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POWN AND COUNTRY PLANNING ACT 1971

To IUFF BUILDINC LD NOLINGHAM DISTRICT COUNCIL
C/0 ANDREWS KALIK BSSOCIATES COUNCIL OFFICES
SHUT: ERD

THE STUDIC
WOKINGHAM BZRKS R:11 1BN

4 ALEXANDRA ROAD
READING RG1 5PD

l ~OCAL GOWERNMUNT ACT 1272

Application No (0 ) 2R°92a

|
Il".' Proposal
=~ RuVELOPMENT COMPRISING 177 NWELLLINGS WITH CACILITIES
%  QCLUDING COMMUNITY CENTRE NURSING HOAD SHOPS AND
RECREATIONAL FACILITIES
TAND BETWEEW. LODGL ROAD AND TAPE LAND ST N.Z:.CLAS
HURST
The Wokingham Di.-.ict Counclil in pursuancs Q. their pows:s un. 'Y tha ancwvu Acts
hereby REFUsg to grant planning sormission ia rzspeet O th. .b. '« awroiopment
as descriled in the application and the Accompanylng piuils ubm:uroad by you to
the Council for the following rvasons

"

development within oxisting sottl-mants wil: not aormaliy 9o
permitted exceut in special cireumstances 3ucn as tnat s3Sontial
to agriculture or simiiar use of land s oticy CRLNRTOYC:S
generai objectives of properiy plann i Ao roomrnt and che

. conservation of agricultural Land and Landscape/amanlty vasues
There is insufficient avidence submittsad to justiiy a Gupartave

from this policy (R1%52)

g 1 Th. sitc s wnc: g o Wrtioow milbar.d £ Indnay B @ b
: Plan which is an unnotab.d or Bastodl oy 1 T GEL A w'tnin
! which development other thaf rosta.ntoa sad ang: sdly

{

'

< g’
[3

i

2 The proposal confliicts witi: the proposais containsd in the approved

Local Plan for Hurst and wiltl hu i.trimental To the

successtul implementation of Ti.: princivles oi the lan (R169)

T

3  The proposal repr.sents an unolanned 3pr ed OO devenjp@aant outside the
confinea of a village [t will intrude .pLo tiie rura. Lcroundings oY
the village and wili D jutrimeatal ©Y the character and visual amanity

of the area {RB6A}

S

R

The proposal will ailso result in thu :oss ot Land capable of agriculturdal

use (R205)

5 The proposed devolopment is contrary tu policics o the
Central Berkshire Structure Flan wiicii state that (R230)

rel=sased buiore

a3 e et Ay = b tmn

“No further land ror housing on wajor sites wiil be
1983 Phased yrovision will then be made auiiicient for the davelop-
! ment ©of about an additional 8000 dwellings on major sites (Pol:cy

H4)
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- 277 &ffhe County Council proposas some continuard doveloanent on snall sites

f *7 on the fringes of the main urban araeas ~ad in other sz2ttlemencs outside
! ‘ «he confines o:; the =:xisting bujlit-up ar.as of meading Wokingham and
L:, Bracknell Normal iy such dovolopmert will only buv pemmittaed if it
-
B

"’

T

- -l .
\

involves infilling rounuing-ovi or small scalv rudevelopment devzalopment
should be appropriate to the pnysicul soclial and visual charactzr and
structure of the settlement and coniord <ith other policies in this plan
(Policy H6)

“It ig the County Council's volicy tnac the local pianning authorities
in considering propesals .Jor d.v-lopn2nt and in drawing up local plans
to muide this development should take fu'i account of the need

——ymr w—r— -

(a) =g sefcguard arpas oI spacial archit :ccural historic townscape

- g ey 2 T e Sy i 6

\ ]

or landgcape Cl@aIact.z wi.thrI &7 1ot th..vy are deslgnated . -
! . H . . . ) .
conservation areas e -

{b) To prevent additiuns to ¢xisting sporadic or dispersed dev.lopment
(ﬁ'} which is not within an ezisting scttiemeht (ossussing a basic range

of sorvices

"{g) To ensur: in towns villag2s and suburbs that wdevitoped land
that pas a soz:cial visual significance .n r-lation to the chatracvtoer
of the plac. 15 reoneitied ard nalcguarwad rrom devolopment

