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HAMPSHIRE COUNTY COUNCIL 

 
Decision Report 

 
Decision Maker: Regulatory Committee 

Date: 29 September 2010 

Title: Continued use of land for recycling and storage of inert 
excavation materials at Tile Barn Farm, Upton Grey, 
Basingstoke RG25 2RS (Application No: BA166BDB) (Site 
Ref: 72278) 

Reference: 2083 

Report From: Head of Planning and Development 

Contact name: Kristina King 

Tel:    01962 846496 Email: kristina.king@hants.gov.uk 
 

1. Executive Summary  
1.1. Retrospective planning permission is sought for the continued use of land for 

recycling and storage of inert excavation materials at Tile Barn Farm, Upton 
Grey. 

1.2. Objections have been received from Basingstoke and Deane Borough 
Council, Highways Authority and Upton Grey Parish Council. The main 
issues raised are: impact on landscape character (DC3 – Impact on 
Landscape and Townscape), highways (DC6 - Highways), impact on local 
amenity (DC8 – Pollution, Health, Quality of Life and Amenity) and proximity 
to waste sources. 

1.3. It is recommended that planning permission for the continued use of land for 
recycling and storage of inert excavation materials at Tile Barn Farm, Upton 
Grey, Basingstoke be refused on the grounds that the development is 
contrary to Policy DC6 of the Hampshire Minerals and Waste Core Strategy 
(2007). The roads leading to and from the site are of inadequate width and 
alignment to safely and satisfactorily accommodate the additional traffic 
which the proposed development would generate. The road leading to and 
from the site has a substandard junction with Bidden Road which is 
inadequate to safely and satisfactorily accommodate the additional traffic 
which the proposed development would generate. It is recommended that 
enforcement action is taken against the waste operations occuring on site. 

2. Site and proposal 
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2.1. The proposed waste recycling and storage site (see attached location plan) is 
already in operation at Tile Barn Farm, Upton Grey and has been on this site 
and an adjacent site for around 15 years in total. 

2.2. The 0.87 hectares site lies within an undulating farmland and woodland 
landscape setting between the villages of South Warnborough and Upton 
Grey. The site is accessed via Little Dean Lane, which is a single width 
carriageway with few passing places and serves solely Tile Barn Farm and 
Little Dean Cottage. 

2.3. Bunds on the eastern and western side of the site define the developments 
boundary. The northern and southern site boundaries are undefined, 
however permission has recently been granted for a pig barn to the north and 
a new farm house has been constructed 100 metres to the south of the site. 
Land surrounding the site is agricultural. 

2.4. The site is currently operated by A J Harris. Material is brought to the site 
from Cobra’s sites. Cobra operate as a regional sub-contractor for BT and 
undertake small scale works on the public highways and other land across 
which the BT landlines are laid. They operate in Hampshire, Surrey and West 
Sussex. The soils and aggregates from these sites are processed at Tile 
Barn Farm, before being returned for use on the Cobra sites. In addition to 
the use of the site by A J Harris, local landscape contractors bring along 
material for processing and collect processed and screened soil and 
aggregates from the site. 

2.5. The site operates between 8am and 5pm Monday to Friday with up to two 
members of staff operating the machinery on site. The machinery on site 
includes two mobile finger screeners, two diggers and a mechanical shovel. 
Concrete crushing takes place on site, for an average of three days every six 
months. All material that is brought to the site for processing is inert. Wood 
and metals are deposited into a skip. Approximately 20,000 tonnes of 
materials are processed on site per annum. Once permission is granted an 
Environmental Permit will be required from the Environment Agency to allow 
the site to operate. 

2.6. The vehicles which serve the site are a three tonne flatbed lorry and three 16 
tonne six wheel tipper lorries. It is proposed that there will be five lorry loads 
of material brought to the site per day and two lorry loads of material 
removed. The lorry route is proposed to be along Little Dean Lane to the 
north of the site reaching Ford Lane and then the B3349 Alton Road. There 
are 10 vehicle movements made per day with an additional 10 landscape 
contractors vehicles per week. Vehicles are loaded in the afternoon of the 
previous day, stored on site overnight and then leave site fully loaded from 
6am onwards. 

