Artificial rock exposures
Artificial rock exposures
Quarry
Spoil heap
Mine
Refuse tip
Cultivated/disturbed ground
Arable
Amenity grassland
Ephemeral / short perennial
Introduced shrub
Fence



Wall
Built-up areas
Caravans
Sea wall (artificial materials)
Buildings
Bare ground



Metric habitat Distinctiveness band 
Woodland and forest - Other woodland; mixed Medium

Woodland and forest - Other woodland; broadleaved Medium
Woodland and forest - Lowland mixed deciduous woodland High

Woodland and forest - Other woodland; broadleaved Medium
Woodland and forest - Other coniferous woodland Low

Woodland and forest - Native pine woodlands High
Woodland and forest - Other coniferous woodland Low

Woodland and forest - Other woodland; mixed Medium
Woodland and forest - Lowland mixed deciduous woodland High

Woodland and forest - Other woodland; mixed Medium
Heathland and shrub - Mixed scrub Medium
Heathland and shrub - Mixed scrub Medium
Heathland and shrub - Mixed scrub Medium

Woodland and forest - Wood-pasture and parkland High
Woodland and forest - Wood-pasture and parkland High
Woodland and forest - Other coniferous woodland Medium
Woodland and forest - Wood-pasture and parkland High

Woodland and forest - Felled High
Woodland and forest - Felled High
Woodland and forest - Felled High
Woodland and forest - Felled High

Grassland - Other lowland acid grassland Medium
Grassland - Upland acid grassland Medium

Grassland - Lowland dry acid grassland V.High
Grassland - Upland hay meadows V.High
Grassland - Upland acid grassland Medium

Grassland - Other lowland acid grassland Medium
Grassland - Modified grassland Low

Grassland - Other neutral grassland Medium
Grassland - Lowland meadows V.High

Grassland - Other neutral grassland Medium
Grassland - Modified grassland Low

Grassland - Upland calcareous grassland High
Grassland - Lowland calcareous grassland High
Grassland - Lowland calcareous grassland High
Grassland - Upland calcareous grassland High
Grassland - Upland calcareous grassland High

Grassland - Lowland calcareous grassland High
Grassland - Modified grassland Low
Grassland - Modified grassland Low

Wetland - Purple moor grass and rush pastures V.High
Grassland - Other neutral grassland Medium

Grassland - Modified grassland Low
Grassland - Modified grassland Low

Sparsely vegetated land - Coastal vegetated shingle High



Sparsely vegetated land - Coastal sand dunes High
Sparsely vegetated land - Coastal sand dunes High
Sparsely vegetated land - Coastal sand dunes High
Sparsely vegetated land - Coastal sand dunes High
Sparsely vegetated land - Coastal sand dunes High
Sparsely vegetated land - Coastal sand dunes High

Sparsely vegetated land - Maritime cliff and slopes High
Sparsely vegetated land - Maritime cliff and slopes High
Sparsely vegetated land - Maritime cliff and slopes High
Sparsely vegetated land - Maritime cliff and slopes High

Grassland - Tall herb communities High
Sparsely vegetated land - Maritime cliff and slopes High

Grassland - Lowland meadows V.High
Grassland - Lowland dry acid grassland V.High

Grassland - Other lowland acid grassland Medium
Sparsely vegetated land - Maritime cliff and slopes High

Heathland and shrub - Lowland Heathland High
 lakes - Aquifer fed naturally fluctuating water bodies V.High

Lakes - Ditches Medium
Lakes - High alkalinity lakes High
Lakes - Low alkalinity lakes High

Lakes - Marl Lakes High
Lakes - Moderate alkalinity lakes High

Lakes - Peat Lakes High
 Lakes - Ponds (Priority Habitat) High

 Lakes - Ponds (Non- Priority Habitat) Medium
 Lakes - Reservoirs Medium

Lakes - Temporary lakes, ponds and pools High
Heathland and shrub - Lowland Heathland High
Heathland and shrub - Upland Heathland High

Heathland and shrub - Lowland Heathland High
Heathland and shrub - Upland Heathland High

Heathland and shrub - Lowland Heathland High
Heathland and shrub - Upland Heathland High

Heathland and shrub - Lowland Heathland High
Heathland and shrub - Upland Heathland High

Heathland and shrub - Lowland Heathland High
Heathland and shrub - Upland Heathland High

Heathland and shrub - Mountain heaths and willow scrub V.High
Heathland and shrub - Lowland Heathland High
Heathland and shrub - Lowland Heathland High
Heathland and shrub - Upland Heathland High
Heathland and shrub - Upland Heathland High

Grassland - Bracken Low
Grassland - Bracken Low
Grassland - Bracken Low

Sparsely vegetated land - Inland rock outcrop and scree habitats High
Grassland - Bracken Medium

Sparsely vegetated land - Ruderal/Ephemeral Low
Sparsely vegetated land - Ruderal/Ephemeral Low



Wetland - Lowland raised bog V.High
Wetland - Lowland raised bog V.High

Wetland - Blanket bog V.High
Wetland - Lowland raised bog V.High

Wetland - Transition mires and quaking bogs (H7140) V.High
Wetland - Blanket bog V.High

Wetland - Lowland raised bog V.High
Wetland - Fens (upland and lowland) V.High
Wetland - Fens (upland and lowland) V.High
Wetland - Fens (upland and lowland) V.High
Wetland - Fens (upland and lowland) V.High
Wetland - Fens (upland and lowland) V.High

Wetland – Oceanic Valley Mire[1] (D2.1) V.High
Wetland – Oceanic Valley Mire[1] (D2.1) V.High
Wetland – Oceanic Valley Mire[1] (D2.1) V.High

Wetland - Depressions on Peat substrates (H7150) V.High
Wetland - Fens (upland and lowland) V.High
Wetland - Fens (upland and lowland) V.High

Wetland - Reedbeds High
Use the Feature that it is within, i.e. River, Lake type etc.