(d) To protect umjwrtant open land botween settliements particularly

: hetween Wok:rjnam and Srackn.::  ° (Policy ENZ)
i
' |
t TWiTI.N aLLafn dinn. oy 0P partiy gl s s oo orera Land dses (whooor
i . ’
; Or £ product.v VOor s aving o fura MEIFSA LUl Lo cuirse Y ratboon b
t , . - .
productiv.: land amd €he caadscans saov Ap wimo oage and thare § a

! PreSumption against wv s OpmenT oKe b ‘n 1o oliowlng categories

t {a) Development ngs2ntial to th us. a7 ang Cor agriculture og
ff forestry
i

. {b) Mincral oxtraction

. . , ) , T .
eae o {€) Develotment assoc1ate5 withyegr-a-.on o a scalv and tym:e
' appropriate to th countryside

{d) Public utilities which cannot o locatsda 2isoewh.re
! ' '
i {e) Any other purpos: Whol:iy appropr:ar . t» a4 ruval ar=a - (Policy EN5)

The proposed velopment is contrary Lo <it. foLlowing propeszd pulicies
contained in tue Review of Barkehir.' s sirugoure PiLans Submission Documen. -
' \ (o

Policy H1 H2 H3 HE (Housing Devoiopmeont outside =Xiscing settlements) (8215}

Policy ENi1 (Gonural LoLigles :imiting woo spread of development-
Laml outside setcivmonts) (hV18)

Policy EN4 (Gen:ral policies limiting the spread o1 doevolopment-
gettl¢ments and their sctting) (RV20)

Poiicy ENS (Generai policies Llimiting the spread o: deve.sopment=
Bailt ar-as and the countrysids}(RV21}
e - .

h

! Polticy ENZo {Berkstire's herltage-
; nrchaeciogy) (RVAG)
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¥Dndﬂx the provisions o: Article 12 o the Town and Country
pPlann:ng Goneral Dsvelodpment Orders 1377-81 une Berkshire cou"}v
Tounclil, as Highway Autlority has directad that prraission Le
refused for the tollowing reasons ~-{R2%1)

s 3 The distributor road syst.m is overioadced at peak times and tiy
auditional traffic which would he genzrated by this proposal wayjy

! exocerbate this situation (R276)

] 9  The aistributor road syst.m is gup scand:rld and tne addivional

creffic which would be gunerated by tnis propo,al would
adversely atfect the rlow and safols of rraffic (rR277)

10 The proposed development docs nat @ake provision for acceptablﬁ fiany
links to the surrounding footway network (3258} ‘Hq

- - -‘
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Departmants of the Environment and Transport
Soutn Last Fogicnal Gffice
Charles House 375 Kensington High Street London W14 8QH

Direcy ine  01-805 9085
Switchboard 01-605 3000
GTN 2570

~._  Your reference

N\ ARK/EB/LUFF
'm.\V_,S,\ ut referenca

. \APP/H0330/A/86 /56045
a

1 0 NOV 1988

A R Kimber and Company
Solicitors

24 Cheap Street

NEWBURY. (

Berkshire
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Gentlemen . Vs

TOWN AND COUNTR.Y FLANNING ACT 1971 - SECTIGN 36
-APPEAL BY LUFF BUILDINGS LIMITED
APPLICATION NO, 25924

R e am .
,l‘.\
R

1. . I am directed by the Secretary of State for the Environment to say that
consideration has been siven to the report of the Insyector, ¥ J M Steers 2a(ezs)
Registered Architect who held a local irquiry into your clients' appeal against
‘thé decisicon of Woxingham District Council to refuse outline planning rernissicn
for residential accommodation for the the elderly (over 55} including shers,
cormunity and medical centre and nursing home on land between Lodge Read and

Tape Lane, Furst,

2. A copy of the Inspecter's report was enclosed with the Department's letter
of 2 February 1986. The inspector's conclusions are now reprcduced in Annex A
to this letter. He recormended that the appeal be dismissed.

3. The Department's letter of 2 February invited your clients, the Districs
Council and other interested parties to make representations as to how cr whath
the Secretary of State's proposed modifications to the Replacenment Strucuure Pl
affected their arguments on this appeal. The response from the main parties is
made in your letter of 25 March on behalf of vour clients, in the District Council's
letter of 3 March and in the County Council's statement of 31 March 1988. Ccnies

of these letters are appended at 2nnex B to this letter. )

e

2
=

.

