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Site Assessment and Planning Practice Guidance
This study does not seek to rank sites or duplicate the SA/SEA exercise. The
assessments comprise a view of the physical characteristics of each site and
their context as matters of observable fact and as part of the assessment of
site suitability, availability and achievability. In this regard, the approach
shares some similarities with the methodology for housing and economic land
availability assessments (HELAA).
Planning practice guidance relating to HELAA (ID:3-004) states that:
“Designated neighbourhood forums and parish/town councils may use the
methodology to assess sites but any assessment should be proportionate.
Neighbourhood forums and parish councils may also refer to existing site
assessments prepared by the local planning authority as a starting point
when identifying sites to allocate within a neighbourhood plan.”
The approach taken to site assessment gives greater weight to the role of
spatial planning which is possible and of greater value when operating at the
smaller geographic scale of a neighbourhood plan.
Where a site is a potential candidate for development after taking planning
considerations and alignment with the spatial strategy / strategic policy into
account, a further level of detailed investigation has been undertaken in line
with paragraph 15 of the Planning Practice Guidance which states:
“Site surveys should be proportionate to the detail required for a robust
appraisal. For example, the assessment will need to be more detailed where
sites are considered to be realistic candidates for development.”
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Part A - Summary Assessments
Set out in Table A is a summary of the site assessment work, phrased as the
‘pros’ and ‘cons’ of each site. The sites identified are coded alphabetically A
to Y and shown on Plan A. An additional site (Site Y, Land at North Lodge
Farm, Hayley Green) was included in the BFC SHELAA published in November
2016 (WAR11) and this site has been added to the assessment.
Sites which accord with the spatial strategy and are considered to be
strategic policy compliant are taken forward to detailed assessment and are
shaded green (see Part B). The SHELAA reference is included in brackets
where applicable.

Y

Plan A – Identified sites
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Table A: Summary Assessments of Sites
Site

A

Site Location &
Spatial Option
(SHELAA ref)
Land East of
Binfield Road/
Temple Park
Roundabout
(WAR4 to south)

Pros

Cons

Access from the B3108,
Binfield Road/Temple
Park Roundabout.
Close to proposed Blue
Mountain Learning
Village.

Residential properties in northern part
of site set in large plots. East of site
open to clear views / area of local
landscape importance. Remnants of
Ancient Woodland and part flood
zone. Setting of listed building. Part
Agricultural land, could be grade 3a.
Could compromise SA9 proposals.
Land outside defined settlement.
Distant from services.

Spatial Option:
Inconsistent with
spatial strategy

B

Corner of Forest
Road/Binfield
Road
Spatial Option:
Inconsistent with
spatial strategy

C

Forest Road/
Hazelwood
Lane

Access from the B3108,
Binfield Road.
Close to proposed Blue
Mountain Learning
Village

Access from Forest Road
Close to proposed Blue
Mountain Learning
Village

Spatial Option:
Inconsistent with
spatial strategy
D

Warfield Street/
Osbourne Lane
Spatial Option:
Newell Green.

E

Warfield
Street/Priory
Lane (WAR 8)
Spatial Option:
Warfield Street

16/00997/OUT – 80 bed care home
and 5 dwellings. Refused April 2017
East of site open to clear views. Area
of local landscape importance.
Setting of listed building. Remote
from settlement boundary. Could
compromise SA9 proposals.
Distant from services
Landowner withdrew site
Access onto Forest Road could be
difficult (highway safety). Hazelwood
Lane narrow. Countryside location
with open fields rising east from
Hazelwood Lane. Remote from
settlement and distant from services
and facilities.

Access from Forest Road.
Land provides physical
separation between
settlements. Distance to
community hub
proposed in SA9

Access via Osbourne Lane is limited
(narrow). Significant loss of trees.
Within setting of St Michael’s Grange
(Grade II) and Newell Hall (Grade II)
with consequent heritage impact
and would limit the number of
dwellings that could be considered.
Land outside settlement boundary.
Risk merging of settlements and loss
of settlement identity.

Land provides physical
separation between
settlements. Distance to
community hub
proposed in SA9

No obvious access. Heritage a
significant constraint as land
between Newell Hall (Grade II) and
Cuckoo Cottage (Grade II) would
limit the number of dwellings that
could be considered. Significant loss
of trees. Land outside settlement
boundary. Risk of settlements
merging and loss of settlement
identity.
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F

North of Three
Legged Cross.
Scotland Farm
(part of WAR6)

Access onto
Maidenhead Road.
Proximity to new facilities
at Warfield?