Wetland - Reedbeds High
Sparsely vegetated land - Inland rock outcrop and scree habitats High

Sparsely vegetated land - Other inland rock and scree Medium
Sparsely vegetated land - Inland rock outcrop and scree habitats High

Sparsely vegetated land - Other inland rock and scree Medium
Sparsely vegetated land - Inland rock outcrop and scree habitats High
Sparsely vegetated land - Inland rock outcrop and scree habitats High
Sparsely vegetated land - Inland rock outcrop and scree habitats High
Sparsely vegetated land - Inland rock outcrop and scree habitats High
Sparsely vegetated land - Inland rock outcrop and scree habitats High

Sparsely vegetated land - Limestone pavement V.High
Sparsely vegetated land - Other inland rock and scree Medium
Sparsely vegetated land - Other inland rock and scree Medium
Sparsely vegetated land - Other inland rock and scree Medium
Sparsely vegetated land - Other inland rock and scree Medium
Sparsely vegetated land - Other inland rock and scree Medium
Sparsely vegetated land - Other inland rock and scree Medium
Sparsely vegetated land - Other inland rock and scree Medium
Sparsely vegetated land - Other inland rock and scree Medium
Sparsely vegetated land - Other inland rock and scree Medium

Urban - Active sand pit quarry or open cast mine Low
Urban - Active sand pit quarry or open cast mine Low
Urban - Active sand pit quarry or open cast mine Low
Urban - Artificial unvegetated, unsealed surface V.Low

Cropland - Cereal crops Low
Cropland - Cereal crops Low

Grassland - Modified grassland Low
Sparsely vegetated land - Ruderal/Ephemeral Low

Urban - Introduced shrub Low
Urban - Built linear features V.Low



Urban - Built linear features V.Low
Urban - Developed land; sealed surface V.Low
Urban - Developed land; sealed surface V.Low
Urban - Developed land; sealed surface V.Low
Urban - Developed land; sealed surface V.Low

Urban - Vacant/derelict land/ bareground Low
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Yes  
 No    

 
Please give reasons for your answer:  
 

4. Proposed Changes 
 
Please set out what change(s) you consider necessary to make the Local Plan Review legally 
compliant or sound, having regard to the tests you have identified above (Please note that 
non-compliance with the duty to co-operate is incapable of modification at examination).  
 
You will need to say why this change will make the LPR 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.  
Include reference to concerns regarding waste water/water supply network capacity and the need to  
liaise with Thames Water to determine whether a detailed drainage/water infrastructure strategy 
informing what infrastructure is required, where, when and how it will be delivered is required. 

 
5. Independent Examination 
 
If your representation is seeking a change, do you consider it necessary to participate at the 
examination hearing session(s)?   
 

Yes  
 No x   

 
If you wish to participate at the oral part of the examination, please outline why you consider this to 
be necessary:  
  

 
Please note the Inspector will determine the most appropriate procedure to adopt to hear those who 
have indicated that they wish to participate at the oral part of the examination.  
 
6. Notification of Progress of the Local Plan Review 
 
Do you wish to be notified of any of the following?  
 
Please tick all that apply: Tick 



West Berkshire Local Plan Review 2022-2039 Proposed Submission Representation Form (20 January – 3 March 2023) 
 
The submission of the Local Plan Review for Independent Examination  

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

The adoption of the Local Plan Review   
 
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 David Wilson Date 28/02/2023 

 
Your completed representations must be received by the Council by 4:30pm on  
Friday 3 March 2023. 



Site ID Site Name Net Gain 
to System 
(l/day)

Net Foul 
Water 
Increase 
to System 
(l/s)

Net 
Property 
Equivalen
t Increase 
- Waste

Net 
Increase 
in 
Demand 
(l/day)

Net 
Increase 
in Peak 
Demand 
(l/s)

Net 
Property 
Equivalen
t Increase 
- Water

40897 72 Purley Rise, Purley 
on Thames (Site Ref 
HSA 11)

