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01 Convenience store and adjacent homes form a gateway 
into the new neighbourhood from Andover Road.

Existing footpath becomes an important greenway 
linking Andover Road and Washwater to the heart of the 
development.

Treed boulevard leads into the heart of the new 
community.

Common Farm redeveloped for community rooms, 
shared office space and a health centre. These 
amenities will become an important community 
resource. 

Mobility hub to support active and sustainable transport 
choices, including walking and cycling maps and 
signage, bike storage, e-bike charging points, electric 
vehicle (EV) car charging points, shared car club parking 
bays, and a bus stop.

The riverside park will be a peaceful space. Footpaths, 
boardwalks, and benches will meander around ponds, 
grassland, trees and shrubs.

Allotments provide an important community facility and 
will be serviced with parking provision.

A woodland play area and natural play opportunities 
will be overlooked by adjacent homes and community 
activities to support a safe environment for all.

Community garden with seating for rest and relaxation at 
the heart of the new neighbourhood.
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10 Older people’s housing will be located within a short 
walk of the community facilities and mobility hub.

Parks will support intergenerational activity with 
opportunities for play, rest and relaxation.

Green and blue corridors will extend through the 
development to the outer parkland. The corridors shall 
carry rainfall runoff through a series of sustainable 
drainage features, such as swales and rain gardens.

Existing mature oak trees will be retained as focal 
features within the open space areas. 

Riparian tree belts adjacent to the River Enborne and its 
tributary will be retained with appropriate offsets. Edge 
tree, scrub and rough grassland will enhance these 
important corridors for wildlife. 

The site is contained from the wider countryside by 
boundary vegetation and bunding associated with the 
A34 and Andover Road. 
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THE RIVER ENBOURNE

‘A SILVER STREAM ...;

HEALTH, PLEASURE,

AND REFRESHMENT ARE THE

INGREDIENTS THAT QUALIFY THIS

SPRING; NO DEBAUCH, OR

INTOXICATION, ARISES FROM

ITS SOURCE’

MRS MONTAGU, POET

1783
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PURPOSE OF THE DOCUMENT

This Design and Access Statement (DAS) has been prepared 
by fabrik on behalf of Bewely Homes in support of a hybrid 
application for an hybrid application at Common Farm in Wash 
Water, herein referred to as ‘Watermill Bridge’ or ‘the site’.

The purpose of this document is to explain the process that 
has led to the masterplan proposals and, in particular, the 
extent to which local context, planning policy and public 
consultation has informed the masterplan.

The key role of the document is as follows:

• To illustrate the process that has led to the site development 
proposal and explain the design principles and concepts 
that have been applied to the proposed scheme

• To introduce the masterplan and explain the rationale 
behind its development

• To set out design principles

• To present the parameters for the proposed development in 
parameter plans which form part of the planning application

• To describe the detailed phase 1 residential layout and 
design intent.

The DAS is intended to serve as a common source of 
information and guidance for all those involved in the future 
development of the site.  It is not intended as a detailed 
account of all parts of the site nor a source of ready-made 
design solutions. The DAS sets out the detailed elements of 
phase 1 and a range of general issues and principles in order 
to produce detailed planning applications for each future phase 
of development. 

This document has been prepared in accordance with 
Government’s Planning Practice Guidance, published in 
November 2016 and last updated in June 2021.  The guidance 
states a Design and Access Statement must:

‘(a)  explain the design principles and concepts that have been 
applied to the proposed development; and

(b)  demonstrate the steps taken to appraise the context of 
the proposed development, and how the design of the 
development takes that context into account.

A development’s context refers to the particular characteristics 
of the application site and its wider setting. These will be 
specific to the circumstances of an individual application and a 
Design and Access Statement should be tailored accordingly.

Design and Access Statements must also explain the 
applicant’s approach to access and how relevant Local Plan 
policies have been taken into account. They must detail any 
consultation undertaken in relation to access issues, and how 
the outcome of this consultation has informed the proposed 
development. Applicants must also explain how any specific 
issues which might affect access to the proposed development 
have been addressed’.

CONSULTANT TEAM

• Masterplanning: fabrik

• Landscape Design: fabrik 

• Landscape Planning: fabrik 

• Planning Consultant: RPS

• Flood Risk and Drainage: RPS

• Archaeology and Heritage: RPS

• Noise: RPS

• Ecology: Aspect

• Arboriculture: Aspect

• Sustainability: BlueSky

• Movement and Access: iTransport

• Phase 1 Layout and Elevations: The Noble Consultancy

SITE LOCATION

Land at Common Farm is located to the south of Newbury, 
between the suburb of Wash Common and the A34 dual 
carriageway. The site also abuts the small hamlets of Enborne 
Row and Wash Water, which lie in close proximity to Wash 
Common. The north, the site is contained, both spatially and 
visually, by the A34 to the south and the A343 Andover Road 
to the east, which serve as strong physical boundaries. 

PLANNING BACKGROUND

The site lies within the administrative boundaries of Highclere 
Parish, East Woodhay Parish and the Borough of Basingstoke 
and Deane. The parishes of Enborne and Newbury and the 
District of West Berkshire are to the north of the site. The 
administrative boundary follows the River Enborne, which also 
forms the site’s northern boundary.