Open fields rising from Maidenhead
Road (Warfield Open Clay
Farmlands). Long distant views to
south. Could compromise larger
scale proposals coming forward
through the Local Plan.
Development of open fields could
change Newell Green character
and settlement identity. Land outside
settlement boundary and physically
separated from the village by The
Cut.

Proximity to new facilities
at Warfield

Limited access from Newhurst
Gardens and Gibbons Lane
The Local Landscape Appraisal
recommends that the existing open
character to the north of the
Warfield Street is maintained to
prevent “encirclement” given the
scale of development proposed to
the south of the village.
Green Belt.
Not strategic policy complaint (CS9)
and inconsistent with spatial strategy.
(Refer Part C)

Spatial Option:
Newell Green

G

North of
Newhurst
Gardens.
(WAR9&10)
Spatial Option:
Warfield Street

H

I

J

Wane Bridge,
Malt Hill
Spatial Option:
Inconsistent with
spatial strategy
Meadowbrook,
Malt Hill
Spatial Option:
Inconsistent with
spatial strategy
Brookfield Farm
(WAR12)
Spatial Option:
Hayley Green

K

L

M

Sunset Farm,
Hayley Green/
Bracknell Road
(WAR13)
Land south of
Bracknell Road
(WAR 13, 14, 15)

Land north of
Forest Road

Green Belt.
Not strategic policy complaint (CS9)
and inconsistent with spatial strategy.
(Refer Part C)

Access from Bracknell
Road.
Facilities at Whitegrove
Land provides physical
separation between
settlements.

Land extends ribbon village beyond
settlement boundary. Within Bull
Brook gap which may result in
coalescence with SA9 / Warfield
Street and result in loss of settlement
identity.

Access onto Hayley
Green or Bracknell Road
Facilities at Whitegrove
Forms a cluster with L & M
Access onto Bracknell
Road
Facilities at Whitegrove
Forms a cluster with K &
M
Access onto Forest Road
or Cricketers Lane
Facilities at Whitegrove
Forms a cluster with K & L

Land extends village beyond
settlement boundary to the north
towards open countryside.
Land extends village beyond
settlement boundary to the north
towards open countryside.
Surface water drainage issues will
need to be investigated.
Land extends village beyond
settlement boundary but contained
within Cricketer’s Lane.
Need to protect boundary trees and
woodland screening to the west of
the site
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N

Brockdale
Cottage

O

Land south of
Church Lane /
Malt Hill

P

Q

R

Access to Cricketers
Lane / Forest Road

Land entirely wooded and protected
by TPO, safeguarding the tree group
as a whole. Land outside settlement
boundary and in gap between
Hayley Green and Winkfield Row.
Green Belt.
Not strategic policy complaint (CS9)
and inconsistent with spatial strategy.
(Refer Part C)

Spatial Option:
Inconsistent with
spatial strategy
Moss End
Garden Centre

Green Belt.
Not strategic policy complaint (CS9)
and inconsistent with spatial strategy.
(Refer Part C)

Spatial Option:
Inconsistent with
spatial strategy
Former Moss End
Plant and
Storage
Distribution
Centre, Bowyers
Lane

Green Belt.
Not strategic policy complaint (CS9)
and inconsistent with spatial strategy.
(Refer Part C)
13/00578/FUL – 3 x 5 bed, 5 x 4 Bed.
Appeal Dismissed Feb 2014

Spatial Option:
Inconsistent with
spatial strategy
Land east of
Maidenhead
Road, Moss End
(Part of WAR3)

Green Belt.
Not strategic policy complaint (CS9)
and inconsistent with spatial strategy.
(Refer Part C)

Spatial Option:
Inconsistent with
spatial strategy
S

Land at
Tickleback Row,
Jeallot’s Hill

Green Belt.
Not strategic policy complaint (CS9)
and inconsistent with spatial strategy.
(Refer Part C)

Spatial Option:
Inconsistent with
spatial strategy
T

Land between
Maidenhead
Road and
Syngenta (Adj.
WAR3)

Access onto the
Maidenhead Road
Proximity to employment
at Syngenta

Green Belt.
Not strategic policy complaint (CS9)
and inconsistent with spatial strategy.
(Refer Part C)

Spatial Option:
Inconsistent with
spatial strategy
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U

V

Wi

Land at Garsons
Lane / Kingscroft
Road, Nuptown
Spatial Option:
Inconsistent with
spatial strategy
Land off
Windmill Hill
track, Brockhill
Spatial Option:
Inconsistent with
spatial strategy
Land at Forest
Farm
(WAR18)
Spatial Option:
Hayley Green

Wii

Green Belt.
Not strategic policy complaint (CS9)
and inconsistent with spatial strategy.
(Refer Part C)

Land at
Woodlawns
(WAR19)
Spatial Option:
Hayley Green

X

Land north of
Buckle Lane

Y

North Lodge
Farm (WAR11)
Spatial Option:
Hayley Green

Green Belt.
Not strategic policy complaint (CS9)
and inconsistent with spatial strategy.
(Refer Part C)

Although predominately
greenfield contains
existing residential use
Land provides physical
separation between
settlements.
Facilities at Whitegrove

Land extends ribbon village beyond
settlement boundary. The Local
Landscape Appraisal recommends a
local gap intended to prevent
coalescence with Winkfield Row (see
also EN10ii) which could result in loss
of settlement identity and
coalescence with Winkfield Row
(Carnation Drive) .