37422 0.43 35 12250 0.43 35

69375 BEEN10- Northway 
Porsche, Grange Lane, 
Beenham

126720 1.47 119 25600 0.89 73



74339 Beenham Landfill, Pips 
Way, Beenham

277200 3.21 259 56000 1.94 160

41285 EMP1 Whitehart 
Meadow, Theale

42768 0.5 40 14000 0.49 40



40830 Former Theale Sewage 
Treatment Works, 
Theale (Site Ref THE7)

64152 0.74 60 21000 0.73 60

74336 Land adjacent Station 
Road, Hermitage

36352.8 0.42 34 11900 0.41 34



40892 Land adjacent to Bath 
Road and Dorking Way, 
Calcot (Site Ref HSA 13)

37422 0.43 35 12250 0.43 35



61427 Land adjacent to 
Padworth IWMF, 
Padworth Lane, 
Padworth (Site Ref: 
PAD4)

245520 2.84 230 49600 1.72 142

40849 Land adjoining 
Pondhouse Farm, 
Clayhill Road, 
Burghfield Common 
(Site Ref: HSA15)

106920 1.24 100 35000 1.22 100



40874 Land adjoining The 
Haven, Kintbury (Site 
Ref: KIN6)

21384 0.25 20 7000 0.24 20

40802 Land at Bath Road, 
Speen, Newbury, 
Berkshire, RG14 8AA 
(approved feb 2020)

106920 1.24 100 35000 1.22 100

68015 Land at Chieveley 
Glebe, Chieveley (Site 
Ref: CHI23)

16038 0.19 15 5250 0.18 15



40805 Land at Coley Farm, 
Stoney Lane, Newbury 
(Site Ref: HSA 3) (SITE 
ALLOCATED PENDING)

80190 0.93 75 26250 0.91 75

40820 Land at Lower Way, 
Thatcham (Site Ref: 
THA025)

90882 1.05 85 29750 1.03 85



48917 Land at Newbury Road, 
Lambourn (Site Ref: 
HSA 20)

5346 0.06 5 1750 0.06 5

40841 Land between A340 
and The Green, Theale 
(Site Ref: HSA 14)

106920 1.24 100 35000 1.22 100



66742 Land east of Colthrop 
Industrial Estate, 
Thatcham (Site Ref: 
MID5)

396000 4.58 370 80000 2.78 229

40843 Land north of A4 Bath 
Road, Woolhampton

17107.2 0.2 16 5600 0.19 16



40790 Land north of Newbury 
College, Monks Lane, 
Newbury (Site ref HSA 
1))

16038 0.19 15 5250 0.18 15

40855 Land North of 
Southend Road, 
Bradfield Southend 
(Site Ref: BRAD5)

21384 0.25 20 7000 0.24 20

40863 Land off Charlotte 
Close, Hermitage (Site 
Ref: HSA 24)

16038 0.19 15 5250 0.18 15



41814 Land off Greenham 
Road, South East 
Newbury (Site Refs: 
HSA 4)

171072 1.98 160 56000 1.94 160

40864 Land to the south east 
of the Old Farmhouse, 
Hermitage (Site Ref 
HSA 25)

10692 0.12 10 3500 0.12 10



74337 Land to the south of 
Trinity Grain, Membury 
Industrial Estate, 
Lambourn Woodlands

102960 1.19 96 20800 0.72 59

63982 Land west of Ramsbury 
Road, Membury 
Industrial Estate, 
Lambourn Woodlands

205543.8 2.38 192 41524 1.44 119



61416 Land west of Spring 
Meadows, Great 
Shefford (Site Ref: GS1)

16038 0.19 15 5250 0.18 15

68017 Long Copse Farm, 
Enborne (Site Ref: TS2)

35640 0.41 33 8640 0.3 25



62237 North East Thatcham 
Strategic Site Allocation

1640100 18.98 1534 530500 18.42 1516

40861 Pirbright Institute Site, 
High Street, Compton 
(Site Ref: HSA 22)

149688 1.73 140 49000 1.7 140



41821 RSA 22 Land adjoining 
Lynch Lane, Lambourn 
(Site Ref: HSA 19)

64152 0.74 60 21000 0.73 60

68016 RSA 32 New Stocks 
Farm, Paices Hill, 
Aldermaston (Site Ref: 
TS1)

11880 0.14 11 2880 0.1 8



41427 Sandleford Park, 
Newtown Road, 
Newtown, Newbury, 
Berkshire (PENDING)

1603800 18.56 1500 525000 18.23 1500

40899 Stoneham’s Farm, Long 
Lane, Tilehurst (Site 
Ref: HSA 9)

0 0 0 0 0 0



Water Response

On the information available to date we do not envisage 
infrastructure concerns regarding water supply network 
infrastructure in relation to this development/s. It is 
recommended that the Developer and the Local 
Planning Authority liaise with Thames Water at the 
earliest opportunity to advise of the developments 
phasing. Please contact Thames Water Development 
Planning, either by email 
Devcon.team@thameswater.co.uk tel: 02035779998 or 
in writing Thames Water Utilities Ltd, Maple Lodge STW, 
Denham Way, Rickmansworth, Hertfordshire, WD3 9SQ

The scale of development/s in this catchment is likely to 
require upgrades of the water supply network 
infrastructure. It is recommended that the Developer 
and the Local Planning Authority liaise with Thames 
Water at the earliest opportunity to agree a housing 
phasing plan. Failure to liaise with Thames Water will 
increase the risk of planning conditions being sought at 
the application stage to control the phasing of 
development in order to ensure that any necessary 
infrastructure upgrades are delivered ahead of the 
occupation of development. The housing phasing plan 
should determine what phasing may be required to 
ensure development does not outpace delivery of 
essential network upgrades to accommodate future 
development/s in this catchment. The developer can 
request information on network infrastructure by 
visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development.