The Development Plan for the purposes of determining this 
application is the 2016 Basingstoke and Deane Local Plan, for 
the period 2011-2029. This document sets out the strategy for 
housing growth and distribution, along with policies to guide 
the nature of development. The Local Plan remains within its 
period for delivery, however has struggled in recent years to 
maintain a deliverable supply of housing. This is linked to the 
reliance of the Local Plan on a number of large strategic sites, 
which have taken longer to deliver than anticipated. The Local 
Plan is now more than five years old, and in this context, the 
policies for housing growth are now considered to be out of 
date. Turning to the Plan as a whole, whether this remains up- 
to-date is for the decision-maker to form a view, depending on 
consistency of policies against national policy. 

The proposals for Watermill Bridge fall outside of the spatial 
strategy for the current Local Plan, which directs growth to 
existing settlements in a hierarchy depending on their relative 
sustainability. The 2016 Local Plan did not consider growth at 
Wash Water at the time. Whilst in the administrative area of 
Basingstoke and Deane, the proposals here are considered 
to respond to the built form of Wash Water and Newbury. 
It is accepted that these proposals are outside the defined 
settlement boundaries identified by Basingstoke and Deane 
and conflict with the Plan on this issue. However, as outlined 
in more detail within the Planning Statement, the proposals 
are said to be in conformity with the Plan as a whole, despite 
non-compliance on one issue. As it has also been outlined, 
the proposals have the ability to deliver much needed housing 
to the Borough now, assisting with closing the gap in housing 
shortfalls and delivering a new sustainable extension to Wash 
Water. 

DESCRIPTION OF DEVELOPMENT

A hybrid mixed use community, comprising of:

a An outline planning application for up to 350 dwellings 
including C3 and C2 units for elderly care; a community 
building (F2(b)) and a convenience store (E(a)/E(b)); and 
the provision of 7.35 ha (1.8 acres) of open space, including 
allotments, a nature trail area, drainage attenuation, 
landscaping and associated infrastructure.

b Full approval is sought for the first phase of development 
including 90 dwellings (C3), public open space, associated 
landscaping and engineering works. Detailed approval 
is also sought for access arrangements including a new 
vehicular access onto the Andover Road (A343).

DOCUMENT STRUCTURE

The scope of the document is as follows:

• Vision: describes the overall vision, principles and 
placemaking themes that have informed the masterplan 
design process

• Part A: Understanding the Place - outlines the important 
characteristics of the site and it’s context, explaining how 
this has influenced the form and character of the application 
proposals 

• Part B: The Masterplan - presents the outline masterplan, 
overarching masterplan strategies and design intent

• Part C: The Detailed Elements - explains the detailed 
element of the application.

INTRODUCTION
1.0



VISION



AT WATERMILL BRIDGE OUR VISION IS OF A PLACE THAT 

NURTURES OUR HEALTH, REFRESHES OUR MINDS AND 

INVIGORATES OUR SOULS. THE OPPORTUNITY TO WORK WITH 

THE NATURAL ELEMENTS THAT GIVE THE PLACE ITS SPIRIT WILL 

ALLOW US TO CREATE A PLACE WHERE WE CARE FOR NATURE, 

IT CARES FOR US AND WE CARE FOR EACH OTHER. 
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VISION

This vision has been developed through a series of design 
team workshops facilitated by Place Bureau. It provides design 
guidance for the development of Watermill Bridge - a place 
where people will want to live, play and work. 

The following pages set out our vision for Watermill Bridge 
framed around the essence of the place, the vision and the 
placemaking principles and the placemaking themes that 
inform the masterplan development.

ESSENCE

As places fell silent in the quiet of lockdown, nature returned 
to our lives and brought with it its immense capacity to restore. 
The natural world became the nourishing soil of our souls 
as we re-made the connection to the natural world through 
birdsong, walking and with time to watch the seasons move 
through the year as we were constrained in our homes. The 
elements of the natural world, the flora and the fauna, became 
visible and present everyday companions to us all.
At the heart of Watermill Bridge are the unique physical 
elements of the River Enborne running through the site, 
the mature trees that give a stature to the river and stream 
courses, and the Area of Oustanding Natural Beauty (AONB) 
on its doorstep beyond the A34. These elements combined 
give the place its spirit, its essence, its soul. 

VISION

At Watermill Bridge, our vision is of a place that nurtures our 
health, refreshes our minds and invigorates our souls. The 
opportunity to work with the natural elements that give the 
place its spirit will allow us to create a place where we care for 
nature, it cares for us, and we care for each other. 

Our vision for Watermill Bridge will:

• Respect the existing landscape and its spirit

• Bring us closer together using that spirit to inform the 
sense of the place we create to connect all ages through 
nature, providing a comprehensive landscape framework for 
humans and animals

• Provide an opportunity to see nature in action through a 
range of habitats and programmes centred around them

• A place for the future where homes are designed for longer 
lifespans and differing lifestyles

• A place that draws us into another world, where life takes on 
a different pace and the natural world enchants.

PRINCIPLES

Watermill Bridge will be a place where people will want to live, 
work and visit. The following guiding principles have been 
developed through place narrative workshops to help shape 
how the 21st century community will come forward. 

HOME

We want to make Watermill Bridge an easy place to belong, 
where we build a community spirit through sharing and caring 
for the place we live. It will be a place that has a homely 
feeling for multi-generational and cultural social interactions. 
Imagine the outside coming through to the inside of the house, 
a welcoming community where open spaces shared by all 
provide views of nature from every home.

WORK

We want to provide space to think and to work, to meet like 
minds, within natural setting. Imagine co-working in a natural 
setting or in your garden studio, using energy efficient buildings 
with super-fast broadband.