4. The main points of your clients! further representations are first, on
the matter of housing land supply, that .the issue new falls to be considered in tre
liqght of the proposed modification to the Replacement Structure Plan te incrs
housing’ provision in the distriet, and the subseguent invitaticn by the Sscre
of State to ZERPLAN to consider the figures and implications of the recently
published 1555 - based projections which indicate an identified 14% growch
rate in the Scuth East Region. The proposed modifications accept that zd3iticnal
cdevelopment will involve an impact on the environment and infrastructuere kut
puts this in coatext with the need to secure protecticn from development
land within the Green Bel: and Areas of Outstanding iiatural PBeauty. As f
way in which the modifications affact calculations of housing land supply
drew attention to an appeal decision of 14 January 1938 (APP/CO303/A/B4, 2435
wnich in your view supports the continued use of a calculation based on the
Central Berkshire area and an anrnual puilding rate until such time as the Reslacemsnt
tructure Plan is finally approved. You consider that on this basis there
considerably less than a & y2ar supely of housing land and therclfors a strong ores

favour of the appes ildevelorent. Yoo say that the apreal propesals are cacable of early 1T
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.7 and will go some way to meeting identified pressures in the early part of the

Structure Plan period to 1992.

5. As for environmental and sccial issues, you submit that the Inspector's
conclusions were reached on the hasis of his assumption that there was a
sufficiency of housing land and they now need to be re-assessed in the light

of the proposed modifications, with particular reference to paragraph 1.11

of the Secretary of State's Statement of Reasons which' is clear that land
without special designation cannot be considered immune from the possibility of
development. You enclosed a plan showing changes in land uses around the appeal
site since the inquiry. You argue that in concluding that the appeal proposal
would project into open countryside and alter the form and visual character
of the village, the Inspector does not identify any national, regional or
development plan objective that would be harmed by this. In your view, any
development on new sites in the Wokingham area will, if well related to
existing settlements, inevitably ke on open land which is visible from the

read network and adjacent housing.

6. On the social issues, you argue that the proposed modifications make

no reference to thée provision of specialist forms of housing and it is particularly
important, therefore, that full weight is givan to the evidence of need for such
housing. The Inspector has pointed to draft District Plan policies which seek
to make the area attractive to people in the younger age groups. The statistics
show that these policies do not appear capable of implementation and the Secretary
of State may wish to consider whether policies which prove to be ineffective
should act as a stumbling block for alternative proposals.

7.. In their letter of 31 March the District Council subnit that the situation
regarding housing land supply is simplified by the proposed modifications
because it is now possible to make calculations by the residual method at the
District level. It was agreed at the appeal inquiry to take the 5-year period
1 April 1987 to 31 March 1992. Disregarding recent appeal decisions to allow
development and including an allowance for small unidentified sites of less
than 0.4 hectares, the Council submit that there is 5.49 years' supply of
housing land. }

8. In summary, on the countryside and environmental issues, the Council say
that it is clear that the proposed modifications contain environmental policies
which continue to support their argument that the appeal proposal is unacceptable,
and provide a policy background to the conclusions which the Inspector has

reached on these issues. The District Council's letter of 25 July enclosed
details of an interim housing strateqy adopted by the Council for considering
applications for planning permission for dwellings in the period between the
publication of the proposed modifications to the Replacement Structure Plan and
its approval. The strategy seeks to ensure that;pending approval of the
Replacement Structure Plan, the fundamental concept of reducing the rate of
housing growth in accordance with Policy Hl of the proposed modifications of the
Secretary of State is not prejudiced by the granting of planning permission in
excess of the provision required by the policy.

9, The County Council argue that while the Replacement Plan must now attract
considerable weight, there are substantial objections to the proposed modificaticns
and it is by no means certain that these will be confirmed. In their view, the
Replacement Plan as submitted should be used as the basis for calculations of
housing land availability and on that basis it can be shown that there is more

than a 5 year supply in each of the Districts at April 1987.

10. Representations were alsoc received following the Department's letter of .
2 February from I J B Richardson, Frederick J Young on behalf of the Hurst Village
Society, N Morley, Mrs J Fiennes, G T Leslie, Mrs N F Bassett, Mrs R N Koble,
Professor D C Bassett, G J S$iddall, G E Langton, and the St. Nichclas Hurst

Parish Council. All of these re-iterate their earlier objections to the appeal
proposal and feel strongly thatthe propoced modifications re-inforce the Inspector's
conclusions on environmental and visual issues, and the validity of his recommendaticn
that the appeal be dismissed.
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soulh of the M3 at Reading is not now"identified as a strategic locaticn for‘new
LR 144 . . ! i . -
hnu;ing put that is not seen to affect the argquments put forward by the parties

on this appeal.