The scale of development/s in this catchment is likely to 
require upgrades of the water supply network 
infrastructure. It is recommended that the Developer 
and the Local Planning Authority liaise with Thames 
Water at the earliest opportunity to agree a housing 
phasing plan. Failure to liaise with Thames Water will 
increase the risk of planning conditions being sought at 
the application stage to control the phasing of 
development in order to ensure that any necessary 
infrastructure upgrades are delivered ahead of the 
occupation of development. The housing phasing plan 
should determine what phasing may be required to 
ensure development does not outpace delivery of 
essential network upgrades to accommodate future 
development/s in this catchment. The developer can 
request information on network infrastructure by 
visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development.

The scale of development/s in this catchment is likely to 
require upgrades of the water supply network 
infrastructure. It is recommended that the Developer 
and the Local Planning Authority liaise with Thames 
Water at the earliest opportunity to agree a housing 
phasing plan. Failure to liaise with Thames Water will 
increase the risk of planning conditions being sought at 
the application stage to control the phasing of 
development in order to ensure that any necessary 
infrastructure upgrades are delivered ahead of the 
occupation of development. The housing phasing plan 
should determine what phasing may be required to 
ensure development does not outpace delivery of 
essential network upgrades to accommodate future 
development/s in this catchment. The developer can 
request information on network infrastructure by 
visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development.



The scale of development/s in this catchment is likely to 
require upgrades of the water supply network 
infrastructure. It is recommended that the Developer 
and the Local Planning Authority liaise with Thames 
Water at the earliest opportunity to agree a housing 
phasing plan. Failure to liaise with Thames Water will 
increase the risk of planning conditions being sought at 
the application stage to control the phasing of 
development in order to ensure that any necessary 
infrastructure upgrades are delivered ahead of the 
occupation of development. The housing phasing plan 
should determine what phasing may be required to 
ensure development does not outpace delivery of 
essential network upgrades to accommodate future 
development/s in this catchment. The developer can 
request information on network infrastructure by 
visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development.

On the information available to date we do not envisage 
infrastructure concerns regarding water supply network 
infrastructure in relation to this development/s. It is 
recommended that the Developer and the Local 
Planning Authority liaise with Thames Water at the 
earliest opportunity to advise of the developments 
phasing. Please contact Thames Water Development 
Planning, either by email 
Devcon.team@thameswater.co.uk tel: 02035779998 or 
in writing Thames Water Utilities Ltd, Maple Lodge STW, 
Denham Way, Rickmansworth, Hertfordshire, WD3 9SQ



On the information available to date we do not envisage 
infrastructure concerns regarding water supply network 
infrastructure in relation to this development/s. It is 
recommended that the Developer and the Local 
Planning Authority liaise with Thames Water at the 
earliest opportunity to advise of the developments 
phasing. Please contact Thames Water Development 
Planning, either by email 
Devcon.team@thameswater.co.uk tel: 02035779998 or 
in writing Thames Water Utilities Ltd, Maple Lodge STW, 
Denham Way, Rickmansworth, Hertfordshire, WD3 9SQ



The scale of development/s in this catchment is likely to 
require upgrades of the water supply network 
infrastructure. It is recommended that the Developer 
and the Local Planning Authority liaise with Thames 
Water at the earliest opportunity to agree a housing 
phasing plan. Failure to liaise with Thames Water will 
increase the risk of planning conditions being sought at 
the application stage to control the phasing of 
development in order to ensure that any necessary 
infrastructure upgrades are delivered ahead of the 
occupation of development. The housing phasing plan 
should determine what phasing may be required to 
ensure development does not outpace delivery of 
essential network upgrades to accommodate future 
development/s in this catchment. The developer can 
request information on network infrastructure by 
visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development.

The scale of development/s in this catchment is likely to 
require upgrades of the water supply network 
infrastructure. It is recommended that the Developer 
and the Local Planning Authority liaise with Thames 
Water at the earliest opportunity to agree a housing 
phasing plan. Failure to liaise with Thames Water will 
increase the risk of planning conditions being sought at 
the application stage to control the phasing of 
development in order to ensure that any necessary 
infrastructure upgrades are delivered ahead of the 
occupation of development. The housing phasing plan 
should determine what phasing may be required to 
ensure development does not outpace delivery of 
essential network upgrades to accommodate future 
development/s in this catchment. The developer can 
request information on network infrastructure by 
visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development.



On the information available to date we do not envisage 
infrastructure concerns regarding water supply network 
infrastructure in relation to this development/s. It is 
recommended that the Developer and the Local 
Planning Authority liaise with Thames Water at the 
earliest opportunity to advise of the developments 
phasing. Please contact Thames Water Development 
Planning, either by email 
Devcon.team@thameswater.co.uk tel: 02035779998 or 
in writing Thames Water Utilities Ltd, Maple Lodge STW, 
Denham Way, Rickmansworth, Hertfordshire, WD3 9SQ

The scale of development/s in this catchment is likely to 
require upgrades of the water supply network 
infrastructure. It is recommended that the Developer 
and the Local Planning Authority liaise with Thames 
Water at the earliest opportunity to agree a housing 
phasing plan. Failure to liaise with Thames Water will 
increase the risk of planning conditions being sought at 
the application stage to control the phasing of 
development in order to ensure that any necessary 
infrastructure upgrades are delivered ahead of the 
occupation of development. The housing phasing plan 
should determine what phasing may be required to 
ensure development does not outpace delivery of 
essential network upgrades to accommodate future 
development/s in this catchment. The developer can 
request information on network infrastructure by 
visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development.