3. Site History 
3.1. Planning permission was granted on 16 February 2010 by Basingstoke and 

Deane Borough Council for the erection of a pig shed, hardstanding, bund, 
associated landscaping and access track (part retrospective). The bund 
which runs along the eastern boundary of the site currently being considered 
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was permitted under this Basingstoke planning permission. A landscaping 
scheme has been approved by Basingstoke and Deane Borough Council, 
and involves the planting of a native woodland strip on the eastern slope of 
the bund.  

3.2. The waste recycling and storage activities have been taking place on this site 
and an adjacent site for the past 15 years. No complaints have been received 
by the County Council in this time. 

4. Development plan 
4.1. Hampshire Minerals and Waste Core Strategy (2007): Policies S4 (Recycling 

and Composting), DC3 (Impact on Landscape and Townscape), DC6 
(Highways), DC8 (Pollution, Health, Quality of life and Amenity), DC13 
(Waste Management and Recycling (including Aggregate Recycling 
Facilities)). 

4.2. Basingstoke and Deane Borough Local Plan Review (2006): Policy E1 
(Development Control). 

4.3. Planning Policy Statement 10 ‘Planning for Sustainable Waste Management’. 

5. Consultations 
5.1. The Local Member, Councillor Mrs McNair Scott has been consulted on 

the proposal and no comments have been received. 

5.2. Basingstoke and Deane Borough Council object to the proposal for the 
following reasons:  

(i) the proposal would have an adverse impact on the landscape character of 
the area due to the industrial nature of the activities, which would conflict 
with the quiet, unspoilt, rural character of this countryside, contrary to 
Policy E6 of the Basingstoke and Deane Borough Local Plan 1996-2011, 
Planning Policy Statement 10 ‘Planning for Sustainable Waste 
Management’ and Policy W17 of the Regional Spatial Strategy; 

(ii) the local highway network is considered inadequate to serve the proposed 
development, by reason of its width, alignment and general geometry. The 
proposal, if permitted, would result in the generation of uncontrolled 
numbers of additional vehicles of an inappropriate size, weight and type 
entering and leaving Little Dean Lane to and from the north, which is 
signed “No vehicles over 6 foot 6 inches width except for access” at its 
junction with Ford Lane. The proposal will therefore interfere with the 
safety and free flow of traffic on the local highway network and fails to 
provide safe and convenient access for potential users giving rise to 
conditions detrimental to highway safety. As such the proposal is contrary 
to Planning Policy Statement 10 ‘Planning for Sustainable Waste 
Management’, Policy W17 of the Regional Spatial Strategy and Policy E1 
of the Basingstoke and Deane Borough Local Plan 1996-2011. 
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5.3. Environment Agency - No comments are made in relation to the planning 
application. The Agency identify that the proposal would no longer benefit 
from an exemption and state that the sites undertakings must, by 6 April 
2012, either apply for an environmental permit or cease the operation. 

 

5.4. Highway Authority cannot make a positive recommendation for the 
following reasons: 

(i) the roads leading to and from the site are of inadequate width and 
alignment to safely and satisfactorily accommodate the additional traffic 
which the proposed development would generate;   

(ii) the road leading to and from the site has a substandard junction with 
Bidden Road which is inadequate to safely and satisfactorily accommodate 
the additional traffic which the proposed development would generate.   

5.5. Upton Grey Parish Council raise objection to the planning application for 
the following reasons: noise pollution, dust pollution, increased traffic, erosion 
to the edges of the carriageway and impact on the quality of life of nearby 
residents. 

6. Representations 
6.1. No representations have been received from those residents notified. 

7. Commentary 
7.1. The main issues raised are: impact on landscape character (DC3), on 

highways matters (DC6), impact on local amenity (DC8) and proximity to 
waste sources. 

7.2. Basingstoke and Deane Borough Council’s comments regarding the 
development being contrary to policy E6 of the Basingstoke and Deane 
Borough Local Plan 1996-2011 are noted. However, the site is located within 
an undulating rural country landscape and is well screened. Owing to the 
bunds and woodland surrounding the site, as well as the additional planting 
approved by Basingstoke and Deane Borough Council on the bund to the 
east of the site, the impact on the landscape character is judged to be 
minimal. If permission was to be granted, restrictions on the height of 
stockpiles would be conditioned to prevent the stored inert waste being seen 
above the bunds. The activities on the site are not contrary to Policy DC3.  