Although predominately
greenfield contains
existing residential use.
Land provides physical
separation between
settlements.
Facilities at Whitegrove

Land extends ribbon village beyond
settlement boundary. The Local
Landscape Appraisal recommends a
local gap to prevent coalescence
with Winkfield Row (see also EN10ii)
and could result in loss of settlement
identity and coalescence with
Winkfield Row (Carnation Drive) .
Green Belt.
Not strategic policy complaint (CS9)
and inconsistent with spatial strategy.
(Refer Part C)

Although predominately
greenfield has existing
residential and
employment use.
Land provides physical
separation between
settlements.
Facilities at Whitegrove

Forest Road provides wooded
gateway. Land extends ribbon
village beyond settlement boundary.
The Local Landscape Appraisal
recommends a local gap to include
Bull Brook to prevent loss of
settlement identity. Potential for
coalescence (collectively with Site J)
of Hayley Green with SA9 Area
3/Warfield Street.

Note:
Land south of Forest Road and East of Binfield Road (WAR5) has not been
assessed as it is inconsistent with the neighbourhood plan spatial strategy and
falls within the boundary of the SA9 strategic allocation.

Warfield NP Site Assessment and Capacity Study (Annex A)

7

Part B - DETAILED SITE ASSESSMENTS
This section excludes sites that are not strategic policy compliant or are contrary to a
range of other national and adopted Core Strategy and saved policies of the
development plan.
The detailed assessments do not seek to specifically rank sites or duplicate the SEA
exercise. It has been assumed that all site promoted in the BFC SHELAA (Nov 2016)
are available.
All areas and boundaries are approximations only and are there to give an
indication of the location and size of the site.
Key to Maps
•
•
•
•
•
•
•
•
•
•

Red line – Site boundary / Gross site area
Yellow line – Net developable area boundary
Blue shading – Flood Zone 2 & 3
Purple shading – Potential Minerals
Light Green shading – Existing structural landscaping
Dark Green shading – 10m offset Landscape buffer
Green hatching – Tree Preservation Orders
Yellow circles – Existing mature trees (not TPO)
White Circle – overhead power lines
White arrows – site access options
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Site F: North of 3 Legged Cross A3095 (Part Scotland Farm)

Details
Gross Area:
Net Area:

5.84 Ha
4.11 Ha

Capacity:
SHELAA:

123
Part WAR6 (SHLAA 128)

Site description: Greenfield pasture/paddock land east of Maidenhead Road and
south of Westhatch Lane, rural in character.
Location: Countryside location detached from the defined settlement boundary of
Newell Green by the ‘Cut’ watercourse.
Suitability
Criteria
Access

Notes
Road access leads off from the A3095 Maidenhead Road to the
west of site. Westhatch lane also lies on the Northern edge
boundary
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Proximity to
services

Newell Green offers few services and facilities. Located within the
Warfield/Whitegrove Primary School Catchment.

Landscape /
topography

Lies within Binfield and Warfield Clay Farmland Character Area
(C1) consisting of attractive open farmland immediately to the
north of Newell Green
The land plays an important role as a rural setting to Newell Green
and lies beyond a natural boundary to development formed by
‘The Cut’.
The site was included in the Kirkham Landscape Capacity Study
2010 which assessed the area has having low landscape capacity.
Grade 3 Agricultural Land, some of which maybe Grade 3a
Roughly 10 metre fall throughout the site from NE to S with
overhead pylons within the south of site

Biodiversity/
Trees

Thick tree buffer to the West separating the site from the main
road. Perimeter of trees surround the site boundary except on the
east side which lies open overlooking onto a farm track leading to
some farm buildings, a 10metre tree offset has been provided to
the east side.
Tree belt running through middle of site, splitting net areas into two
parcels

Heritage

Warfield Hall and Lodge (Grade II) in proximity to the west.