On the information available to date we do not envisage 
infrastructure concerns regarding water supply network 
infrastructure in relation to this development/s. It is 
recommended that the Developer and the Local 
Planning Authority liaise with Thames Water at the 
earliest opportunity to advise of the developments 
phasing. Please contact Thames Water Development 
Planning, either by email 
Devcon.team@thameswater.co.uk tel: 02035779998 or 
in writing Thames Water Utilities Ltd, Maple Lodge STW, 
Denham Way, Rickmansworth, Hertfordshire, WD3 9SQ



The scale of development/s in this catchment is likely to 
require upgrades of the water supply network 
infrastructure. It is recommended that the Developer 
and the Local Planning Authority liaise with Thames 
Water at the earliest opportunity to agree a housing 
phasing plan. Failure to liaise with Thames Water will 
increase the risk of planning conditions being sought at 
the application stage to control the phasing of 
development in order to ensure that any necessary 
infrastructure upgrades are delivered ahead of the 
occupation of development. The housing phasing plan 
should determine what phasing may be required to 
ensure development does not outpace delivery of 
essential network upgrades to accommodate future 
development/s in this catchment. The developer can 
request information on network infrastructure by 
visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development.

The scale of development/s in this catchment is likely to 
require upgrades of the water supply network 
infrastructure. It is recommended that the Developer 
and the Local Planning Authority liaise with Thames 
Water at the earliest opportunity to agree a housing 
phasing plan. Failure to liaise with Thames Water will 
increase the risk of planning conditions being sought at 
the application stage to control the phasing of 
development in order to ensure that any necessary 
infrastructure upgrades are delivered ahead of the 
occupation of development. The housing phasing plan 
should determine what phasing may be required to 
ensure development does not outpace delivery of 
essential network upgrades to accommodate future 
development/s in this catchment. The developer can 
request information on network infrastructure by 
visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development.



On the information available to date we do not envisage 
infrastructure concerns regarding water supply network 
infrastructure in relation to this development/s. It is 
recommended that the Developer and the Local 
Planning Authority liaise with Thames Water at the 
earliest opportunity to advise of the developments 
phasing. Please contact Thames Water Development 
Planning, either by email 
Devcon.team@thameswater.co.uk tel: 02035779998 or 
in writing Thames Water Utilities Ltd, Maple Lodge STW, 
Denham Way, Rickmansworth, Hertfordshire, WD3 9SQ

The scale of development/s in this catchment is likely to 
require upgrades of the water supply network 
infrastructure. It is recommended that the Developer 
and the Local Planning Authority liaise with Thames 
Water at the earliest opportunity to agree a housing 
phasing plan. Failure to liaise with Thames Water will 
increase the risk of planning conditions being sought at 
the application stage to control the phasing of 
development in order to ensure that any necessary 
infrastructure upgrades are delivered ahead of the 
occupation of development. The housing phasing plan 
should determine what phasing may be required to 
ensure development does not outpace delivery of 
essential network upgrades to accommodate future 
development/s in this catchment. The developer can 
request information on network infrastructure by 
visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development.



The scale of development/s in this catchment is likely to 
require upgrades of the water supply network 
infrastructure. It is recommended that the Developer 
and the Local Planning Authority liaise with Thames 
Water at the earliest opportunity to agree a housing 
phasing plan. Failure to liaise with Thames Water will 
increase the risk of planning conditions being sought at 
the application stage to control the phasing of 
development in order to ensure that any necessary 
infrastructure upgrades are delivered ahead of the 
occupation of development. The housing phasing plan 
should determine what phasing may be required to 
ensure development does not outpace delivery of 
essential network upgrades to accommodate future 
development/s in this catchment. The developer can 
request information on network infrastructure by 
visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development.

On the information available to date we do not envisage 
infrastructure concerns regarding water supply network 
infrastructure in relation to this development/s. It is 
recommended that the Developer and the Local 
Planning Authority liaise with Thames Water at the 
earliest opportunity to advise of the developments 
phasing. Please contact Thames Water Development 
Planning, either by email 
Devcon.team@thameswater.co.uk tel: 02035779998 or 
in writing Thames Water Utilities Ltd, Maple Lodge STW, 
Denham Way, Rickmansworth, Hertfordshire, WD3 9SQ



The scale of development/s in this catchment is likely to 
require upgrades of the water supply network 
infrastructure. It is recommended that the Developer 
and the Local Planning Authority liaise with Thames 
Water at the earliest opportunity to agree a housing 
phasing plan. Failure to liaise with Thames Water will 
increase the risk of planning conditions being sought at 
the application stage to control the phasing of 
development in order to ensure that any necessary 
infrastructure upgrades are delivered ahead of the 
occupation of development. The housing phasing plan 
should determine what phasing may be required to 
ensure development does not outpace delivery of 
essential network upgrades to accommodate future 
development/s in this catchment. The developer can 
request information on network infrastructure by 
visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development.