PLEASURE

We want to expect the unexpected, to feed all generations live 
at Watermill Bridge and to make it a happy place by turning 
the mundane into the magical, by enhancing those moments 
of connection with nature and by offering a multitude of 
experiences outdoors. Imagine playing in the river or walking 
on boardwalks that cross basins and wetland meadows and 
planting rich in species providing biodiverse corridors running 
through the development.

PLANET

We want low carbon development to support a sustainable 
future. To enable future generations to be able to grow, to 
make the most of the landscape and to make a home for all 
forms of life. The immersion in the landscape at Watermill 
Bridge for all ages will nurture ownership and stewardship and 
encourage a deep appreciation of the natural realm. Imagine 
not needing a car to get to work, walking edible and sociable 
streets, where drainage channels capture surface water runoff 
to irrigate the planting on your journey to a farm as opposed to 
the supermarket.

GUIDING THEMES

ESSENCE

VISION

PRINCIPLES

PLACEMAKING THEMES
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The masterplan for Watermill Bridge will establish the design 
parameters based upon the vision. It will be focused around 
five key themes as follows:

• Creating a strong sense of place

• Placing landscape at the forefront of the masterplan

• Using design to influence both the look and the function of 
the place in keeping with its context

• Prioritising active and environmentally friendly travel 

• Creating a forward thinking place which is guided by 
technological advances to enhance the residents’ way of life 
and allows spaces to be adaptable and resilient to climate 
change.

PLACEMAKING THEMES

1.  A STRONG SENSE OF PLACE

The vision will underpin the unique local identity of the place, 
which draws from its landscape, its architecture, street types 
and scale. A strong sense of place and connection will provide 
residents with a sense of identity, pride and belonging.

Watermill Bridge will have a rich landscape heritage. It will 
have a distinct and unique sense of place which will be local 
to its context. It will be inspired by the historic context of its 
landscape and we will translate this into a place which is 
suitable for the 21st century.

We will draw on its intrinsic landscape character to create 
individual places which are rooted within their setting. A central 
hub of shared amenities will contribute to a strong sense of 
community. The scheme will also benefit from community-led 
stewardship, with ownership and management of public assets 
and important spaces being led by the community. This will 
allow residents at Watermill Bridge to shape the future and to 
create a place which they are proud to live in.

2.  LANDSCAPE

Watermill Bridge will be a landscape-led development. The 
key existing natural elements, such as the River Enborne and 
its banks, mature trees, the hedgerows, and riverbanks will be 
preserved within a development which co-exists with nature. 
It will respect the existing wildlife and natural habitats, and 
sustainably manage water on the site. 

The existing and newly created green spaces will embrace 
the topography, existing trees and vegetation, wet spaces 
(including wetlands, ponds and swales), and the biodiversity 
they contain will flow through Watermill Bridge connecting the 
open spaces which will be enjoyed by the people who live, play 
and work there. 

A range of habitats, both existing and new, will provide 
woodland, woodland edges, open and meadow landscapes 
across the site, weaving community allotments, orchards and 
rain gardens together.

1 LOCAL PRODUCE

2 COMMUNITY GARDENS

3 NATURALISTIC PLAY

4 WILDFLOWER GRASSLAND

PLACEMAKING THEMES

A STRONG 
SENSE OF 

PLACE

LANDSCAPE

DESIGN
SUSTAINABLE
MOVEMENT

A FORWARD
THINKING 

PLACE

1 2

3

4
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3. DESIGN

Design describes the way that buildings and places are 
planned to influence the way that they look and function. 
Watermill Bridge will draw from the character of local 
settlements to inform and support its development, with its own 
unique design and character that builds upon and highlights 
the existing landscape features present within it.

This theme refers not just to the way that the place looks, but 
also to the way that the place functions. As well as providing 
up to 350 new homes, the development will provide community 
facilities and new public spaces to create a self-sustaining 
community. 

Each of these spaces, and the relationships, edges and 
spaces between them, will need to be carefully designed 
to create a balanced and sustainable place. The way that 
buildings look will draw upon their functions and uses, as 
well as drawing on the qualities of their setting. The design of 
Watermill Bridge will create functional, beautiful, and locally 
distinctive spaces, which accommodate the needs of all users.

4. SUSTAINABLE MOVEMENT

Sustainable movement refers to the modes of transportation 
within the site and to other places, and will prioritise active 
and environmentally friendly travel. The development will 
encourage healthy lifestyles and well-being, and help create 
an inclusive community. As such, sustainable transport is 
one of the key considerations for the development. Walking, 
cycling and public transportation should be the main modes of 
transportation used by the residents, while car travel should 
only be occasional and make use of car clubs and electric 
vehicles. 

The street network will provide safe and accessible footpaths 
and cycle lanes, which will encourage active travel. 
Additionally, public transport should be efficient, with bus stops 
within short walking distances to homes. The proposed road 
network will establish a sustainable hierarchy of transport 
modes and will identify a set of movement and transportation 
considerations, including street widths and parking strategies. 
A transport network which prioritises active travel and provides 
high quality public transportation should be provided from the 
onset of the delivery stages, in order to establish sustainable 
travel patterns amongst the first residents.

PLACEMAKING THEMES

5. A FORWARD THINKING PLACE

A forward-thinking development is a place which looks to the 
future to create a place guided by technological advances, 
enhance residents’ way of life and allowing spaces to be 
adaptable and resilient to climate change. Watermill Bridge will 
integrate some of the latest technology to create a sustainable 
and environmentally-friendly place with longevity for future 
generations. 