Flooding

The ‘Cut’ river corridor runs along south of site, southern tip of site
within Flood zone 2/3
Poor surface water permeability due to underlying clay beds
Land outside the defined settlement boundary of Newell Green
(Policy CS9, EN8 and Policy H5)
Within Minerals area 1995
Between 5km and 7km of the Thames Basin Heaths Special
Protection Area (NRM6, EN8, CS14, TBHSPD)

Strategic
policy

Planning History:
The land has been promoted through successive SHLAA processes (SHLAA 2010 –
Ref128) and was assessed as category C in terms of suitability (where A is most
suitable and C least) given principally its distance from services/facilities.
WNP Assessment/Suitability
The site lies within the countryside gap but is detached from the defined settlement
of Newell Green, separated by the ‘Cut’ watercourse. Development in Newell
Green is concentrated on the south side of Forest Road with views across the open
fields to the north which the Local Landscape Appraisal recommends are
maintained to retain the rural open character of the settlement and to prevent
encirclement. By definition the site is considered unsustainable given the limited
local services with potential for negative landscape impacts.
The site is inconsistent with the preferred spatial strategy
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Site G: North of Warfield Street

Details
Gross Area:
Net Area:

5.51 Ha
3.86 Ha

Capacity:
SHELAA:

115
WAR9 & WAR10 (SHLAA 64)

Site description: The site is largely agricultural in character, a combination of grazing
land in the field parcel to the west and unmanaged pasture to the east.
Location: Greenfield site outside the defined settlement boundary of Warfield Street.
Suitability
Criteria
Access

Notes
Access seems problematic and would have to either;
Off Gibbons Lane (Hershel Grange) to the West of Site, although
the field adjoining the site needs to be considered and confirmed.
Road access from Newhurst Gardens to the South, although this
may have negative effects on the existing dwellings.

Proximity to
services

Warfield Street offers limited services and facilities within
reasonable distance. Whitegrove neighbourhood centre is within
reasonable proximity. Located within the Warfield/Whitegrove
Primary School Catchment.
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Landscape /
topography

Lies within Binfield and Warfield Clay Farmland Character Area
(C1) with attractive agricultural land to the north comprising large
scale open fields defined by deep hedge lines with mature trees.
The site was included in the Kirkham Landscape Capacity Study
2010 which confirmed landscape capacity increases towards the
eastern parcel.
The sub-urban edge of Bracknell lies approximately 0.3km to the
south of Forest Road with an intervening buffer of open fields and
paddocks defined by hedgerows and small blocks of linear
woodland.
Grade 3 agricultural land, might be 3a
Roughly 4 metre fall south through site

Biodiversity/
Trees

Existing tree belts and hedgerows surround the site boundary to
the north and east protecting the site from open fields
A 10 metre landscape buffer has been placed between site and
the existing residential land to the South
An existing tree lines splits the site into two net areas, which may be
served separately. Area of trees can be accommodated within
Open Space provision.
Individual Tree Preservations Order (TPO) on the southern border
need to be considered

Heritage

Warfield House, a large Grade II listed country house set in
landscaped grounds is situated to the north-east.

Flooding

Poor surface water permeability due to underlying clay beds

Strategic
policy

Land outside the defined settlement boundary of Newell Green
(Policy CS9, EN8 and Policy H5)
Within Minerals area 1995
Within 5km of the Thames Basin Heaths Special Protection Area

Planning History: (Updated)
16/01004/OUT outline application for 50 dwellings (WAR 10 – eastern parcel) with
access from Newhurst Gardens refused.
WNP Assessment/Suitability
The site has been considered as a whole although the SHELAA includes it in two
parts. Access to the site is constrained. The Local Landscape Appraisal recommends
that the existing open character to the north of the Warfield Street is maintained to
prevent “encirclement” given the scale of development proposed to the south of
the village. The recent application on the eastern parcel was refused in part due to
its urbanising effect on the countryside character. Warfield Street has limited
services and facilities but access to services will need to be considered in the
context of the proposed development of Warfield (SA9).
The site is inconsistent with the preferred spatial strategy
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Site J: Glenwood (Brookfield Farm), Bracknell Road, Hayley Green

Details
Gross Area:
Net Area:

3.24 Ha
1.91 Ha

Capacity:
SHELAA:

57
WAR12

Site description: The site is in equestrian use with various buildings and facilities
with paddocks and grazing.
Location: Part developed / part greenfield site outside the defined settlement
boundary of Hayley Green.
Suitability
Criteria
Access

Notes
Access from B3022 Bracknell Road which runs along the northern
edge
Existing access through the site to the Equestrian Centre needs to
be considered

Proximity to
services

Hayley Green offers limited services and facilities. Whitegrove
neighbourhood centre is within reasonable proximity via Edmunds
Lane. Located within the Warfield/Whitegrove Primary School
Catchment.
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Landscape /
topography

Lies on the boundary between Binfield and Warfield Clay
Farmland Character Area (C1) and Winkfield and Cranbourne
Clay Farmland Character Area (C2).
Rural in character with strong wooded elements forming a
transition on the settlement fringe.
Within an area that provides a gap/green wedge function
recommended by the Local Landscape Appraisal between
Hayley Green and Warfield Street. The SA9 boundary immediately
abutting the western edge.
Grade 3 agricultural land, might be 3a
Roughly 5 metre fall East to West.