12. In determining. this appeal, the Secretary of State has had regard to all the
representaticns received before and since the inguiry and to the Inspector's regort
and the evidence put in at the inquiry.

13, The Secretary of State has considered the evidence and the Inspector's
conclusiofs.In his opinion a prime factor in this case is the effect of the
Proposal on the Parish of Hurst, the appeal site and its surroundings.

14. As pointed out at the inguiry, the Replacement Structure Plan contains

a strong presumption against development which increases the visual intrusion
by buildings on the countryside and extends development beyond tree belts or
other natural features which soften or screen the edge of built-up areas.

15. 1t is accepted that there is existing development to the north, south and

east of the appeal site and that it is for the most part bordered by trees

and hedges. However, having regard to the ervircnment policies and to the

physical characteristics of the Parish of Hurst and the appeal site and its
surroundings, the Secretary of State agrees with the Inspector that development

of the appeal site would project development into the open countryside.

He also accepts the Inspector's conclusion that while the rroposed
development may not substantially breach the tree and hedge line along Tape

Lane it would extend beyond and then lead to a breach in the tree arnd heige line

on Lodge Road. He shares the Inspector's _view_that_the proposal would represent

an intrusion into the countryside and_would, by substantially filling in the

inside area of what was described at the inquiry as_an inverted 'C’, completely
‘éifér‘tﬁé'fg;ﬁqugﬁgigual,pha:gg;gg_gﬁ,tnghgiliggguwHe further agrees with tHa
Inspector that extension westwards of development would tend to visually

close the gap between the daevelorment to the north and south to the detriment

of the visual amenity of the area. The Secretary of State notes the plan sukmitted
with your letter of 25 March up-datiny the land uses that apply to the area surround:in
the appeal site, and the appeal decision of 21 Serptember 1987, (ref: AFP/HO320/2/86/528233
enclosed with your letter of 27 Newember 1987, but in his opinion the cbjections identified by the
Inspector remain valid. .

16. As for the social issues, the Secretary of State does not doubt that the
proposal, because of its size in comparison with the main built-up part of Hurst,woul:
have a major 2ffect both in relation to the character of the village itself

and on the existing community. It might well have the effects on the social
structure suggested by the Inspector, and the introduction of some 300

persons in the 55 plus age group could have a negative effect on the vitality

of the village. As the Council recognise, it is difficult to be objective

about such matters. However, the Secretary of State does not consider this

to be a critical factor in this case ‘although it seems to him to lend weight

to the arguments against the proposal. ‘

17. You argue in your letter of 25 March that in concluding that the appeal
proposal would project into open countryside and alter the form and visual’
character of the village, the Inspector does not identify any national,
regional or development plan objective that would be harmed by this. Wwhile it
is accepted that in some villages provision can be made for modest development
without damage to the countryside, and that this can help to sustain smaller
communities, Departmental advice on development in rural areas, most recently embodied
in Planning Poliqy Guidance 7, considers that _sites shodld ke well~related

in scale and location to existing development, patterns of settlement

and surrounding land uses. As explained in paragraph 13 above, the

Secretary of State does not consider this to be the case here. He

is satisfied that the proposal conflicts with objectives underlying strategic
policies contzined in the recantly acproved Structure Plan for '

the protection of the countryside, and for the control of development in
villages, and he also has in mind the objective in his Strategic Guidance of
17 June 1986 to accommodate new development while conserving the countryside.



18, yourclients have produced evidence of a need for the type of accommodation
Proposed and contend that there is a shortfall in the housing land supply.
However, the Secrctary of State agrees with the Inspector that the proposal
would cause demonstrable harm to interests of acknowledged importance and in his
opinion the objections identified above are sufficient to justify a refusal

of permission for the development of this site whatever the position on

land availability and even in those circumstances where there was shown to be a
Presumption in favour of development under paragraph 29 of the Planning Policy
Guidance 3, or a need for the type of development proposed, In the light of
these conc1u51ons, the Secretary of State does not find it necessary to express
any view on ‘the issue of housing land availability.

19 For all the reasons given above, the Secretary of State accepts the
Inspector's recommendation and hereby dismisses your clients' appeal.