Watermill Bridge will be a development which produces very 
low levels of carbon, minimises energy use and supports 
renewable energy. High quality materials, innovative building 
design and smart control systems will help to manage energy 
use sustainably across the development. The development will 
also facilitate intergenerational living and will include homes 
which are suitable for all stages of peoples’ lives.

All aspects of the development will contribute to creating a 
forward-thinking place, through sustainable building design, 
land uses, and sustainable movement.

1 DEVELOPMENT HIGHLIGHTS EXISTING AND NEW LANDSCAPE 
FEATURES

2 SUSTAINABLE MOVEMENT 3 DESIGN INFORMED BY LOCAL CHARACTER 4 HOME WORKING AND SHARED OFFICE SPACE
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WATERMILL BRIDGE - OUR PLACE

VISION SUMMARY

Watermill Bridge will be a thriving new development set within 
a beautiful landscaped setting, with sustainable transport 
connections and modern energy-efficient homes. It will be an 
exemplar sustainable urban extension which creates a sense 
of place and reflect upon its specific context. 

It will sit within the Borough of Basingstoke and Deane and 
adjacent to Newbury. The scheme will reflect the historic 
settlement pattern by drawing upon the historic character of 
Newbury’s outer suburbs and local villages, to create a place 
which is rooted within its setting and landscape.

Watermill Bridge is a place where the local natural environment 
is valued, protected and shapes people’s lives. A strong 
landscape structure built from historic foundations is woven 
with communal spaces, open space, natural play space and 
sustainable drainage systems. 

Community facilities are central and well-integrated creating a 
place with a soul that will become an exemplar of healthy and 
sustainable living. A place for all ages, not your place or my 
place, our place.
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UNDERSTANDING
THE PLACE

PART A OF THE DESIGN AND ACCESS STATEMENT OUTLINES THE
IMPORTANT CHARACTERISTICS OF THE SITE AND ITS CONTEXT,
EXPLAINING HOW THIS HAS INFLUENCED THE FORM AND
CHARACTER OF THE APPLICATION PROPOSALS.

THIS PART CONTAINS THE FOLLOWING SECTIONS:

PART A1  PLANNING POLICY AND DESIGNATIONS

PART A2  SITE CONTEXT

PART A3  THE SITE

PART A4  OPPORTUNITIES & CONSTRAINTS
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PLANNING POLICY AND DESIGNATIONS
A1

PLANNING CONSIDERATIONS

NATIONAL POLICY 

National Planning Policy Framework (2021)

The NPPF identifies the need to significantly boost the 
supply of housing to deliver a wide choice of high quality 
homes, widen opportunities for home ownership and create 
sustainable, inclusive and mixed communities. It also states 
that development should be actively managed to make the 
fullest possible use of public transport, walking and cycling, 
and focus significant development in locations which are, or 
can be made, sustainable.  Paragraph 11 of the document 
states that at the heart of the document is a presumption in 
favour of sustainable development. The Government, through 
the NPPF, attaches importance to the design of the built 
environment. Good design is a key aspect of sustainable 
development, is indivisible from good planning and should 
contribute positively to making places better for people. 

Paragraph 128 of the NPPF states that, ‘to provide maximum 
clarity about design expectations at an early stage, all local 
planning authorities should prepare design guides or codes 
consistent with the principles set out in the National Design 
Guide and Model Design Guide, and which reflect local 
character and design preferences.’  

Paragraph 131 emphasises the important contribution trees 
make to the character and quality of urban environments and 
requires that, ‘Planning policies and decisions should ensure 
that new streets are tree lined’. 

Paragraph 134 states that, ‘significant weight should be given 
to a) development which reflects local design policies and 
government guidance on design, taking into account any local 
design guidance and supplementary planning documents 
such as design guides and codes; and/or b) outstanding or 
innovative designs which promote high levels of sustainability, 
or help raise the standard of design more generally in an area, 
so long as they fit in with the overall form and layout of their 
surroundings.’

LOCAL POLICY

Local planning policy is set out within the Adopted Local Plan 
2011-2029. Policy EM10 Delivering High Quality Development 
relates to design. The policy states that:

‘All development proposals will be of high quality, based upon 
a robust design-led approach.

Development proposals (excluding household extensions) will 
be permitted where they:

a Contribute to the provision of neighbourhoods and places 
for work and leisure that are well connected, accessible, 
safe, easy for people to find their way around and, function 
well in practical terms;

b Are accessible to all and promote buildings that are 
durable, adaptable and able to respond to changing social, 
environmental, technological and economic conditions;

c Positively contribute to the appearance and use of streets 
and other public spaces;

d Promote the efficient use of land and achieve appropriate 
housing densities which respond to the local context, as 
informed by community documents, and which take into 
account the urban, suburban or rural location of the site;

e Provide a co-ordinated and comprehensive scheme that 
does not prejudice the future development or design of 
adjoining sites; and

f Minimise energy consumption through sustainable 
approaches to design.

g All development proposals will be required to respect 
the local environment and amenities of neighbouring 
properties in accordance with the principles set out below. 
Development proposals will be permitted where they:

h Positively contribute to local distinctiveness, the sense of 
place and the existing street scene, taking into account 
all relevant SPDs and community documents that identify 
the local character and distinctiveness of an area which is 
valued by local communities, whilst allowing for innovation 
where appropriate;

i Provide a high quality of amenity for occupants of 
developments and neighbouring properties, having regard 
to such issues as overlooking, access to natural light, 
outlook and amenity space, in accordance with the Design 
and Sustainability SPD;

j Have due regard to the density, scale, layout, appearance, 
architectural detailing, materials and history of the 
surrounding area, and the relationship to neighbouring 
buildings, landscape features and heritage assets;

k  Are visually attractive as a result of good architecture;

l Provide appropriate parking provision (including bicycle 
storage), in terms of amount, design, layout and location, in 
accordance with the adopted parking standards; and

m Provide appropriate internal and external waste and 
recycling storage areas and accessible collection points 
for refuse vehicles, in accordance with the Design and 
Sustainability SPD, in order to promote effective recycling 
and disposal of household and commercial waste.’