Biodiversity/
Trees

The site contains an extensive area of protected trees to the south
which form a wooded gateway to Hayley Green
A 10 metre buffer zone has been allowed to the east of site

Heritage

Within setting of Warfield House to the north of Bracknell Road

Flooding

Bull Brook lies on the western side of the site within flood zones 2
and 3. Indication of poor surface water permeability due to
underlying clay beds

Strategic
policy

Land outside the defined settlement boundary of Hayley Green
(Policy CS9, EN8 and Policy H5)
West of site within the Bull Brook River Corridor (EN14)
Within 5km of the Thames Basin Heaths Special Protection Area
Individual Tree Preservations Orders (TPO's) on southern boundary

Planning History:
No significant planning history
WNP Assessment/Suitability
The site lies between the Bull Brook River Corridor and the western edge of
Hayley Green and in proximity to the planned housing growth in Area 3 of the
Warfield extension (SA9). The neighbourhood plan proposes a defined
gap/green wedge which includes the Bull Brook River Corridor. The purpose
of the proposed gap/green wedge is to maintain the physical and visual
separation of Hayley Green from SA9 and Warfield Street. This accords with
policy CS9 which seeks to provide protection to defined gaps between
settlements. The land collectively with Site Y to the south of Forest Road has
the potential to compromise this essential gap function by extending Hayley
Green westwards into the gap.
On this basis, the site is considered unsuitable for allocation in the
Neighbourhood Plan.
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Site K: Sunset Farm, Hayley Green

Site aerial

Details
Gross Area: 2.68Ha

Capacity: 56

Net Area: 2.17 Ha

SHELAA: WAR13

Site description: Agricultural land including fields and paddocks with stable
blocks to the south. The land is considered both individually and also in
conjunction with two adjacent sites L and M and open greenspace to the
south.
Location: Greenfield site outside the defined settlement boundary of Hayley
Green.
Suitability
Criteria
Access

Notes
Road Access from Hayley Green to the west of site and field
access of Bracknell Road

Proximity to
services

Hayley Green offers limited services and facilities. Whitegrove
neighbourhood centre is within reasonable proximity via Edmunds
Lane. Located within the Warfield/Whitegrove Primary School
Catchment.
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Landscape /
topography

Lies within Winkfield and Cranbourne Clay Farmland (C2)
The site is rural in character and contained by Bracknell Road
forming a transition on the settlement fringe to the open
countryside to the north of Bracknell Road.
There are views eastwards across fields as far as Cricketer’s Lane.
A 10 metre landscape buffer has been placed between site and
the existing residential land to the South
Grade 3 agricultural land, might be 3a
Relatively flat

Biodiversity/
Trees

Existing trees and hedgerows surround the site boundary which
have been excluded from the net area
Mature trees within the middle of site need to be considered

Heritage

Setting of nearby Listed Building (barn at Hayley Green Farm)
Listed feature on boundary (Milestone on Bracknell Road)

Flooding

Indication of poor surface water permeability due to underlying
clay beds

Strategic
policy

Land outside the defined settlement boundary of Newell Green
(Policy CS9, EN8 and Policy H5)
Within Minerals area 1995
Within 5km of the Thames Basin Heaths Special Protection Area
Individual Tree Preservations Orders (TPO's) on adjacent land

Planning History:
No significant planning history
WNP Assessment/Suitability
It is considered that the three related sites are suitable for housing including a
significant area of open green space, the combination of which is intended
to both secure accessible green space for the village and to provide a green
buffer between the existing housing along the north side of the B3034. The
sites are in multiple ownership and the land interests are working jointly with
the intention of bringing their interests together under one holistic masterplan
vision. Any design will need to address the local surface water drainage issues
and ensure the community’s access to the open green space in perpetuity
through a Local Green Space designation. This comprehensive approach to
development is supported by BFC as it is acknowledged to secure the more
efficient use of land and the ability to deliver wider infrastructure benefits
(BFC Infrastructure Delivery Plan Oct 2012 §3.5.3)
It is therefore consistent with the preferred spatial strategy
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Site L: Land on west side of Bracknell Rd, Hayley Green exc.
Montessori

Details
Gross Area: 4.95 Ha
Net Area: 3.78 Ha

Capacity: 103
SHELAA: WAR13, 14, 15 (Part)

Site description: The site consists of an open field surrounded by mature trees.
Note: The Montessori School excluded from the final assessment.
Location: Greenfield site outside defined settlement boundary of Hayley
Green.
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Suitability
Criteria
Access

Notes
Road Access from B3022, Bracknell Road, which runs along the
northern boundary

Proximity to
services

Hayley Green offers limited services and facilities. Whitegrove
neighbourhood centre is within reasonable proximity via Edmunds
Lane. Located within the Warfield/Whitegrove Primary School
Catchment.