I-am Gentlemen,
Your obedient Servant

%@@W

MISS J R POOL
Authorised by the Secretary of State
to sign in that behalf.
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dting in miad the. above facers

. Appellants' Case
3%08. The r*.a:‘n thrust of the aprellanes! argument 1s that theve is a special nood T
' secumisodation for pconle heading towards vetiremont together vith ancillavy
facilitics for their well~- being and to cater for lelsure pursuits. Such

-

ead is
considered sufficlent to override vestrictive environmental! pollcies contained vigns
the statutdry Structure Plan, the non=statutory bistrvict Plan and {n the ersr ginny

Keplacerment Pian, However, {t {s contended that by its lecatiecn and by thae
‘characteristics of the site, enclosed for the most part by tree and hedge lines, tha:
the developzent would not be haraful to the visuval amenity of the arvea or to the
character of Hurst.

.

+ 327. The appellants also argue that a presunption in favour of housing should -:]}'
l as they consider that there is an identifiabla chortage of a 5 Year supply of hous
land in Ce1t;al Berkshire.

l.-Land Availability

328. .There is a funda=ental disagrzement betwe en the 2 p
' calculating the supply of Fousinz land. 1In the gast (L %
residuval zmethsd of calaulation has naot Seen .;prn._.,ria:e p
Berkshire due to the contingent nature of the Structurs ?

rties on the methed of
as heen accepred tha: ths
n reiac ion tc Centra;

lan

/)

‘©f Policy Hi, viz the provision of an additicnal 8,000 houszs afrer 1982 This,

. tcgethﬂr with grovth area status, has led to the uge of annual boilding rates 1+ laas
supp*y calevlztions. This rate has fluctuated siace the peblization of che Siructurs
Flan, but a figure of 3,000 dwellingz par vear has been accepted and zadarsed v othoa

. Secretary of Stzte in 2 number of recent appral declsiens. In fact annu2l Suilsiar
rstes over tha last 4 vears have bdeen well i{n excess of that figure with peaks in
1983/4 and 15%4/5 of 4,156 and 3,938 dwellings Tespecrively. The svevape over the

. lzst 5 years teing som=2 3,545 d¢wallings ger annun. Thic figure is well above tre
original 'rzpid growth' trajectory conte=clsted {n the ‘Stiructure Plan (Tatle 4.1Y 5%
31,600 dwellings (3,180 dwellings ger annum) for the nzriod 1976-86.

o«

' 32%9. However, in a letter to the Chaircan cf SERPLAN dated 1% June 1986, ihe
Secretary cf Stzte while eadorsing the wajor strategic objectives of the Rezisn'e
davelopmen: which {ncluced accoznzzdating new developrent while con 1serving th

l c..u_ntryside, stated that "... the scale of fururae hcusing provisioa proposes by
SERFLAN dces not indicsite a continuing need to concentrate a larze part of
development in major growth areas™. hceompanying the letter was an annex whic

l Incleded the distribution of additional dw;..ll....,,* {i{aciusive of conversions) for the
vhsle of Berkshire as 25,500 (2, 353 ¢wellings per. annun) over the perlod 18612001,

This guideline togather -fluh the Jraft pchc:.ea in the ?eplace ®ent Plan (w'uch LovETs
the vhole of Terlshire). clearly i
#way from rapid growth in Berkshiv

ndi

‘e,
330. It would appear to =z therefore tha at this point in time that corsideration
kes to be giv possiblie mathods of calculating a 5 year laud supply fron 2 hase
dzte of 1 Apr

IETH L

n o 3
1 1987,

l 3"1. Firstly, by reverting back to the residual rethed ¢{ calculation for Central
evkshire. The appellants do not consider that such- a methed is aprropriace in this
‘La-e. The counctl, althouzh ha 3 some resevvations, consider that while ‘r was nors
l en appropriate tasis in the past new that the Structuve Plan {s nearing the end of
te plan peviecd, arnd the 2ddite 1 prevision of £,009 dvellings reguired undisr
Felicy 14 can b2 included in fu e moethed could b2 consildevad.



332. Sccondly, by using the past building vates. This method is favoured by the
sppellaonts Such rettied however would tend to perpetuste the 'rapid arowth!
strategy, an1 I consider that at 2 tlme whea the Secretary of State has {ntimated I
his strateglce guldance the move awav from concentrating developzent in major grow:h
areas that such an approach has to be treated with a great deal of caution. To tils
end the emarging Replacement Flan has to be considered as a material considerstlen.
While the exaczination in public parel's report has not vet been submitted to the
Secretary “f Statle, the alp of the, Replacesent Plan s towards limited 2rowth. A
corntinuation of rapid growth, that would ensue from the use of past building rates,
would extend such growth well into the Replacezent Plan period. Obviously there
cannot be u's.arp change from rapid to .lim{ted growth due to the commitments arisize
from planning pernissions already granted but, {f the proposals contained within the
Replacement Plan are not to be compromised, even if substantial modificatisng are

‘eventually to te made to the plan, account has to be taken of the principle of movirn

away from rapid to limited growth. The council concede that £f this method ware to
be used there would be a shortfall in the 5 year supply of housing land, viz 3.7
years on a land supply of 11,086 at the base date.

