
Application 
Number 

Expiry Date Parish Ward 

192906 11 March 2020 St.Nicholas Hurst Hurst; 

 

Applicant Lavell's Wetland Trust 

Site Address Former Lea Farm Gravel Pit, Lodge Road, Hurst, RG10 0SS 

Proposal Full application for the proposed extension of existing reedbeds 
and creation of marshland to form a high value wetland habitat. 

Type Full 

PS Category 6 

Officer Graham Vaughan 

Reason for 
determination by 
committee 

Major application 

 

FOR CONSIDERATION BY Planning Committee on Wednesday, 12 February 2020 

REPORT PREPARED BY Assistant Director – Place 

 

SUMMARY 

The site comprises of a lake and immediate surroundings which was formed as part of 
restoration works following gravel extraction. It is located within the parish of Hurst 
adjacent to the River Loddon and Dinton Country Park. Whilst the site is a Local Wildlife 
Site and already benefits from good biodiversity, an opportunity has arisen to improve 
this by re-profiling the lake to provide a reed bed and marshland.  
 
In planning terms the site is in countryside however it is considered the scheme is 
acceptable in principle as it would accord with the exception criteria for development in 
these areas. Whilst there would be minor changes to the land, the impact on the character 
of the area is considered minimal. No harm would occur with regard to residential amenity, 
highway movements, flooding or drainage. In terms of tree impacts, some removal would 
be required but this is considered to be outweighed by the significant ecological benefits 
the scheme would bring. More specifically, the creation of two habitats would greatly 
improve the biodiversity of the area and help support wildlife that resulted in the site being 
designated a Local Wildlife Site as well as some rarer species.  
 
No objections have been received from consultees including Natural England and the 
Environment Agency who have already issued a permit for the works to take place. Given 
this, the scheme is considered to accord with local and national planning policy and is 
recommended for approval.  

 

PLANNING STATUS 

Badger Sett Consultation Zones 
Ancient Woodlands 
Contaminated Land Consultation Zone 
Flood Zones 2 and 3 
Green Routes and Riverside Paths 
Heathrow Aerodrome Consultation Zone 
Archaeological Sites 
Scale and Location of Development Proposals 
Ground Water Zones 
Local Wildlife Site 
Public Open Space 
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Replacement Mineral Local Plan 
Water Vole Buffer Zones 
Landfill Gas Consultation Zone 
Site of Special Scientific Interest 
Landscape Character Assessment Area 
Complete PRoW 
SSSI Impact Risk Zones 
PRoW Within WB Consultation Zone 
Green Routes and Riverside Paths Consultation Zone 
Main Rivers DRN Consultation Zone 
Ordinary Watercourses Consultation Zone 
Ancient Woodland Consultation Zone 
Local Wildlife Sites Consultation Zone 
Local Nature Reserves Consultation Zone 
Archaeological Sites Consultation Zone 

 

RECOMMENDATION 

That the committee authorise the GRANT OF PLANNING PERMISSION subject to 
the following:  
 
A. Conditions and informatives: 
1.  Timescale - The development hereby permitted shall be begun before the expiration 
of three years from the date of this permission.  
Reason: In pursuance of s.91 of the Town and Country Planning Act 1990 (as amended 
by s.51 of the Planning and Compulsory Purchase Act 2004).  

2.  Approved details - This permission is in respect of the submitted application plans and 
drawings numbered 'P19-1074_01 Rev B', 'P19- 1074_02 Rev D', 'P19-1074_03 Rev D' 
and 'P19-1074_03 Rev C' received by the local planning authority on 11 December 2019. 
The development shall be carried out in accordance with the approved details unless 
other minor variations are agreed in writing after the date of this permission and before 
implementation with the Local Planning Authority.  
Reason: For the avoidance of doubt and to ensure that the development is carried out in 
accordance with the application form and associated details hereby approved.  