Other Policies of relevance include:

• CN3 Housing Mix for Market Housing

• CN9 Transport

• SD1 Presumption in Favour of Sustainable Development

• SS1 Scale & Development of New Housing

• SS4 Ensuring a Supply of Deliverable Sites

• SS6 New Development in the Countryside

• CN1 Affordable Housing

• CN3 Housing Mix for Market Housing

• CN4 Housing for Older People/Specialist Housing

• CN6 Infrastructure

• CN7 Essential Facilities & Services

• CN8 Community, Leisure & Cultural Facilities

• CN9 Transport

• EM1 Landscape

• EM4 Biodiversity, Geodiversity & Nature Conservation

• EM5 Green Infrastructure

• EM6 Water Quality

• EM7 Managing Flood Risk

• EM9 Sustainable Water Use 

• EM10 Delivering High Quality Development

• EM11 The Historic Environment

• EM12 Pollution.

DESIGN GUIDANCE

Building for a Healthy Life (NHS England, 2020)

Building for a Healthy Life is a government-endorsed industry 
standard for well designed homes and neighbourhoods. It 
should be used to guide discussions about creating good 
places to live. The document promotes 12 urban design 
criteria to be considered for quality of placemaking: natural 
connections; walking, cycling and public transport; facilities 
and services; homes for everyone; making the most of 
what’s there; a memorable character; easy to find your way 
around; healthy streets; cycle and car parking; green and blue 
infrastructure; and back of pavement front of home.

National Design Guide (MHCLG, 2021)

The National Design Guide illustrates how well-designed 
places that are ‘beautiful, healthy, greener, enduring and 
successful’ can be achieved in practice. The Design Guide 
outlines and illustrates the Government’s prorities for well-
designed places under the overarching themes of character, 
climate and community. The 10 characteristcs are: context - 
enhances the surroundings; identity - attractive and distinctive; 
Built form - a coherent pattern of development; movement 
- accessible and easy to move around; nature - enhanced 
and optimised; public spaces - safe, social and inclusive; 
uses - mixed and integrated; homes and buildings - functional, 
healthy and sustainable; resources - efficient and resilient; 
lifespan - made to last. 

Design and Sustainability SPD (Basingstoke and Deane, 
July 2018)

The Design and Sustainability SPD provides guidance 
to support the achievement of high quality sustainable 
development, including guidance relating to contextual 
analysis, spatial structure and form, movement and walkability, 
cycle storage and parking, built form and details. 

Parking Standards SPD (Basingstoke and Deane, July 
2018)

The Parking Standards SPD sets out guidance to support 
the provision of well-designed vehicle and cycle storage. The 
document includes parking provision standards and guidance 
relating to design and layout, electric vehicle (EV) charging 
points and car clubs. 
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THE TEN CHARACTERISTICS OF WELL DESIGNED PLACES
(SOURCE: NATIONAL DESIGN GUIDE, 2021)

Landscape, Biodiversity and Trees SPD (Basingstoke and 
Deane, December 2018)

This SPD addresses how landscape, biodiversity and tree 
considerations should inform new development to help 
deliver high quality, sustainable places to live, that enhance 
biodiversity and support healthy lifestyles. The document 
includes for the provision of biodiversity buffer zones to 
woodland/tree belts (20m), important hedgerows (5m), main 
rivers (20m) and non-main rivers, ditches and ponds (5m). 
The document also provides quantity, quality and distance 
standards for the provision of public open space and children’s 
play. 

Housing SPD (Basingstoke and Deane, July 2018)

The Housing SPD sets out the Council’s approach to 
affordable housing and specialist housing provision, guidance 
relating to the size mix of affordable housing and market 
housing and support for the provision of plots for self-build and 
custom build homes. 

Quality Design SPD (West Berkshire, June 2006)

The Quality Design SPD comprises a suite of design guidance 
documents for the neighbouring administration of West 
Berkshire which includes the wider area of Newbury. Part 3 of 
the document describes the residential character of Newbury, 
which includes a description of Wash Common to the north of 
the site.  

DESIGNATIONS

The North Wessex Downs Area of Outstanding Natural 
Beauty  (AONB) lies to the south and west of the siteThe site 
is contained by the A34 corridor, which serves as a strong 
visual and physical boundary between the site and the AONB. 
Designations of wildlife interest include areas of Ancient 
woodland within the Chase and Great Pen Wood to the south 
of the A34. 

There are a number of listed buildings within the study area, 
which include: a Grade II Listed Mill and Granary at Falkland 
Farm to the east of the site and the Grade II listed Yew Tree 
Cottage to the south.