333. The third method would be to use a residual calculation based on the proposals
contained within the Replacenent Plan, apain this finds no favour with the
appellants. However, the Replacexzent Plan, which covers Serkshire as a whole, could

"enable a calculation to be done on a district basis ard to this extent this =zethod

finds favour with the council. This method would indicate a 9.4 years' supply In th
Wokingham district frox the base date (local authority calculation).

334. In wy opinicn the zethods favoured by tha 2 parties, viz on annual buildlﬂg
rates and on the Replacement Plan, represent the 2 extremes at this point in tia

that is rapid growth 2s zgainst lizited growth. By using the residual method of
calculatfon btased on the recuirezcnts of the Central 3erkshire Structure Zlan I
consider that a satisfactory ccsprozise between the 2 strategles of rapid and lisits
growth would be achicved. <While the residual zethed has not fournd favour in the pas
I take the view that because of the special nature of the tizescale and the overlap
occurriang between the outgoing and the emerging Structure Plans that it would be an
appropriate method to use at this time.

335. There is a dispute between the parties as to the land supply situatisa as at
the base date. The council putting in 2 figures, nanely 11,566 dwellings which
fncludes 3 recent appeal decisions, ard 11,086 dwellings uhich excludes thezx. In =v

.opinfon the dwellings covered by the 3 decisions should be excluded as they fall

beyond the base date. The appeliants indicate a figure of 10,942 dwellings. The
difference of 144 dweliings between the appellants' figure and the council's lower
figure 15 in relation to the compietion rate on a site at Woodley Alrfield.

336. There is no dispute between the parties as to the provisions of Policies H! ar

" & of the Centrzl Berkshire Structure Plan, namely 31,700 plus 8,000 dwellfngs (1 Jul

1976~30 Juna 1991); but there is disagreement in. relatioa to the provisions under
Policy H2  (small sites). The council using the Structure Plan figure of 3,750
dwellings (259 éwellings per annum), and the appellants 8,220 dwellings (3548
dvwellings per aanum) which is the actual out-turn. While the actual out-turn figure
are a fact they are in oy view a result of 'rapid growth' strategies, and for the
purpose of this calculation consicer that during the transitiornal period hetween the
outgoing and th: ecerging plan the extant Structure Plan figure of 3,750 would be th

nore approprilate to use.

337. The resultant land availability calculation (Docuzeat 8/J) would result in a

5.02 years' land supply fron the base date on a land supply for 11,086 dwellings. 17

tire appellants' land supply figure vere to be used thcn there \ould be a supply of
L.%5 years.

52



'] 338. The difference between the parties on the larnd supply figure of 144 dvallirps
1s, as has previcusly been wentioned, in vrelatlon to the rate of completicns on
site at VWoodley Alrfield where the develeper has intinated a slowing down of
coopletion rates from that previously achicved. Obviously matket forces have te ba
taken into consideration, but it would appesr to wme that on a site with no
constraints and which is already belng devcleped in an area of high demand that it

' vould, notwithstanding the letter subaftted by the developer of that land
(Document 4/42), be capable of sustaining or improving on past rates.

a

' 339. 1t is' appreciated that the calculation indicates a narvow band around the
5 year figuve, and that calculations of this nature caanot be very preclse. However,
I am of the opinion that at.the base date there is just a 5 year supply of land, and
. that {f account is taken of the principle of limited growth provision in the
Replacement Plan then there should not bte a presuvaptien in favour of housing under
the €erms of Circular 15/84.

l 340. To this extenl: I have pald particular note to the case of Bolton Bovrough
Council v the Secretary of State for the Environuent and Barratts (Manchester) itd
(Queen's Bench Division, Xennedy J, 28 April, 1987) (Document 7/70, page 5353) &n

'.which the judgezent, among other things, concluded that "... that the Secretarv of
State did not {ail to take inte account the proposed azendments to the Structure
Plan. He toox thez into account at the proper stage that is to say after calculating
the housing lard requirezent In zccordance with paragraph 5 of Annex B of
Circular 15/784".