3.  Construction Environmental Management Plan - Construction work of the development 
hereby permitted shall not begin until a Construction Environmental Management Plan 
(CEMP) which will detail the measures to be implemented to protect site workers, site 
users, ecology and the environment has been submitted to and approved in writing by 
the local planning authority. The development shall be implemented thereafter in 
accordance with the approved CEMP. The CEMP shall include the following matters:  
a) Loading and unloading of plant and materials; 
b) the parking of vehicles of site operatives and visitors; 
c) Details of how the site will be accessed and the route to the main highway; 
d) Storage of plant and materials; 
e) Relevant ecological mitigation measures for badger, reptiles, breeding birds, and 
invertebrates, along with integration of any licence requirements for bats and amphibians; 
f) Details of measures to prevent mud on the road from vehicles leaving the site during 
construction; 
g) Lighting on site during construction. 
h) Details of how Trust Members will be able to access the lake and its surroundings 
during construction 
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Reason: To ensure protection of the local environment and biodiversity during 
construction. Relevant policy: Core Strategy policies CP1 and CP3 

 

PLANNING HISTORY 

Application Number Proposal Decision 

26164 Extraction of sand and gravel and restoration to 
agriculture with imported waste materials at 
Whistley Court Farm, Whistley Green, Hurst 

Conditional 
approval 2 
June 1982 

 

CONSULTATION RESPONSES 

Berks, Bucks and Oxon Wildlife Trust  No comments received 
Berkshire Archaeology No objection 
Binfield Badgers Group No comments received 
Open Spaces Society No comments received 
Natural England No objection 
Ramblers Association No comments received 
The Environment Agency No objection 
WBC Drainage No objection 
WBC Ecology  No objection subject to condition 
WBC Green Infrastructure No comments received 
WBC Highways No objection 
WBC Public Rights of Way No objection 
WBC Tree & Landscape No objection 
WBC Sports Development (Places and 
Neighbourhoods) 

No comments received 

 

REPRESENTATIONS 

Town/Parish Council: No objection 
 
Local Members: No comments received 
 
Neighbours: One letter of support received with regard to: 

 Improvement of biodiversity in the area 

 

APPLICANTS POINTS 

 Ecological benefits of scheme through new habitats for multiple species 

 Environment Agency already granted a permit for the scheme 

 Proposal clearly complies with planning policies including paragraph 175 of the NPPF 

 

PLANNING POLICY 

National Policy NPPF National Planning Policy Framework 

Adopted Core Strategy DPD 2010 CP1 Sustainable Development 

 CP3 General Principles for Development 

 CP6  Managing Travel Demand 

 CP7 Biodiversity 

 CP9  Scale and Location of Development 
Proposals 

 CP11 Proposals outside development limits 
(including countryside) 
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Adopted Managing Development 
Delivery Local Plan 2014 

CC01 Presumption in Favour of Sustainable 
Development 

 CC02 Development Limits 

 CC03 Green Infrastructure, Trees and 
Landscaping 

 CC09 Development and Flood Risk (from all 
sources) 

 CC10 Sustainable Drainage 

 TB21 Landscape Character 

 TB23 Biodiversity and Development 

 TB25 Archaeology 

Supplementary Planning 
Documents      (SPD) 

BDG Borough Design Guide – Section 4 

 PDS A Design for Hurst – Parish Design 
Statement 

 

PLANNING ISSUES 

Description of Development: 
1. Lea Farm is an old gravel extraction and landfill site on which operations finished in 

2005. The area now consists of a lake with surrounding grass and woodland and this 
has been managed by Lavell’s Wetland Trust as a nature reserve since then. As part 
of this management, an opportunity has arisen to enhance the existing lake in terms 
of the biodiversity it can support. 
 

2. The application is for the re-profiling of the lake to provide new habitat; specifically a 
reed bed and marshland. The reed bed would be 1.1 hectares in size (additional to 
the existing 0.1 hectare strip) in two sections on the North side of the lake. This will 
be achieved by lowering the level of the spoil, which is a mixture of sand, clay and 
gravel by 1-1.5 metres, using the spoil to create areas of shallows and planting the 
area with Phragmites. The marshland would be 1.4 hectares of open wetland 
comprising of shallow ponds, rushes and grasses on the north east section of the site. 
This would be achieved by lowering the level of existing grassland around the water’s 
edge.  

 
3. Other works include the provision of a stock-proof fence along the eastern boundary 

of the site to enable management of the marsh area and the formation of a footpath 
linking the existing footpath to a farm track.  

 
Principle of Development: 
4. The National Planning Policy Framework has an underlying presumption in favour of 

sustainable development which is carried through to the local Development Plan. The 
Managing Development Delivery Local Plan (MDD) Policy CC01 states that planning 
applications that accord with the policies in the Development Plan for Wokingham 
Borough will be approved without delay, unless material considerations indicate 
otherwise. 