The listed buildings at Falkland Farm date back to the 18th 

century. The significance of the Mill and Granary relate 
primarily to their architectural interest. The setting to the 
buildings relate most immediately to buildings of the farmstead, 
many of which appear to be modern in date. More widely, 
the rural landscape immediately surrounding the farmstead 
contribute positively to the setting. Intervisibility between the 
site and the farmstead is restricted by the A343 and a high 
degree of boundary planting. Yew Tree Cottage comprises 
an early 19th Century house. The heritage significance of the 
house relates to its architectural interest. The setting of Yew 
Tree Cottage relates to its private garden, which is surrounded 
by woodland. The Cottage lies to the south of the A34 and 
there is no intervisibility with the site. 

Also of historical interest is the locally listed Old Station House 
to the west of the site on the opposite side of the A34. The 
building is listed primarily for its historic interest and intactness. 
The setting of the building makes very little contribution to 
this significance, since the railway line with which it was once 
associated no longer exists and has been replaced with the 
busy A34. 

Beyond the site and settlement at Enborne Row, land to the 
north and west of the suburb of Wash Water is a designated 
Historic Battlefield. The area around Round Hill, which remains 
open agricultural land, was the site of a significant battle during 
the English Civil War, the 1643 Battle of Newbury. There are 
two Scheduled Ancient Monuments within Wash Water. These 
are earthworks associated with Barrow Cemeteries, which date 
back to the Bronze Age. The earthworks are incorporated as 
part of public open space within the settlement.   

DESIGNATIONS PLAN

LISTED BUILDINGS

SITE OF SCIENTIFIC INTEREST (SSSI)

SITE BOUNDARY

BOROUGH BOUNDARY

NORTH WESSEX DOWNS AONB

ANCIENT WOODLAND

REGISTERED BATTLEFIELD (BATTLE OF NEWBURY)

SCHEDULED ANCIENT MONUMENT (SAM)

REGISTERED PARKS AND GARDEN 
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SITE LOCATION

The 22.45 ha (55.47 acres) site is located on the southern 
edge of Newbury, adjacent to Enborne Row and Wash Water. 
It is bound to the south-west by the A34 dual carriageway; 
to the south-east by the A343 Andover Road and existing 
settlement; and to the north by the River Enborne, existing 
settlement, pasture and Washwater Road. The site comprises 
fields of pasture, Common Farm and a central belt of trees 
alongside a tributary to the Enborne. 

The site has an excellent strategic location adjacent to the 
A34/A343 junction. The A34 extends northwards to the M4 and 
M40 motorways, and southwards to the M3, with good links to 
Oxford, Reading, Winchester and Swindon. The A343 extends 
to the centre of Newbury where there are frequent mainline 
train services to London Paddington. 

Newbury town centre has a range of shops from smaller 
independent stores to larger high street brands, food and drink 
establishments and professional services. It hosts an open-air 
market twice a week and a farmers market twice a month. 

SITE CONTEXT
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SETTLEMENT EVOLUTION

Newbury was historically a cloth producing town, established 
in the valley of the River Kennet. To the south of Newbury, 
the hamlet of Enborne Row established adjacent to the River 
Enborne, a tributary to the Kennet. Historic maps show an Old 
Blanket Mill on the tributary stream which flows through the 
site. Round Hill, to the west of Wash Common, was the site of 
the 1643 Battle of Newbury. 

In the 18th century Newbury was a stop-off point on the 
coaching route between London and Bath and the route of the 
Kennet and Avon Canal. However, the introduction of the Great 
Western Railway north of the town, effectively ended this trade 
route along the canal. 

The town became something of a backwater until the early 20th 
century when it was connected to the mainline railway network 
with the opening of the Reading to Taunton line. At around 
this time, the Didcot, Newbury and Southampton Railway also 
opened with a station serving Enborne Row. Pre-World War II 
growth saw the gradual expansion of Newbury along some of 
the main roads into the town. This included the A343 Andover 
Road where Wash Common developed at the junction of 
Monks Lane and Essex Street. Although the station at Enborne 
Row was closed in the early 1960’s, Post-World War II growth 
saw the significant expansion of Wash Common with the 
introduction of new estate development to the south. 

At the end of the 20th century the A34 Newbury bypass was 
constructed. The bypass, which in-part follows the route of the 
old Didcot, Newbury and Southampton Railway, relieved a 
significant bottleneck through the town. The new bypass and 
continued growth has seen further infill development alongside 
the A343 at Wash Common, Enborne Row and Washwater 
effectively forming a continuous pattern of settlement between 
the A34 and Newbury. land to the east is also allocated for 
around 1000 new homes. 

The site of the Battle of Newbury remains open agricultural 
land. Since 1995 this area to the west and north west of Wash 
Common has been protected by Historic England’s Register of 
Historic Battlefields under paragraph 194 of the NPPF. 

The plans opposite illustrate this growth and how the site, 
bound by the A34 would form a logical location for the further 
development of the town. 

PRE 1900 
NEWBURY WITH OUTLYING HAMLETS AND VILLAGES

PRE WWII
RIBBON DEVELOPMENT EXTENDING ALONGSIDE 
NEWBURY ROAD

POST WWII
SETTLEMENT EXPANSION

2000’S/PRESENT DAY
CONTINUED EXPANSION

GREENHAM
COMMON

NEWBURY
RACECOURSE

SITE BOUNDARY

PRE 1990 SETTLEMENT EXTENT

PRE WWII SETTLEMENT EXTENT

POST WWII SETTLEMENT EXTENT

PRESENT DAY SETTLEMENT EXTENT

REGISTERED BATTLEFIELD 
(BATTLE OF NEWBURY)
SANDALFORD PARK

MAJOR ROAD

A ROAD

RIVER ENBORNE

RAILWAY LINE

RAILWAY STATION

0                   200m

PINCHINGTON LANE
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SITE CONTEXT: LOCAL FACILITIES

RETAIL AND COMMUNITY

The site lies a short distance south of Wash Common, a small 
suburb of Newbury which has local shops and a range of 
community facilities. Opposite the site is the Woodpecker Inn, 
a family pub. Within Wash Common, local shops are centred 
around the A343 Andover Road, Monks Lane and Essex 
Street junction, and the around the Falkland Memorial that 
commemorates the battle of Newbury. A community centre and 
library form part of the planned development to the south. 