On the information available to date we do not envisage 
infrastructure concerns regarding water supply network 
infrastructure in relation to this development/s. It is 
recommended that the Developer and the Local 
Planning Authority liaise with Thames Water at the 
earliest opportunity to advise of the developments 
phasing. Please contact Thames Water Development 
Planning, either by email 
Devcon.team@thameswater.co.uk tel: 02035779998 or 
in writing Thames Water Utilities Ltd, Maple Lodge STW, 
Denham Way, Rickmansworth, Hertfordshire, WD3 9SQ

On the information available to date we do not envisage 
infrastructure concerns regarding water supply network 
infrastructure in relation to this development/s. It is 
recommended that the Developer and the Local 
Planning Authority liaise with Thames Water at the 
earliest opportunity to advise of the developments 
phasing. Please contact Thames Water Development 
Planning, either by email 
Devcon.team@thameswater.co.uk tel: 02035779998 or 
in writing Thames Water Utilities Ltd, Maple Lodge STW, 
Denham Way, Rickmansworth, Hertfordshire, WD3 9SQ



The scale of development/s in this catchment is likely to 
require upgrades of the water supply network 
infrastructure. It is recommended that the Developer 
and the Local Planning Authority liaise with Thames 
Water at the earliest opportunity to agree a housing 
phasing plan. Failure to liaise with Thames Water will 
increase the risk of planning conditions being sought at 
the application stage to control the phasing of 
development in order to ensure that any necessary 
infrastructure upgrades are delivered ahead of the 
occupation of development. The housing phasing plan 
should determine what phasing may be required to 
ensure development does not outpace delivery of 
essential network upgrades to accommodate future 
development/s in this catchment. The developer can 
request information on network infrastructure by 
visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development.

On the information available to date we do not envisage 
infrastructure concerns regarding water supply network 
infrastructure in relation to this development/s. It is 
recommended that the Developer and the Local 
Planning Authority liaise with Thames Water at the 
earliest opportunity to advise of the developments 
phasing. Please contact Thames Water Development 
Planning, either by email 
Devcon.team@thameswater.co.uk tel: 02035779998 or 
in writing Thames Water Utilities Ltd, Maple Lodge STW, 
Denham Way, Rickmansworth, Hertfordshire, WD3 9SQ



The scale of development/s in this catchment is likely to 
require upgrades of the water supply network 
infrastructure. It is recommended that the Developer 
and the Local Planning Authority liaise with Thames 
Water at the earliest opportunity to agree a housing 
phasing plan. Failure to liaise with Thames Water will 
increase the risk of planning conditions being sought at 
the application stage to control the phasing of 
development in order to ensure that any necessary 
infrastructure upgrades are delivered ahead of the 
occupation of development. The housing phasing plan 
should determine what phasing may be required to 
ensure development does not outpace delivery of 
essential network upgrades to accommodate future 
development/s in this catchment. The developer can 
request information on network infrastructure by 
visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development.

The scale of development/s in this catchment is likely to 
require upgrades of the water supply network 
infrastructure. It is recommended that the Developer 
and the Local Planning Authority liaise with Thames 
Water at the earliest opportunity to agree a housing 
phasing plan. Failure to liaise with Thames Water will 
increase the risk of planning conditions being sought at 
the application stage to control the phasing of 
development in order to ensure that any necessary 
infrastructure upgrades are delivered ahead of the 
occupation of development. The housing phasing plan 
should determine what phasing may be required to 
ensure development does not outpace delivery of 
essential network upgrades to accommodate future 
development/s in this catchment. The developer can 
request information on network infrastructure by 
visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development.



On the information available to date we do not envisage 
infrastructure concerns regarding water supply network 
infrastructure in relation to this development/s. It is 
recommended that the Developer and the Local 
Planning Authority liaise with Thames Water at the 
earliest opportunity to advise of the developments 
phasing. Please contact Thames Water Development 
Planning, either by email 
Devcon.team@thameswater.co.uk tel: 02035779998 or 
in writing Thames Water Utilities Ltd, Maple Lodge STW, 
Denham Way, Rickmansworth, Hertfordshire, WD3 9SQ

On the information available to date we do not envisage 
infrastructure concerns regarding water supply network 
infrastructure in relation to this development/s. It is 
recommended that the Developer and the Local 
Planning Authority liaise with Thames Water at the 
earliest opportunity to advise of the developments 
phasing. Please contact Thames Water Development 
Planning, either by email 
Devcon.team@thameswater.co.uk tel: 02035779998 or 
in writing Thames Water Utilities Ltd, Maple Lodge STW, 
Denham Way, Rickmansworth, Hertfordshire, WD3 9SQ



The scale of development/s in this catchment is likely to 
require upgrades of the water supply network 
infrastructure. It is recommended that the Developer 
and the Local Planning Authority liaise with Thames 
Water at the earliest opportunity to agree a housing 
phasing plan. Failure to liaise with Thames Water will 
increase the risk of planning conditions being sought at 
the application stage to control the phasing of 
development in order to ensure that any necessary 
infrastructure upgrades are delivered ahead of the 
occupation of development. The housing phasing plan 
should determine what phasing may be required to 
ensure development does not outpace delivery of 
essential network upgrades to accommodate future 
development/s in this catchment. The developer can 
request information on network infrastructure by 
visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development.