 
5. Policy CP9 of the Core Strategy identifies a settlement hierarchy relating to major, 

modest and limited development locations. It also sets out that development 
proposals within these limits will be acceptable in principle. Policy CC02 of the MDD 
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updates the development limits taking into account the Strategic Development 
Locations, as set out in policies CP18 – 21 of the CS, and allocated sites as set out 
in chapter 4 of the MDD. It maintains that development proposals within these defined 
limits will be acceptable in principle.  

 
6. The site is not within these limits and therefore must be assessed against policy CP11 

of the Core Strategy. This policy aims to protect the separate identity of settlements 
and maintain the quality of the environment by restricting development subject to 
certain exceptions. Specifically, the policy states proposals should contribute towards 
recreation and enjoyment of the countryside; not lead to excessive encroachment or 
expansion of development away from original buildings; and, be within suitably 
contained buildings which are appropriate for conversion. 

 
7. With regard to the first criteria, the scheme would result in enhanced biodiversity in 

the area through the increased amount and quality of habitats. This would directly 
benefit those viewing wildlife (e.g. through the use of the bird hide managed by 
Lavell’s Wildlife Trust) and, as such, it is considered this accords with the policy. In 
terms of the second criteria, whilst the re-profiling of the land is considered 
development in planning terms, it would not result in built form being present and the 
fencing would be of a minor scale and appropriate to the rural location. As such, it is 
considered no conflict with the policy arises. Finally, the proposal is not for the 
conversion of a building and therefore the third aspect is not considered applicable. 
Given the above, the scheme is considered to be acceptable in principle as it accords 
with policy CP11.   

 
Character of the Area: 
8. The area is rural in character and appearance and dominated by wooded areas, large 

lakes and open fields. It is noted that to the east of the site is a landfill area where the 
gas valves are visible and indeed to the west of the site the Sandford Farm residential 
development is taking place. Nonetheless at, and immediately around the site, there 
is very little built form visible.  
 

9. The proposal is for the re-profiling of the existing lake to create reed beds and 
marshland as new habitat for local wildlife. Additionally, a new public footpath would 
be created enabling access along the northern section of the lake. The alterations to 
the lake would result in the ground level rising in some areas but being lowered in 
others. This is not considered to be significant given the fact the land levels change 
subtly over the wider area. In any case, much of the land changes would be under 
the water level and therefore not easily noticeable.  

 
10. Ultimately it is considered that the land level changes are not significant in the context 

of the site surroundings the establishment of greater wildlife habitat would not alter 
the character of the area. In this respect, no conflict with policy CP1 or CP3 arises.  

 
Residential Amenities: 
11. The site is approximately 80 metres from any residential development with the River 

Loddon and established vegetation between. As such no harmful impact occurs and 
no conflict with policy CP3 of the Core Strategy arises.  

 
Access and Movement: 
12. The site is not accessible to the public by car which requires users of the land to park 

mostly on Sandford Lane. Specifically, this is only available to members of the Lavell’s 
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Wetland Trust and the site is accessed by a secure gate. On this basis, whilst it is 
noted that Sandford Lane experiences flooding and is not a main road, it is considered 
the use of the site would not generate a high amount of traffic or indeed parking 
demand. Furthermore, the changes to the lake to create new habitats is also not 
considered to generate additional trips. Therefore the scheme is not required to 
provide any parking provision and is considered in accordance with policy CP6 of the 
Core Strategy as it would not lead to highway safety implications.   
 

13. With regard to carrying out the works, it is noted that machinery is proposed to be 
used and this would likely require access to Lodge Road. The applicant has confirmed 
that they have access from Lodge Road and therefore no objection in principle is 
raised with regard to this.  

 
Flooding and Drainage: 
14. Whilst the site experiences flooding due to being within flood zones 2 and 3, the 

alterations to the lake would actually increase the amount of flood storage capacity in 
the area. As such, neither the Council’s drainage officer nor the Environment Agency 
have objected to the proposal and do not raise any requirements for conditions. The 
proposed changes are not considered to detrimentally impact drainage in the area 
and therefore no conflict with policies CC09 or CC10 of the MDD Local Plan arises. 

