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Dear Sirs

TOWN AND COUNTRY PLANNING ACT 1990, SECTION 78 AND SCHEDULE ¢ ~
APPEAL BY HICKS DEVELOPMENTS 11D
APPLICATION NO: 98/67400/F

L The Secretary of State for the Environment, Transport and the Regions has appointed me to
determine this appeal which concems the decision of Wokingham District Council to refuse
%
i

ng pemiission for 5 detachied dwellings and garages at Hogmoor Lane, Wards Cross, Husst. [
2 conducted a hearing on 12 November 1998, ‘

1

/ 2, From all that I have seen, heard and read, I consider that the main issues in this appeal aré the

’ eifect of the proposed development on the character and appearance of the rurat area, the effect of
the proposal on highway safety in Hogmoor Lane and at its junction with the A321 and whether a Y
shouifall in housing land supply warrants the release of this site. '

t 3. The dévelopment plan consists of the Berkshire Structure Plan 1991-2006 and the Loddon
Area Local Plon 1995 (LALP). The plan period of the LALP ended in 1996, The policies detailed

emerging Wokinghatn District Local Plan Deprsit Draft 1997 is. about: to 3
Inquiry, the final report on which is not expected for a considerable time,

- lesser weight to those policies of the Deposit Local Plan which are not
development jlan.

simifar to those of the

4, Policies C2 of the Structure Plan, LTVZ of the Loddon Area Local Plan and WCCI of the ‘
Deposit Local Pian nim to restrict development in the countryside ortside settiement boundaries,

Policies C6 of ine Structure Plan, LC1 of the Local Plan and WCG?2 of the Deposit Local Plan afford
especially n‘go:qus protection to areas designated as '




development plan are Policy WH6 which states that a variety of house sizes and types are required to
meet the housing needs of the district, and WIC18 which aims to profect watercourses,

5. The appeal site is on the north west side of Hogmoor Lane, outside the settlement boundary
of Hurst as defined in the Local Plan. You claim no agricultural or other policy justification. for the
proposed development, National advice in Planning Policy Guidance 1, The Countryside .-
Environmental -Quality and Economic and Socipl Development (PPG '7), states that new
housebuiiding in the countryside should be strictly controlled. The site lies alsp within the green gap
between Hurst and Twyford. The aim of the green gap policy is to maintain physical and vispal
separation between settlements in order to retain their distinctiveness and their open rural sefting. At
my site inspection I noted that the built up area of Twyford lies about 1Km north of the appenl site,
across an area of flat countrysid: consisting of about 1 or 2 large open &rable ficlds. The hedges
which bound those fields include mature trees but are discontinuous, panticularly beside the A321
from which clear views of the appeal site can be obtained. The site would also be visible from parts
of a byway which links the A321 with Hogoor Lane, The appeal site has a frontage of about 80m-
90mi to Hogmoor Lane, which I consider fornis o substantiai gap in the streetscene, greatér than what
would normally be termed an infiil plot, and which makes a significant contribution to the Semi-rural
character of the Lane. Viewed from the Lane the appeal site appears 85 an integrat part of the preea
gap between the village and Twyford. It s separated from the field of which it forms a part only by
a recently-planted hedge of low and sparse geowth,  Although you comment that the rear boundary
of the site is in line with those of the adjncent dwellings, and that. the development would thusg
represent a logical rounding-off of the built form of the vilage, I consider that the proposed
development would be widely visible as a sipnificant incursion into the rel atively narrow belt of open
land between Hurst and Twyford. You state that Hogmoor Lane has other examples of infill
development, in the form of Willow Croft and April Cottage; near to the appeal site on the north side
of the Lare, and Badgers Lodge opposite. However, I find that all those examples are within the
settlement boundary of Murst and outside the green gip, and are therefore subject to difterent
palicies.

6. Hogmoor Lane is an area of low-density development which forms a zone of transition
between the densely developed village and the open countryside buyond. The dwellings vary in size,

the like, not all of v
urbanising effect,

7. Thewe are deep, wide ditches at the front ang north cast sides of the site. ‘The area is not -
within a floodplain but the watercourses provide s wildlife corridor and help to relieve the flooding




to which Hogmoor Lane is susceptible. The proposed dwelling on plot 5, and the pmposec! garages
st the front of the site, would be located from 0.5m-2.0m from the top of the bank. The Environment
Agency suggested a condition that a 4m planting zone be left at the tops of the banks, in order to
protect the. wildlife corridor and to safeguard the strictural integrity of the banks. You state that you
are unsure whether the site boundary passes along the centreline of the watercourses or along the tops
of the banks; but that you have no ohjection in principle to such a pondilion: However, I consider
that the amendments to the scheme which would be recessary to accommedate such a planting zone
would represent a substantial change to the proposed lnyout of the development. The garages would
be set further back on the site but I consider that would be outweighed by the fact that the dweilings
would be likely to be locnted closer together, thus adding to the urban’ ing effect identified above, 1
consider therefore that ir. view of all the above the scale, size and massing of the proposal would be
incongruous and out of character with the semi-rural setting of the Lane, and that the proposed