The diagram opposite identifies facilities at Wash Common and  
the nearby village of Woolton Hill in relation to the site. 

EDUCATION AND CHILDCARE

The site lies within 2km of Falkland Primary School and Park 
House Secondary School, which are both located alongside 
the A343 Andover Road in Wash Common. There is also  
Motessori Nursery located at Wash Common Community 
Centre. Other schools in the area include the village schools in 
Woolton Hill and Horris Hill Independent School. 

1 WOOLTON HILL POST OFFICE AND STORES

2 THE RAMPANT CAT PUBLIC HOUSE

3 THE WOODPECKER PUBLIC HOUSE

4 WASH COMMON LIBRARY AND COMMUNITY CENTRE

5 ST GEORGE THE MARTYR CHURCH

6 SAINSBURY’S LOCAL

7 MONUMENT CLOSE RETAIL

8 WASH COMMON PHARMACY

1 WOOLTON HILL JUNIOR SCHOOL

2 ST THOMAS INFANT SCHOOL

3 FALKLAND PRIMARY SCHOOL

4 PARK HOUSE SECONDARY SCHOOL

5 HORRIS HILL INDEPENDANT PREPARATORY SCHOOL

LEGEND

SITE BOUNDARY
SITE BOUNDARY

RURAL GREEN
RURAL GREEN

SCHOOL GROUND
SCHOOL GROUND

OPEN SPACE
OPEN SPACE

WOODLAND
WOODLAND

BUILT CONTEXT
BUILT CONTEXT

RETAIL AND COMMUNITY EDUCATION

LEGEND

2KM WALKING DISTANCE BETWEEN THE SITE AND 
FALKLANDS PRIMARY SCHOOL
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SITE BOUNDARY

RURAL GREEN
RURAL GREEN

SCHOOL GROUND
SCHOOL GROUND

OPEN SPACE
OPEN SPACE

WOODLAND
WOODLAND

BUILT CONTEXT
BUILT CONTEXT

RECREATION

Within Wash Common,recreational facilities include an 
established recreation ground, play area and allotment site. 
Other facilities in the local area include the Falkland cricket 
Club, Newbury Rugby Club and a fitness club. 

To the south, a large tract of publicly accessible woodland lies 
on the opposite side of the A34. The Chase and Great Pen 
Wood are popular local destinations. The Chase is a local 
nature reserve managed by the National trust with parking 
facilities and guided walks. Great Pen Wood also has a car 
park and network of public footpaths. 

The scheme at Watermill Bridge will enhance community 
access to green space by enhancing links and creating 
access to new spaces, with the aim of creating a healthier 
environment, healthier community and support biodiversity. 

The proposal will include the provision of a new Riverside 
Park, that will provide new access to the River Enborne and it’s 
tributary stream that flows through the site. The new parkland, 
together with other areas of open space will be integral to the 
scheme, enhancing formal and informal recreation provision. 

PUBLIC AND ACTIVE TRAVEL

The NPPF recognises that transport systems need to be 
balanced in favour of sustainable modes to give people a real 
choice about how they travel.

The site is crossed by a Public Right of Way, which connects 
Enborne Row and Wash Common beyond which there is a 
wider network of footpaths and quiet lanes for recreational 
walking and cycling. The A343, Andover Road provides a 
direct route linking the site with Wash Common and Newbury 
Town Centre. Along much of its length the road is wide with 
a grass verge between the footway and space within the 
carriageway for cyclists. 

A bus service operates between Andover and Newbury with 
stops on Andover Road and Washwater Road adjacent to 
the site. There is also a frequent service connecting Wash 
Common with Newbury Town Centre and the supermarket in 
Greenham. 

1 WOOLTON HILL PARK

2 GREAT PEN WOOD OPEN ACCESS WOODLAND

3 THE CHASE NATIONAL TRUST WOODLAND

4  FALKLAND CRICKET CLUB SECOND GROUND

5 FALKLAND CRICKET CLUB

6 BLOSSOMS FIELD PLAY AREA

7 WASH COMMON ALLOTMENTS

8 RECREATION GROUND

9 DAVID LLOYD FITNESS CLUB

10 NEWBURY RUGBY CLUB

LEGEND

RECREATION FACILITIES

LEGEND

BUS ROUTE

NEAREST BUS STOPS TO THE SITE

400M WALKING DISTANCE

SITE BOUNDARY

PUBLIC RIGHT OF WAY

DEPARTING DESTINATION TIME (MINS) FREQUENCY

WASH WATER (WOODPECKER 
PUB/PENWOOD ROAD)

NEWBURY WHARF 10-20 BUS 6 DAILY

ANDOVER BUS STATION 40-50 BUS 4 DAILY
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NEWBURY WHARF 15-20 WALK/20 BUS HOURLY

GREENHAM TESCO 15-20 WALK/20 BUS HOURLY
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SETTLEMENT CHARACTER

ENBORNE ROW

The grouping of dwellings at Enborne Row lies adjacent to the 
site’s northern boundary. The settlement is defined by a linear 
pattern of development alongside the Washwater Road. It 
comprises predominantly post World War II development with 
pockets of modern infill estate housing and a small grouping a 
cottages close to the old railway station, which dates back to 
the turn of the century. 