Landscape /
topography

Lies within Winkfield and Cranbourne Clay Farmland (C2).
Contained to the north by Bracknell Road.
Rural in character forming a transition on the settlement fringe to
the open countryside to the north of Bracknell Road.
In proximity to the Green Belt Boundary (Parcel B9c)
Grade 3 agricultural land, might be 3a
Roughly 5 metre fall East-West over the site

Biodiversity/
Trees

Individual Tree Preservations Order (TPO) and Woodland Order
on the northern boundary with the Bracknell Road need to be
considered
Wooded boundary to east – a 10m buffer zone has been offset
The east of site has large open fields and landscaping, a further
ten-metre tree buffer has been accounted for

Heritage

Setting of nearby Listed Building (barn at Hayley Green Farm)

Flooding

Poor surface water permeability due to underlying clay beds
Incidences of surface water flooding to the north-east of the site
reported.

Strategic
policy

Land outside the defined settlement boundary of Hayley Green
(Policy CS9, EN8 and Policy H5)
Within Minerals area 1995
Within 5km of the Thames Basin Heaths Special Protection Area
Tree Preservations Orders (TPO's)

Planning History:
No significant planning history
WNP Assessment/Suitability
See Site K assessment above
It is therefore consistent with the preferred spatial strategy
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Site M: Land north of Forest Road, Haley Green

Site aerial

Details
Gross Area: 2.71 Ha
Net Area: 2.00 Ha

Capacity: 56
SHELAA: N/A

Site description: The site is an open field / paddock to the south west of the
Cricketers pub.
Location: Greenfield site outside the defined settlement boundary of Hayley
Green.
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Suitability
Criteria
Access

Notes
Road access from Cricketers Lane or Forest Road

Proximity to
services

Hayley Green offers limited services and facilities. Whitegrove
neighbourhood centre is within reasonable proximity via Edmunds
Lane. Located within the Warfield/Whitegrove Primary School
Catchment (not Winkfield catchment).

Landscape /
topography

Lies within Winkfield and Cranbourne Clay Farmland (C2) on the
western edge of Hayley Green bounded by trees and hedgerow
along Forest Road to the south.
Rural in character with strong wooded elements forming a
transition on the settlement fringe to the east of the village
Grade 3 agricultural land, might be 3a
Mainly level.

Biodiversity/
Trees

The site is well contained within boundary vegetation with large
tree belts to the east and west
The western tree belt is protected through a Woodland Order and
excluded from the net site area
Consideration of the mature trees within the NE corner of site

Heritage

Setting of Brockdale Cottage (Grade 11) to the east

Flooding

Indication of poor surface water permeability due to underlying
clay beds

Strategic
policy

Land outside the defined settlement boundary of Newell Green
(Policy CS9, EN8 and Policy H5)
Within Minerals area 1995
Within 5km of the Thames Basin Heaths Special Protection Area
Individual Tree Preservations Orders (TPO's) on adjacent land

Planning History:
No significant planning history
WNP Assessment/Suitability
See Site K assessment above
It is therefore consistent with the preferred spatial strategy
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Site W(i): Forest Farm, Forest Road, Hayley Green

Site aerial

Details
Gross Area: 1.39 Ha
Net Area: 0.76 Ha

Capacity: 23
SHELAA: WAR18

Site description: Residential property and outbuildings set within extensive
garden and woodland.
Location: Part developed / part greenfield outside the settlement boundary
of Hayley Green.
Suitability
Criteria
Access

Notes
Road access off Forest Road (B3034) on the Northern boundary of
site

Proximity to
services

Hayley Green offers limited services and facilities. Whitegrove
neighbourhood centre is within reasonable proximity via Edmunds
Lane. Located within the Warfield/Whitegrove Primary School
Catchment.
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Landscape /
topography

Lies within Chavey Down Wooded Sands Character Area (F1)
within an area providing a gap function recommended within the
Local Landscape Appraisal between Hayley Green and Winkfield
Row (Carnation Drive).