The scale of development/s in this catchment is likely to 
require upgrades of the water supply network 
infrastructure. It is recommended that the Developer 
and the Local Planning Authority liaise with Thames 
Water at the earliest opportunity to agree a housing 
phasing plan. Failure to liaise with Thames Water will 
increase the risk of planning conditions being sought at 
the application stage to control the phasing of 
development in order to ensure that any necessary 
infrastructure upgrades are delivered ahead of the 
occupation of development. The housing phasing plan 
should determine what phasing may be required to 
ensure development does not outpace delivery of 
essential network upgrades to accommodate future 
development/s in this catchment. The developer can 
request information on network infrastructure by 
visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development.



The scale of development/s in this catchment is likely to 
require upgrades of the water supply network 
infrastructure. It is recommended that the Developer 
and the Local Planning Authority liaise with Thames 
Water at the earliest opportunity to agree a housing 
phasing plan. Failure to liaise with Thames Water will 
increase the risk of planning conditions being sought at 
the application stage to control the phasing of 
development in order to ensure that any necessary 
infrastructure upgrades are delivered ahead of the 
occupation of development. The housing phasing plan 
should determine what phasing may be required to 
ensure development does not outpace delivery of 
essential network upgrades to accommodate future 
development/s in this catchment. The developer can 
request information on network infrastructure by 
visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development.

On the information available to date we do not envisage 
infrastructure concerns regarding water supply network 
infrastructure in relation to this development/s. It is 
recommended that the Developer and the Local 
Planning Authority liaise with Thames Water at the 
earliest opportunity to advise of the developments 
phasing. Please contact Thames Water Development 
Planning, either by email 
Devcon.team@thameswater.co.uk tel: 02035779998 or 
in writing Thames Water Utilities Ltd, Maple Lodge STW, 
Denham Way, Rickmansworth, Hertfordshire, WD3 9SQ



The scale of development/s in this catchment is likely to 
require upgrades of the water supply network 
infrastructure. It is recommended that the Developer 
and the Local Planning Authority liaise with Thames 
Water at the earliest opportunity to agree a housing 
phasing plan. Failure to liaise with Thames Water will 
increase the risk of planning conditions being sought at 
the application stage to control the phasing of 
development in order to ensure that any necessary 
infrastructure upgrades are delivered ahead of the 
occupation of development. The housing phasing plan 
should determine what phasing may be required to 
ensure development does not outpace delivery of 
essential network upgrades to accommodate future 
development/s in this catchment. The developer can 
request information on network infrastructure by 
visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development.

On the information available to date we do not envisage 
infrastructure concerns regarding water supply network 
infrastructure in relation to this development/s. It is 
recommended that the Developer and the Local 
Planning Authority liaise with Thames Water at the 
earliest opportunity to advise of the developments 
phasing. Please contact Thames Water Development 
Planning, either by email 
Devcon.team@thameswater.co.uk tel: 02035779998 or 
in writing Thames Water Utilities Ltd, Maple Lodge STW, 
Denham Way, Rickmansworth, Hertfordshire, WD3 9SQ



Waste Response Additional Comments

On the information available to date we do not 
envisage infrastructure concerns regarding wastewater 
network or wastewater treatment infrastructure 
capability in relation to this site/s. It is recommended 
that the Developer and the Local Planning Authority 
liaise with Thames Water at the earliest opportunity to 
advise of the developments phasing. Please contact 
Thames Water Development Planning, either by email 
Devcon.team@thameswater.co.uk tel: 02035779998 
or in writing Thames Water Utilities Ltd, Maple Lodge 
STW, Denham Way, Rickmansworth, Hertfordshire, 
WD3 9SQ

These comments are based on foul 
flows connecting to the public sewer 
by gravity (not pumped) and no 
surface water flows being discharged 
to the public sewer.

The scale of development/s is likely to require 
upgrades to both the wastewater network and sewage 
treatment infrastructure. It is recommended that the 
Developer and the Local Planning Authority liaise with 
Thames Water at the earliest opportunity to agree a 
housing and infrastructure phasing plan. The plan 
should determine the magnitude of spare capacity 
currently available within the network and what 
phasing may be required to ensure development does 
not outpace delivery of essential network upgrades to 
accommodate future development/s. Failure to liaise 
with Thames Water will increase the risk of planning 
conditions being sought at the application stage to 
control the phasing of development in order to ensure 
that any necessary infrastructure upgrades are 
delivered ahead of the occupation of development. 
The developer can request information on the network 
and treatment infrastructure by visiting the Thames 
Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development. Planning, either 
by email Devcon.team@thameswater.co.uk tel: 
02035779998 or in writing Thames Water Utilities Ltd, 
Maple Lodge STW, Denham Way, Rickmansworth, 
Hertfordshire, WD3 9SQ

These comments are based on foul 
flows connecting to the public sewer 
by gravity (not pumped) and no 
surface water flows being discharged 
to the public sewer.