Properties in Enborne Row display a range of styles and 
materials, with the majority of post World War II properties 
being detached dwellings set back within large plots. Those 
properties immediately adjacent to the site are generally 
chalet- style dwellings with rear gardens that extend to the 
River Enborne. Infill development includes primarily relatively 
small cul-de-sac estates, primarily with larger properties and 
some terraced starter and affordable homes. The late Victorian 
cottages on the Washwater Road are typically of red brick 
construction with slate roofs. 

There are sections of pavement and verge through Enborne 
Row although this is intermittent. There is also a small green at 
the junction with Washwater Road and Andover Road, which 
creates a local focal point. 

WASH WATER

Settlement at Wash Water comprises two groupings of 
dwellings, on land around the Woodpecker Pub (originally the 
Derby Arms) near to the Watermill Bridge and opposite the site 
on Andover Road. 

The majority of development on Andover Road dates back 
to the pre and post-World War II periods. It comprises large 
detached houses within substantial plots. The housing is set 
back from the A343 behind a verge and belt of tree and shrub 
planting. There are also three recently built modern homes 
opposite the existing Andover Road site access. 

The Woodpecker Pub and the Watermill Bridge where Andover 
Road crosses the Enborne are shown on old mapping dating 
back to the 19th Century. A recent infill development of two 
bunglows within the plot of Pine Grange House lies to the west 
of the pub. 

1 POST WAR DETACHED HOUSING WITH LARGE FRONT AND 
REAR GARDENS (WASHWATER ROAD)

2 SMALL GREEN AT THE CORNER OF WASHWATER ROAD AND 
ANDOVER DROVE

3 1970’S DETACHED CHALET STYLE HOMES WITH REAR 
GARDENS THAT EXTEND TO THE RIVER ENBORNE 
(WASHWATER ROAD)

4 RECENT INFILL DEVELOPMENT OF DETACHED HOMES (KNOLL 
GARDENS)

5 LATE 19TH /EARLY 20TH CENTURY COTTAGES (WASHWATER 
ROAD)

ENBORNE ROW

6 THE WOODPECKER PUB DATES BACK TO THE 19TH CENTURY 
ORIGINALLY KNOWN AS THE DERBY ARMS (WASHWATER 
ROAD)

7 RECENT REDEVELOPMENT OF THREE DETACHED HOMES 
(ANDOVER ROAD)

8 PRE WAR HOUSING AND POST WAR HOUSING WITHIN LARGE 
PLOTS (ANDOVER ROAD)

9 ANDOVER ROAD CROSSES WASHWATER BRIDGE

WASHWATER

1 2

3 4 5

6 7

8 9



1 PLANNED POST WAR ESTATE HOUSING TO THE WEST OF 
ANDOVER ROAD (NORMAY RISE)

2 VERY LOW DENSITY SEMI-RURAL LANE WEST OF ANDOVER 
ROAD (GARDEN CLOSE LANE)

3 VICTORIAN VILLAS BETWEEN WASH COMMON RECREATION 
GROUND AND ANDOVER ROAD (BATTERY END)

4 WASH COMMON RECREATION GROUND OVERLOOKED BY 
ADJACENT INTER-WAR SUBURBAN HOUSING (STUART ROAD)

WASH COMMON

5 RECENT HOUSING OFF TULL WAY IN THATCHAM (SOWERBY 
STREET)

6 RECENT HOUSING AT NEWBURY RACECOURSE (RACECOURSE 
ROAD)

RECENT DEVELOPMENT IN NEWBURY
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WASH COMMON

Wash Common is a small suburb of Newbury that extends 
south from local shops at the Falkland Memorial. Whilst the 
majority of housing comprises a planned post-war suburban 
estate, there are also pockets of victorian/edwardian villas 
adjacent to the recreation ground and some very low density/
semi-rural housing to the east of Andover Road. 

Within the area of Victorian/Edwardian housing, typical 
materials comprise red brick and contrasting blue brick 
detailing with red tile or slate roofs. Cat-slide roofs and dormer 
windows are typical within this area (photograph 3) and 
the wider rural area (see the following section - landscape 
character). There use has been repeated in many of the 
modern buildings in Wash Common (photograph 1), Enborne 
Row and Wash Water.

Part 3 of the West Berkshire Quiality Design SPD provides 
a further detailed analysis of the residential character of 
Newbury. 

RECENT DEVELOPMENT

Within the wider area of Newbury, recent planned 
developments include areas around the racecourse and 
Sowerby Street off Tull Way on the northern edge of 
Thatcham. Within the village of Woolton Hill, there are also 
areas of new housing on the edge of the village, off Tile Barn 
Row.

Development around the racecourse is typically three 
storey plus, consisting of apartments and terraced houses 
with integrated garages or rear parking areas with car 
ports. Existing mature trees have been integrated into the 
development to the east and west of Racecourse Road, which 
contributes to an established verdant character. 

Housing off Tull Way is lower density with a variety of detached 
and semi-detached homes. Architectural detailing and open 
space has been used to integrate the scheme with established 
housing on the adjacent lane. Modern housing in Woolton Hill 
represents more generic lower density estate development 
with a main spine street, mews streets and a pocket of open 
space. 
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