7.3. Highways concerns have been raised by Basingstoke and Deane Borough 
Council, the Highways Authority and the Parish Council. Policy DC6 states 
consideration should be given to highway capacity, road and pedestrian 
safety, congestion and environmental impact as well as the proposed volume 
and nature of traffic generated and the suitability of the proposed access and 
road network. It is noted that the level of traffic generated by the proposal is 
low, and a traffic count has been supplied to illustrate this. The traffic count 
was not carried out by an independent source and can therefore not be relied 
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upon. Sections of the highway have poor visibility, and the existing pull in 
areas which exist are limited. Additional passing places would be required to 
enable vehicles to pass safely along the entire length of the highway. Not 
withstanding that, Little Dean Lane is considered to be of inadequate width 
along its length for the proposed use by HGV vehicles, with evidence of 
verge degradation and overrunning along its length. The junction of Little 
Dean Lane and Bidden Road is not considered suitable for the proposed use, 
with visibility to the left being poor. It is anticipated that vehicle speeds are 
low along Bidden Road, however a speed survey has not been submitted to 
support this. Whilst vegetation clearance has improved the visibility of up to 
32 metres at the junction, further vegetation removal as well as a speed 
survey are required to ensure that this is acceptable. Whilst carrying out a 
routine site visit, A J Harris vehicles were witnessed travelling south from Tile 
Barn Farm, therefore not adhering to the proposed northern routing to the 
B3349. The route to the south passes through the village of Weston Corbett, 
which is not considered to be a suitable alternative. The proposal is 
considered to be contrary to Policy DC6. 

7.4. Issues of noise and dust from the operation of the site have been raised by 
the Parish Council. However, the site is situated over 400 metres from the 
nearest housing not under farm ownership. A combination of this distance 
and the small scale nature of the development lead to a conclusion that the 
issues of noise and dust are not significant and not contrary to Policy DC8.  

7.5. The site operators have no specific site from which they work, so whilst it is 
noted that the location may not be close to the waste sources at all times, it is 
considered to be a central location for the applicant’s catchment area for 
recycling and storage of materials. The issue of proximity is insufficient 
ground for refusal of permission.  

7.6. The proposal is contrary to Policy DC13 as it does not fall within any of the 
categories specified by the policy. Notwithstanding this, the recycling and 
storage of waste has been taking place on the farm complex for a substantial 
period that leads to the conclusion that the land is not required for agriculture.   

7.7. In conclusion it is noted that the road network that provides access to the site 
is considered unsuitable with unsatisfactory visibility and passing provision so 
the application is not in accordance with the development plan. Not 
withstanding the other merits of the application – including its longevity and 
lack of complaint in that period - these are insufficient to justify departure 
from the plan in respect to highway safety considerations.   

8. Recommendation 
8.1. It is recommended that planning permission for the continued use of land for 

recycling and storage of inert excavation materials at Tile Barn Farm, Upton 
Grey, Basingstoke be refused on the grounds that the development is 
contrary to Policy DC6 of the Hampshire Minerals and Waste Core Strategy 
(2007). The roads leading to and from the site are of inadequate width and 
alignment to safely and satisfactorily accommodate the additional traffic 
which the proposed development would generate. The road leading to and 
from the site has a substandard junction with Bidden Road which is 
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inadequate to safely and satisfactorily accommodate the additional traffic 
which the proposed development would generate. It is recommended that 
enforcement action is taken against the waste operations occuring on site. 
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Links to the Corporate Strategy 

 
Hampshire safer and more secure for all:     yes 

Corporate Improvement plan link number (if appropriate): 

Maximising well-being: yes 

Corporate Improvement plan link number (if appropriate): 

Enhancing our quality of place: yes 

Corporate Improvement plan link number (if appropriate): 
 
 
Section 100 D - Local Government Act 1972 - background documents 
 
The following documents discuss facts or matters on which this report, or an 
important part of it, is based and have been relied upon to a material extent in 
the preparation of this report. (NB: the list excludes published works and any 
documents which disclose exempt or confidential information as defined in 
the Act.) 
 
Document Location 
Planning Application for: Continued use of 
land for recycling and storage of inert 
excavation materials at Tile Barn Farm, 
Upton Grey, Basingstoke RG25 2RS 
(Application No: BDB72278) (Site Ref: 
BA166) 

Environment Department, Elizabeth II 
Court West, First Floor 
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Annexe to Reasons for Refusal 

(as required by Article 22 of the Town and Country Planning 
(General Procedure) Order 1995 – as amended) 

 
HAMPSHIRE MINERALS AND WASTE CORE STRATEGY DPD 2007 

 
S4 - Recycling and Composting 
 
There will be a progressive increase in the average recycling and composting 
rates for all municipal, commercial and industrial waste to 50% in 2010; 55% in 
2015 and; 60% in 2020. 
 