Biodiversity/
Trees

Wildlife Heritage Site to the south.
The large mature tree belt to the West of site has been taken into
consideration and taken out of the net developable area along
with a perimeter of trees around the site boundary. The western
tree belt is protected as TPOs.

Heritage

Brockdale Cottage (Grade II) lies approximately 300m to the north

Flooding

Poor surface water permeability due to underlying clay beds

Strategic
policy

Land outside the defined settlement boundary of Hayley Green
(Policy CS9, EN8 and Policy H5)
Within 5km of the Thames Basin Heaths Special Protection Area
(CS14)
Within Area of local landscape importance (EN10ii)
Wildlife Heritage Site lies to the south (EN4)

Planning History:
No significant planning history
WNP Assessment/Suitability
The site lies between Hayley Green and Winkfield Row outside the settlement
boundary and has a poor relationship to the village settlement. The
neighbourhood plan proposes a local gap to maintain separation and
prevent coalescence. The land has the potential to compromise this essential
gap function between Hayley Green and Winkfield Row. This approach
accords with policy CS9 which seeks to provide protection to defined gaps
between settlements.
On this basis, the site is considered unsuitable for allocation in the
Neighbourhood Plan.
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Site W (ii) Woodlawns, Forest Road, Hayley Green:

Site aerial

Details
Gross Area: 2.6 Ha
Net Area: 0.38 Ha

Capacity: 11
SHELAA: WAR19

Site description: The site is in residential use with various outbuildings and
extensive wooded area to the south.
Location: Part developed / part greenfield outside the settlement boundary
of Hayley Green
Suitability
Criteria
Access

Notes
Road access off Forest Road (B3034) on the Northern boundary of
site

Proximity to
services

Hayley Green offers limited services and facilities. Whitegrove
neighbourhood centre is within reasonable proximity via Edmunds
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Lane. Located within the Warfield/Whitegrove Primary School
Catchment.
Landscape /
topography

Lies within Chavey Down Wooded Sands Character Area (F1)
within an area that provides a gap function recommended within
the Local Landscape Appraisal between Hayley Green and
Winkfield Row (Carnation Drive).

Biodiversity/
Trees

Impact on Wildlife Heritage Site to the east and south.
Tree buffer retained between the site and the scrap yard to the
right.
A single mature tree is located to the rear of the existing building
All trees south of the site lie within a ‘TPO group’ designation and
therefore have been excluded from the site net area.

Heritage

Brockdale Cottage (Grade II) lies approximately 300m to the north

Flooding

Poor surface water permeability due to underlying clay beds

Strategic
policy

Land outside the defined settlement boundary of Hayley Green
(Policy CS9, EN8 and Policy H5)
Within 5km of the Thames Basin Heaths Special Protection Area
(CS14)
Within Area of local landscape importance (EN10ii)
Wildlife Heritage Site lies to the east and south (EN4)

Planning History:
No significant planning history
WNP Assessment/Suitability
The site lies between Hayley Green and Winkfield Row outside the settlement
boundary and has a poor relationship to the village. The neighbourhood plan
proposes a local gap to maintain separation and prevent coalescence
between Hayley Green and Winfield Row. The land has the potential to
compromise this essential gap function and if developed would reduce the
gap between Hayley Green and Winkfield Row (Carnation Drive) to under
200m. This approach accords with policy CS9 which seeks to provide
protection to defined gaps between settlements.
On this basis, the site is considered unsuitable for allocation in the
Neighbourhood Plan.
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Site Y North Lodge Farm, Forest Road, Hayley Green:

BFC SHELAA Nov 2016

Details
Gross Area: 0.96ha

Capacity: 13 (SHELAA 2016 estimate)

Net Area:

SHELAA: WAR11

Site description: The site is in residential and business use with various
outbuildings.
Location: Greenfield site in the countryside outside the defined settlement
boundary of Hayley Green to the east.

Suitability
Criteria
Access

Notes
Road access off Forest Road (B3034) on the Northern boundary of
site

Proximity to
services

Hayley Green offers limited services and facilities. Whitegrove
neighbourhood centre is within reasonable proximity via Edmunds
Lane. Located within the Warfield/Whitegrove Primary School
Catchment.
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Landscape /
topography

Lies within Chavey Down Wooded Sands Character Area (F1) and
is visually contained by Westmoreland Park to the south and the
Limes to the east. Generally rural in character forming a transition
on the settlement fringe
Within an area that provides a gap/green wedge function
recommended by the Local Landscape Appraisal between
Hayley Green and Warfield Street / SA9.
Grade 3 agricultural land, might be 3a
Site appears level

Biodiversity/
Trees

Existing tree belts and hedgerows surround the site boundary and
creating a landscape buffer with Bull Brook.
Area of trees can be accommodated within Open Space
provision.