Environaental and Visual Issues

341. There are restrictive policies contained within the Central Berkshire Structurs
Plan which seek to preveant major development on sites within the countrvsid

. (Policy EXN53), and to osincain a clear physical distinction between built-u p areas ani
the countryside (Policy EN2). The appeal site {s shown to be outside the viilsge
envelope as defined in the non-statutory District Plan. Policy ENS of the emarzing
Replacement Plan places a strong presumption against deveiopment which increas:zs the
visual intrusfon by bulldings on the countryside and extends developzent beyond Iree
belts or other natural features which soften or screen the edge of built-up areass.

' 342. The appellants argue that as the appeal site {s contained by existing
‘g development (described as an inverted 'C'), roads and strong hedge lines it is
.suitable for development notwithstanding the fact that it lies outside the “uilt-up
l area of the village. They contend that little weight should be given to the District
Plan as it fs not a statutory plan, and that any policles conrained therein have to
be balanced against the clear housing need for the area.
l 343.. The council have placed great stress on the fact that Hurst parish contains a
nunber of settlements with the main built-up area being centred around Whittley Green
and ‘Wards Cross, the 2 being linked by developaent along one side of the A321.

344. In ey opinion the development of the appeal site within the area enclosed by
the inverted 'C' woaxd project development into the open countryside notwithstandinz
l the fact thzt the site is enclosed by hedges and trees and is bordered, at least {n
part, by the B3C03C to the west. The western extrenity of the village alonz Tape Lane
is clearly cdefined both by the narrow road and a well-established tree and hedge line
separating the cdeveloped area from agricultural laad. The indicative propasal, which
shows vehiculzr acces: onto Lodge Road, highligits the Importance of Tape Lzne as the
l bourndary in thst it is of insuificient width to support development to the west.

While the proposed developuent nay not substantizlly -breach the tree and heige line
elcong Tape Lane it woulc extend bteyond and then lead to & breach in the tree and
hec¢ge line on Lodge Rocad. In such circumnstances I consider that the propo:sal weould
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represent an Intrusfon {nto the countryside and which vould, by substant{ally fillin
La the inside avca of the {nverted 'ct, completely alter the form and visusl
character of the village. The intrcductlion of ¢avclopment onto the appeal site woul
produce a substantial cass of bullding wvhich would be visible from the 33030, both
from the existing viewpoints of the site from the south-west and also from the
proposed access on Lodge Road. This extension westwards of development would tend ¢
visually close the pap between the small area of development on Lodge Road (ro the
north of Sawpit Lane) and the development along Lodae Road at Whistley Green to the
detrirent of the visual anenitv of the area, e that of existing trees and hedges an-
occasional views across open land towards developmant along Tape Lane behind the tre.
and hedgerow thereto. '

.l Social Issues

345. The proposal would, because of its size in conparison with the main built-up
part.;of Hurst, have 2 major effect both in relation to the character of the viliage
. itself and on the existing coamunity. ' :

346. It would substantially increase the size of the village over a comparatively
short period of time, and at the game tixe {introduce extensive ceonnunity and
. recreational facilities. Some of the facilities would no doubt be of benefit to the
. local comzunity if the proposal to make such facilities available to the existing

residents were to be followad through. Howaver, {t would appzar that the proposal
would also include facilities which are already found within the bullt-up part of ths
village, nazely shops and conzunity halls. The effect of such, together vith the
pProvision of other facilities, could lezd to the existing community being 'pulled
away' frem its long-established fac{lities towards those on the proposed
development. This would lead to the integration of the village with the a=w

l development rather than the reverse. This may not in itself be a Sad thing £ &t
‘were not for the fact that the pew developrent would be entirely for the age group cf
35+, 1t is acknowledged that Hurst already has an above-average elderly pooulation,

' but the drawing of the cozaunity towards a large eiderly persons' cormunity would nav
in my view be socially desiradle, especially in relatifon to younzer nembers of the
coenmunity, no =atter how good the facilities are to be within the proposed schenme.
Policies within the Cistrict Plan, which 1n ay view hzs to be given deve regard in
view of the public coasvitatioa processes that have Seen held, seex to wake the arez
more attractive to younger age groups. The proposed developsent by increasing the

' percentage of ovet 553's from soze 28.6%to 39.8% would ‘run contrary to such aias. 1In
By opinion the proposal wsuld, in terms of its size, substantially alter the