DC3 - Impact on Landscape and Townscape 
 
Minerals and waste development will only be permitted if due regard is given to 
the likely visual impact of the proposed development and its impact on, and the 
need to maintain and enhance, the distinctive character of the landscape or 
townscape. If necessary, additional design, landscaping, planting and screening, 
including planting in advance of the commencement of the development, should 
be proposed. 
 
DC6 – Highways 
 
Major mineral extractions, landfills and ‘strategic’ recycling, aggregate processing 
and recovery and treatment facilities, will be permitted provided they have a 
suitable access to and/or route to the minerals and waste lorry route as illustrated 
on the Key Diagram. In all cases, minerals and waste development will only be 
permitted if it pays due regard to the likely volume and nature of traffic that would 
be generated by the proposal and the suitability of the proposed access to the 
site and of the road network that would be affected. Consideration should be 
given to highway capacity, road and pedestrian safety, congestion and 
environmental impact, and whether any highway improvements are required and 
whether these could be carried out satisfactorily without causing unacceptable 
environmental impact. 
 
DC8 - Pollution, health, quality of life and amenity 
 
Minerals and waste development will only be permitted if due regard is given to 
the pollution and amenity impacts on the residents and users of the locality and 
there is unlikely to be an unacceptable impact on health and/or the quality of life 
of occupants of nearby dwellings and other sensitive properties. Where 
necessary minerals and waste developments should include mitigation measures, 
such as buffer zones between the site and such properties. 
 
DC13 - Waste Management and Recycling (including Aggregate Recycling 
Facilities) 
 
Waste management developments (excluding landfill) will be permitted provided  
that the site: 
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a. Is identified as a site, or within an area suitable for waste management 
uses, in the Hampshire Waste Management Plan or Minerals Plans, or 

b.  Re-uses/redevelops previously developed land and/or redundant 
agricultural and forestry buildings (including their curtilages), or 

c.  Is within a planned area of large-scale development, or 
d.  Is on employment land, preferably co-located with complementary 

activities, and 
e.  Has good access to, the minerals and waste lorry route as shown on the 

Key Diagram, and where possible, the site enables the use of water-borne 
and rail freight, and 

f.  In the case of recovery and treatment sites, incoming waste shall be 
subject to pre-treatment, either on or off site to maximise the potential for 
recycling, and where technically possible, energy will be generated and 
used and the by-products, including heat, will be reused or recycled, and 

g.  In the case of sites providing public access, the site shall be accessible for 
use by disabled people. 

 
BASINGSTOKE AND DEANE LOCAL PLAN REVIEW 2006 (ADOPTED LOCAL 
PLAN 1996 – 2011) 
 
Policy E1 – Development Control  
 
Proposal for new development will be permitted provided that they are of a high 
standard of design, make efficient use of land, respect the amenities of 
neighbouring occupiers, and do not result in inappropriate traffic generation or 
compromise highway safety. All development proposals should therefore: 
 
(i) respond to the local context of buildings in terms of design, siting, density 

and spacing, reinforce attractive qualities of local distinctiveness and 
enhance areas of poor design; extensions should respect their host building; 

(ii) provide a comprehensive landscaping scheme, where appropriate, enabling 
the development to successfully integrate with the landscape and surrounds, 
and not result in the loss of or have a potentially adverse impact on protected 
trees; and 

(iii) not generate traffic of a type or amount inappropriate for roads, properties or 
settlements in the locality, and provide safe and convenient access for all 
potential users, integrating into existing movement networks and open 
spaces; and 

(iv) provide a co-ordinated and comprehensive scheme that does not prejudice 
the development of adjoining land; and 

(v) incorporate features to minimise the energy consumed in the construction 
and future use of the building, conserve water and minimise water use; and 

(vi) create attractive public spaces, which are safe, minimise opportunities for 
crime, facilitate public enjoyment, and foster the legibility of the built 
environment; and 

(vii) minimise the potential for pollution of air and soil and not create noise or light 
which harms living and working conditions or the public’s enjoyment of the 
built and natural environment. 

 