development would conflict with the Council's aims to restrict development in the,countryside andta -

maintain the sépardte identity of neighbouring settlements. I conclude therefore that the proposed
development would coaftict with Policies C2 and C6 of the Structure Plan, with Policies LTV2, LC1
and LBE2 of the Lodden Area Local Plan, and with Policies WCC!, WCC2 and WBE] of the
emerging Wokingham District Local Plan, ‘
3. I now tumn to consider the second issue, that of the effcct of the proposed developmient on
highway safety. Hogmaor Lane is a vingle-track road about 3m-3.5m wide in the vicinity of the
appeal site, narrowing to 2.8m wide tbout 20m-30m to the nortk  There are no footways, and
vehicles appear to usv the private drives of houses on the lane as informal passing places, The Lane
is used for recreation by pedestrians, cyclists and riders as part of a local network of footpaths and
byways. As there is no.footway pedestrians have to step onto the verge by the appeal site, or take
refuge in driveways to allow vehicles to pass, It was stated by residents in representations that the
Lane is used as part of & commuter “rat-run™ in the moming and evening 1ush hours, but no evidence
of this was presented, Although you comment that the addition of 5 new drivewsys would increase
the number of passing spaces for pedestrians and vehicles, [ consider that thete would still be
considerable potential for conflict between vehicles and other road users in the Lane. At present
Hogmoor Lane in the vicinity of the appeal site serves 13 dwellings, together with a smail number of
scattered dwellings and fanms in the rural area beyond the settlement boundary. I noted at my site
inspection that the volume of traffic in ths Lane is low. This observation is supported by a limited
survey of traffic movements which yoit carried out at the junctioh of Hogmoor Lane and the A321.
There is likely to:be considerable reliance on the cat by existing and preposed residents for journeys
to work, school and shop in view f the infrequéncy of the local bus service and the fact that o car is
necded to reach the nearest rilway ntation at Twyfor.l I corsider therefore that thie traffic generated
by 5 additional dwellings would represent. a signilicant proportional increase n the number of
vehicles likely to use the Lane, even it through-traffic would be likely to be redused by the erection
of the approved Access Only signs at its enirance.

9, The junction of Hogmoor Lane and the A321 is in the form of a Y, with & small informal
isiznd between the arms of the junction. There is a 40mph speed limit on the main road, and the
volume of traffic appeared to me to be moderate, although considerably greater than en Hogmeor
Lane. Visibility for emerging traffic is restricted at the junction, particularly when looking towards
the right or north west, in the direction of vehicles approaching the village from Twyford. Vehicles




approaching from that direction appeared to me to travel faster than those approaching the j.unction
from the centre of the village, where cars parked on the road outside the shops have something of a
traffic calming effect. Planning Policy Guidarice 13, Transzort (PPG 13), contains {ecomm.endfu.:imfs
on minitum visibility distances at road junctions; For th inction as a whole maximum visibility is
38m at & minor road distance of 4.5m and SR at24m. T “istances sre considerably less than
the 120m visibility distance recommended in FPG 13. Vit 2 is zero when looking to the
left in the left hand arm of the junction, or to the right in the .. wnd arm. No accidents involving
personad injury have been recorded in the vicinity of the junctiot in the last 3 years. It would be
difficult o improve the visibility at the junction because the main obstruction to view is the
traditional stone wall at the boundary with Wards Cross House, the listed building on the northern
comer of the Lane, To svm up on this issue, thiere ‘ore, T consider that the volume of traffic likely to
be generated by the proposed dwellings would resuli in a significant increzse in the use of this rather
hazardous junction, and in the potential for conflic¢ between vehicles and other road users oa the
Lane itself. I conclude that the proposed development would be likely to lead to an unaccepiable
reduction in highway safety on Hogmaor Lane and at its junction with the A321.