Heritage

N/A

Flooding

Poor surface water permeability due to underlying clay beds

Strategic
policy

Land outside the defined settlement boundary of Hayley Green
(Policy CS9, EN8 and Policy H5)
Within Minerals area 1995
Within 5km of the Thames Basin Heaths Special Protection Area
(CS14)

Planning History: (Updated)
Business use established through application 10/00485/FUL
Outline application for 19 dwellings submitted June 2017 – 17/00656/OUT
WNP Assessment/Suitability
The site lies between the Bull Brook River Corridor and the western edge of
Hayley Green (The Limes). The western boundary of the site lies approximately
120m from the boundary of the planned housing growth in Area 3 of Warfield
(SA9). The neighbourhood plan proposes a defined gap/green wedge which
includes the Bull Brook River Corridor. The purpose of the proposed
gap/green wedge is to maintain the physical and visual separation of Hayley
Green from SA9 and Warfield Street. This approach accords with policy CS9
which seeks to provide protection to defined gaps between settlements. The
land collectively with Site J to the north of Forest Road has the potential to
compromise this essential gap function by extending Hayley Green
westwards into the gap.
On this basis, the site is considered unsuitable for allocation in the
Neighbourhood Plan.
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Indicative Site Capacity Summary
Potential site capacities are indicative only and will be subject to more detailed
assessment as part of the allocation process.

Site

Gross
Area (Ha)

Net Area
(including
landscape
buffers and
Potential
Minerals Areas)
(Ha)

35
dph

30
dp
h

25
dp
h

Net Area
including
additional
Open Space of
Public Value
provision @
70% (Ha)

F

5.84

5.79

202

174

145

G

5.51

4.32

151

130

J

3.24

1.91

67

K

2.68

2.17

L

4.95

M

35
dph

30
dph

25
dp
h

4.09

143

123

103

108

3.86

134

115

96

57

48

1.91

67

57

48

76

65

54

1.88

65

56

47

3.78

132

113

95

3.46

121

103

86

2.71

2

70

60

50

1.90

66

56

47

Wi

1.39

0.76

26

23

19

0.76

26

23

19

Wii

2.60

0.38

13

11

9

0.38

13

11

9

Y*

0.96

?

13

13

13

?

13

13

13

Total

31.38

23.77

648

557

468

Capacity

21.28
750

646

541

Capacity

* SHELAA 2016 dwelling estimate
Bracknell Forest Council Public Open Space and SANG requirements
Open Space of Public Value (OSPV) provision:
• For sites over 2ha, on-site OSPV at 4.3ha per 1,000 population (based on 2.31
dwellings per household) is required.
• For sites between 1-2ha, on-site OSPV at 30sqm per dwelling is required.
• Sites less than 1ha: no on-site provision, but will be required to mitigate the
impact of the development in line with the Planning Obligations SPD.
Suitable Alternative Natural Greenspace (SANG) provision:
• For sites with a net increase in more than 108 dwellings , within the 400m-5km
buffer of the Thames Basins Heath Special Protection Area (SPA), a bespoke
SANG is required based on 8ha (min) per 1,000 population (based on 2.31
dwellings per household).
• For sites with a net increase in more than 108 dwellings within the 5-7km buffer
of the SPA, a bespoke SANG is required based on 2ha (min) per 1,000
population (based on 2.31 dwellings per household).

For larger sites it is expected that the SANG will be provided on site. SANGs
must incorporate a minimum 2.3km footpath route which in practice usually
leads to sizes of stand alone SANGs of at least 8-10 hectares

Warfield NP Site Assessment and Capacity Study (Annex A)

27

Part C – Green Belt Sites
Update following initial site assessments
Development is by definition harmful in the Green Belt. Green Belt is a
strategic matter beyond the reach of neighbourhood plans.
At the time of drawing up the ‘long list’ of sites, the Government were
consulting on proposed changes to the National Planning Policy Framework
so that neighbourhood plans could allocate “appropriate small-scale sites” in
the Green Belt specifically for starter homes1.
Seizing the opportunity this provided, the neighbourhood plan group initially
identified sites within the Green Belt where such a policy might be employed.
During the passage of the site assessment work and on publication of the
Housing White Paper, the Government indicated its intention to strengthen
rather than diminish Green Belt policy and the previously indicated proposals
for starter homes in the green belt were unlikely to be adopted into national
planning policy in the short term. Hence all Green Belt sites have been
excluded from further consideration.

1

Consultation on proposed changes to national planning policy; DCLG, December 2015,
p19-20
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