The scale of development/s is likely to require 
upgrades to both the wastewater network and sewage 
treatment infrastructure. It is recommended that the 
Developer and the Local Planning Authority liaise with 
Thames Water at the earliest opportunity to agree a 
housing and infrastructure phasing plan. The plan 
should determine the magnitude of spare capacity 
currently available within the network and what 
phasing may be required to ensure development does 
not outpace delivery of essential network upgrades to 
accommodate future development/s. Failure to liaise 
with Thames Water will increase the risk of planning 
conditions being sought at the application stage to 
control the phasing of development in order to ensure 
that any necessary infrastructure upgrades are 
delivered ahead of the occupation of development. 
The developer can request information on the network 
and treatment infrastructure by visiting the Thames 
Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development. Planning, either 
by email Devcon.team@thameswater.co.uk tel: 
02035779998 or in writing Thames Water Utilities Ltd, 
Maple Lodge STW, Denham Way, Rickmansworth, 
Hertfordshire, WD3 9SQ

These comments are based on foul 
flows connecting to the public sewer 
by gravity (not pumped) and no 
surface water flows being discharged 
to the public sewer.

On the information available to date we do not 
envisage infrastructure concerns regarding wastewater 
network or wastewater treatment infrastructure 
capability in relation to this site/s. It is recommended 
that the Developer and the Local Planning Authority 
liaise with Thames Water at the earliest opportunity to 
advise of the developments phasing. Please contact 
Thames Water Development Planning, either by email 
Devcon.team@thameswater.co.uk tel: 02035779998 
or in writing Thames Water Utilities Ltd, Maple Lodge 
STW, Denham Way, Rickmansworth, Hertfordshire, 
WD3 9SQ

These comments are based on foul 
flows connecting to the public sewer 
by gravity (not pumped) and no 
surface water flows being discharged 
to the public sewer.



On the information available to date we do not 
envisage infrastructure concerns regarding wastewater 
network or wastewater treatment infrastructure 
capability in relation to this site/s. It is recommended 
that the Developer and the Local Planning Authority 
liaise with Thames Water at the earliest opportunity to 
advise of the developments phasing. Please contact 
Thames Water Development Planning, either by email 
Devcon.team@thameswater.co.uk tel: 02035779998 
or in writing Thames Water Utilities Ltd, Maple Lodge 
STW, Denham Way, Rickmansworth, Hertfordshire, 
WD3 9SQ

These comments are based on foul 
flows connecting to the public sewer 
by gravity (not pumped) and no 
surface water flows being discharged 
to the public sewer.

On the information available to date we do not 
envisage infrastructure concerns regarding wastewater 
network or wastewater treatment infrastructure 
capability in relation to this site/s. It is recommended 
that the Developer and the Local Planning Authority 
liaise with Thames Water at the earliest opportunity to 
advise of the developments phasing. Please contact 
Thames Water Development Planning, either by email 
Devcon.team@thameswater.co.uk tel: 02035779998 
or in writing Thames Water Utilities Ltd, Maple Lodge 
STW, Denham Way, Rickmansworth, Hertfordshire, 
WD3 9SQ

These comments are based on foul 
flows connecting to the public sewer 
by gravity (not pumped) and no 
surface water flows being discharged 
to the public sewer.



The scale of development/s is likely to require 
upgrades to both the wastewater network and sewage 
treatment infrastructure. It is recommended that the 
Developer and the Local Planning Authority liaise with 
Thames Water at the earliest opportunity to agree a 
housing and infrastructure phasing plan. The plan 
should determine the magnitude of spare capacity 
currently available within the network and what 
phasing may be required to ensure development does 
not outpace delivery of essential network upgrades to 
accommodate future development/s. Failure to liaise 
with Thames Water will increase the risk of planning 
conditions being sought at the application stage to 
control the phasing of development in order to ensure 
that any necessary infrastructure upgrades are 
delivered ahead of the occupation of development. 
The developer can request information on the network 
and treatment infrastructure by visiting the Thames 
Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development. Planning, either 
by email Devcon.team@thameswater.co.uk tel: 
02035779998 or in writing Thames Water Utilities Ltd, 
Maple Lodge STW, Denham Way, Rickmansworth, 
Hertfordshire, WD3 9SQ

These comments are based on foul 
flows connecting to the public sewer 
by gravity (not pumped) and no 
surface water flows being discharged 
to the public sewer.



The scale of development/s is likely to require 
upgrades to both the wastewater network and sewage 
treatment infrastructure. It is recommended that the 
Developer and the Local Planning Authority liaise with 
Thames Water at the earliest opportunity to agree a 
housing and infrastructure phasing plan. The plan 
should determine the magnitude of spare capacity 
currently available within the network and what 
phasing may be required to ensure development does 
not outpace delivery of essential network upgrades to 
accommodate future development/s. Failure to liaise 
with Thames Water will increase the risk of planning 
conditions being sought at the application stage to 
control the phasing of development in order to ensure 
that any necessary infrastructure upgrades are 
delivered ahead of the occupation of development. 
The developer can request information on the network 
and treatment infrastructure by visiting the Thames 
Water website 
https://developers.thameswater.co.uk/Developing-a-
large-site/Planning-your-development. Planning, either 
by email Devcon.team@thameswater.co.uk tel: 
02035779998 or in writing Thames Water Utilities Ltd, 
Maple Lodge STW, Denham Way, Rickmansworth, 
Hertfordshire, WD3 9SQ

These comments are based on foul 
flows connecting to the public sewer 
by gravity (not pumped) and no 
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If this site in total is to produce 2500 
homes, our comments remain the 
same. 
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PFC Calc for proposed development 
advises Low to No Risk. Pipe Capacity 
Calc = 7.6 % based on connection to 
150mm dia FW Sewer located in 
Churn Road. GM 14/02/2023
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