 
Landscape and Trees: 
15. The works to the lake would require the removal of some vegetation. This comprises 

primarily of scrub vegetation but there are goat willow and white poplar trees have 
seeded on the lake banks. Although typically the loss of vegetation is not considered 
beneficial it must be considered against the wider benefits of the scheme. Specifically 
the ecological enhancements that would arise and indeed the establishment of other 
habitats beyond what is currently provided through the existing trees. As a result of 
this, the Tree and Landscape Officer does not object to the proposal and no conflict 
with policy CC03 of the MDD Local Plan arises.  

 
Environmental Health: 
16. Despite the location adjacent to a landfill area and the former gravel works to the site, 

no objection is raised in environmental health terms. The site is clearly established in 
ecological terms and the changes proposed would only enhance this. Therefore, no 
conflict with policy CP1 of the Core Strategy arises.  

 
Ecology: 
17. The primary aim of the proposal is to increase the biodiversity of the area and this 

would be achieved by the creation of the reed bed and marshland. Currently, the lake 
has a steep profile along the northern section which limits littoral and aquatic 
vegetation and therefore the scheme would improve this situation. The applicant has 
carried out a survey of the site noting the habitats and species present.  
 

18. In terms of wildlife, the enlarged reed bed area would provide habitat for additional 
birds and other vertebrates and invertebrates. The enhanced marsh area would 
provide more habitat for breeding and wintering wading birds and wildfowl. This would 
include species of bird for which the site was designated as a Local Wildlife Site as 
well as some rarer species. The reed bed would also contribute to the Biodiversity 
Action Plan for Wokingham which is considered beneficial in planning as well as 
ecological terms.  
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19. The survey carried out by the applicant also highlights that the loss of grassland as a 
result of the works would not be harmful overall as any species supported by the 
grassland are present elsewhere around the lake. Furthermore, the changes would 
provide a greater biodiversity across the site which is considered to be a substantial 
benefit in planning terms. The Ecology Officer has considered the application 
submissions and does not object to the proposal. They do however consider a 
Construction Environmental Management Plan would be appropriate to ensure the 
protection of priority species during this stage.  

 
20. Given the above, no objection is raised from the Council’s Ecology Officer, Natural 

England or the Environment Agency. Additionally, it should be noted the Environment 
Agency have issued a permit for the work to be carried out. On this basis, subject to 
conditions, no conflict with policy CP7 of the Core Strategy or TB23 of the MDD Local 
Plan arises.  

 
Public Rights of Way: 
21. The scheme would not detrimentally impact on any Public Rights of Way as this would 

remain available along the River Loddon. The provision of a new footpath around the 
northern section of the lake would be beneficial to users of the land and potentially, 
in the future, could help with the Public Rights of Way Improvement Plan 2009 which 
included provision linking the River Loddon to Lodge Road. As such, no objection is 
raised by the Public Rights of Way Officer.   
 

Archaeology: 
22. The Council’s archaeology consultant has stated that any archaeological 

investigation was carried out prior to the gravel workings. Therefore there is no 
harmful impact on archaeological remains and no conflict with policy TB25 of the 
MDD Local Plan arises.  

 
Community Infrastructure Levy (CIL): 
23. As the scheme is not for residential or retail development, it is not considered to be 

CIL liable.  

 

The Public Sector Equality Duty (Equality Act 2010) 

In determining this application the Council is required to have due regard to its obligations 
under the Equality Act 2010. The key equalities protected characteristics include age, 
disability, gender, gender reassignment, marriage and civil partnership, pregnancy and 
maternity, race, religion or belief. There is no indication or evidence (including from 
consultation on the application) that the protected groups identified by the Act have or will 
have different needs, experiences, issues and priorities in relation to this particular 
planning application and there would be no significant adverse impacts upon protected 
groups as a result of the development. 

 

CONCLUSION 

The scheme is acceptable in principle as it would be for ecological enhancement work in 
a rural area. No harmful impact is considered to occur in terms of character of the area, 
residential amenity, highway safety or flooding and drainage. Whilst there would be a 
minor loss of current trees on the site and some habitat, this would be replaced by habitat 
of much greater value and would include supporting rarer species. Given this, it is 
considered that subject to conditions, the scheme accords with national and local 
planning policy.    

 

167



This page is intentionally left blank


	86. Application No.192906 - Former Lea Farm Gravel Pit, Lodge Road, Hurst