'~. character ¢f and the soclal structure of the village.

l - Highways end Traffie

347. The local highvay authority, although concerned about increases in traffic

' flows, agree that provided the schene is restricted to the over 55's their objection
to the scheme on its effects on the: distributor road network {n the area could be
withdrawn. Thev still caintain, and this is asreed to by the appellants, that {f thea
scheme had been for general housing the distributor road network would not have been
able to cope with the additional traffic flows. Coacern is raised asbout the lack of
footwvays alonz certain stretches of roadway. Provision of footways {rom the appsal

l site to nearest footwavs in Sawpit Lane/School Road, Tapa Lane and Lodge Road could
be constructed, zlthough agreement and contridutions from the developar would be
required for such works with the e¥ception of the footway leading to Tape Lane. With
Yegard to the lachk of fcotways on the south-western side of the A321 scuth—-cast of

' Tape Lare, and on the eastern side of Lodge Road north of Whistley Creen difficulties
Would arise as not all the land required for those footways is owned by the local

l highvay authority. Thus the acquisition of the land by agpreement or Compulsory

Purchase Order would te requlrec. In the cas2 of works along the A321 buildings
would 2lso be involved.
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. 3%5. A footway eon tha castern side of Lodge Road north of Whistley Green would
provide a pecestrian route froa the appeal site to the Rlephant and Castle public
house, whercas the one on the south-western side of the AJ21 would provide access ta
the butcher's shop arnd goneral store/post offiLe. toth these lenzths of footwav are
really needed now for local resi{dents, although there Is a footway to the Elephant
end Castle along the A321, However, the introduction of at least a further 177

l people to the village would lead to greater hazards of pedestrian/ vehicular conflict
in those parts of the village with no or only one-sided footway provision. Lodge
Road at its northern end has no nade footpaths although there {s a vevge strip on the
eastern sidé. In ©y opinion a footway along the eastevrn side is desirable. In
respect to the A321 there is a footway, of limited width, on the northern side and
6ne on the southern side would in ny view be desirable 1f the population of tha

. village were to be substantially increased. Howaver, as it does not appear possible
to use Compulsory Purchase Order powers under Section.278(5) of the Highways act 1230

where contributions are involved, it would scem unlikely that either of the footways

could be coastructed. The lack of the footway on the southern side of the 4321 woulc
mean, as it does now, that local shoppers have elther to walk on the road or cross
the road on a nuzxber of occasions. Shops on the proposed developzent would alleviate

I:o some degree that situation, but would not in ny view entirely eradicate f{t.

'- 3-’;9.' The Ministry of Agriculture, Fisheries and Food has raised no objection to the
proposal to develop this Grade I1II land. The appeal site has-until recently been in
agricultural use and is currently under grass. 1 can -see no reason to suggest why
the eppeal site could not coatinue in such use. Furthermore, as the appezl site
l "forms an important part of the distinction between the built-up area of Hurst and the
countryside it should btz retained Iin its present state. To this end the advice given
in paragraph 3 of Circular 16/87 is particularly pertinent in that it fdentifies the

. need to "... protect the countryside for its own sake rather than primarily for the
productive values of the land”

griculture

' Archaeology

350. The council has accepted that thelr objection to the proposzl as beinz contrary
' to Policy E426 of.the Replacemant Plan could ba overcome by a suitably worded

condition. Tha appellants have no objection to such a condition beiﬁg izposed, and
'.therefore I can see no reason to suggest such a condition would be inappropriace.

' Surmary

351." In oy cpinion the proposal would be an undesirable intrusion into the

' countryside by extendiqg and consolidating developzeat beyond the confines of the
villzge of Hurst. ‘It would be harmful to the visual azmenity of the area and alter
the character of this small village both physically and socially. Lccordingly 1
conslder that tthe pro;aos al would cause demonstrable hamm to interests of acknowledged
inportance. Vhile nost of the highway matters can be overcome by agreement it is
uniikely that 2 particular areas of concern viz northern end of Lodge Road and the

' £321, can bz resolved aand therefore must recain a matter of concern regardiag highwayr
safety.

ONDITIONS aND AGREFMENTS

352. It has to be remenbered that the application is for outline zpproval with all

Ea2iters res e"\'=d for subsequent approval, and in oy view some of the council's
zgested cerditions (Document 15), in whole or part, are unnecessary at this stage

as Ll'ev relzte {o ratters covered in suggested condition No 1. 1Ia other cases the
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