10. I now tumn to the third issue,conceming housing land availability. Planning Policy Guidance

3, Housing (PPG 3), states that the planning system must provide an adequate and continuous supply

of land for housing, with a choice of sites which are both suitsble and available. The Council has for

many years experienced problems in establishing a 5 year supply of land for residential development,

and has recently carried out an exercise to identify new sites. You point out that the appeal site

formed part of 2 larger proposcis for housing development land put forward for consideration in the

Council’s recent consultation exercise to find new sites for residential development, and was

. _ntified a§ being suitable for 5 dwellings, However, the proposals which included the appeal site

were eliminated at an carly stage of the sifting process. The development strategy aims 1o

concentrate bousing growth on a new settlement at Gitzely, and on 2 other large sites elsewhere,

which topether with other measures would appear to meet the required targets, according o the very

recent repu« »n the situation supplied by the Council. You xpressed doubts that, for 2 number of
reasons, the sites would e unlikely to be developed in time 'to fulfil eitlier the 5 year requirement or
indeed the Structure Plan programme. The appropriate way o test that is through the process leading
to the adoption of the emerging Local Plan. However, in my view the Conngil appear to be making
strenuous efforts 1o overcome the problem.  On balance I do not onsider that the possibility of
slippage in the programine of housing provision would be sufficient to dutweigh the other
fundamental cbjections to the schere identified above. 1 conclude on this issuc that a potential
shortfall in hotsing land supply would niot warrant the release of this small site, .

1. Inote that there is a badger sctt on land adjacent {o the appeal site. Planning Policy Guidance
9, Nature Conservation (PPG 9), confirms that the presence of a protected spécies is a material
consideration when proposed development tight harm the species or its b bitat. The sett is about
20m from the northern comer of the land. The proposed development would therefore be unlikely to
affect the sett directly, but would alter the character of part of the badgers’ range. However, gardens
can be velnaile foraging areas. A license weuld be required under the 1992 Protection of Badgers
Act to cury out development within a certain distance of the sett, which would inciude the
specification of measures to protect the bacgers. The Council has proposed a condition which would




require & badger survey and a mitigation scheme. I consider therefore that measures could be agreed
to ensure thut the badgers would not ke adversely affected by tie proposed development, :

i 8 I have taken into account all other Laatters raised in the representations, Neither these por
any other matters were therefore sufficient to outweigh the considerations which led me to my
conclusion. . .

*

13.  For the above reasons and in exercise of the ﬁowcrs transferred to me, [ hereby dismiss this
appeal,

Yours faithfully

Stephanie Chivers BA(Hons) DipTP MRTPI
Inspector
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FOR THE APPELLANTS
MrMH Carter Lennon Assuciates

FOR THE COUNCIL
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Mr b Polnik BSc (Hons) DipTP MRTPI Senizr Planning Officer
Waokingham District Council

Mr T Callaghan Highways Development Control Officer
Vekingham District Council

Mr D Webb Environment Apency
INTERESTED PERSONS

Mr H Larkin - StNicholas Hurst Parish Council
Quest Cottage, Hinton Roud, Hurst

Mr J Letnon Chairman, Hurst Village Society

Mrs A Lade Friends of Hogmoor Lane
: Wards Cross House, Hogmoor Lane, Hurst

DrJ)lade " Wards Cross House, Hogmoot Lane, Hurst -
Mrs A Leigh Resident, Hogmoor Lane, Hurst
Mrs J Spiller 3 Hognoor Lane, Hurst

-.Ivirs A Drake ; Waldon Acres, Wokingham Road, Hurst

Mr ¥ Whittaker Aprletree Cottage, Hogmoor Lane, Hurst

Mr A Hitti’ - o The Old Pasting House, Hogmoor Lane, Hirst
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Mr T Pope
Mirs B L Robinson

Mr and Mrs D King
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- Grappenhali House, Hogmoor Lane, Hurst
. White Rose Cottage, Poplar Lane, Hurst

- Long Barn, Heemoor Lane, Hurst

List of persons present at the hearing
Note on situation re. 5-year housing land supply
requirement, as at 9 November 1993

Proof of evidence of Mr C A Lennon re, Proposed new
village at Grazeley '

Sugpgested condition re. bacger survey and protection
Agenda of Environmental Services Conumnitlee Meeting,

9 Novemaer 1998

Advice note Badgers on Site - A Guide for De- elopers

- dand Plarners .

Inspector’s Decision Letier ve. Appeal at land south of
352 Finchampstread Road, Wokingham 98292611

Suggested Highways conditions

Results of traffic survey on Hogmnor Lane and A321
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 Extract from Wokingham District Local Plan Peposit
Drafi showing Hurst and: Tivyford

PlanB Extract fiom "Wekinghain District Local Plan Deposit
: Draft showing Shinfield area '

PBUTOGRAPHS

Photographs 1 et o€ photogrrphs of the area near to the appeal site

Photogiaphs 2 Photocopies of sumia set of pho'ogtaphs, numbered with
key plan showing location of sites from which the
phiotos wene taken :
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