PLANNI NG REF . 260353
PROPERTY ADDRESS : Badgers Lodge
. Hognoor Lane, Hurst, Berkshire

: RGLO ODH
SUBM TTED BY . M Martin Kearsley
DATE SUBM TTED : 02/03/2026

COWENTS:
REJECT this application.

The applicant has requested this inappropriate devel opnent using an
i nappropriate Permission in Principle (PiP) Application. PiPis a

t wo- st age process nornally used for small, straightforward

devel opnents such as brownfield or self-build sites where no detai
is required as the inpact of devel opnent is deened | ow, or not
cost-effective to pursue (snall hone enhancenents), and finer
details can be taken care of using nornal Building Contro
approvals. PiPis atotally inappropriate formof Application for

| arger devel opnents affecting larger sites, as it is non-binding,
subj ect to al nost

conpl ete change once granted, contains no detail about the nany
chal l enges at this site, and in this specific instance
(particularly since a recent Appeal Decision found that devel opnent
of the Site would harmthe setting and significance of G ade Il

Li sted buildings and the Hurst Area of Special Character) utterly
di sregards all

previ ous applications, appeal findings, inspector reports etc. It is
at best opportunistic, and at worst - a cynical procedural abuse
showi ng total disregard for the very neasures put in place to
appropriately and fairly study, evaluate and deci de on devel opnent
applications.

Housi ng Lane Supply

Al t hough t he new Woki ngham Local Plan is not yet adopted, it is at
an advanced stage. The strategic sites contained within it are
considered to be sound, and do note rely (or even benefit from
such opportunistic, specul ative applications. A proposal for 5to 7
hones will nake a nminimal contribution to the housing supply and
does not include affordable housing to benefit |ocal residents.

Key (bjections to this Application

1Settl ement Boundary: The proposed site is outside Hurst's

settl enent boundary in designated countryside. It is divided into
two sections in Broadwater Lane and Hognoor Lane connected by an

i nternal access road running across a large open field. The effect
of this new road parallel to Hognoor Lane would be to isolate and
"hemin' the drainage culvert running al ong Hognoor Lane - whose
sole purpose is to enable drainage into the area of natura

drai nage whi ch woul d then di sappear under these new houses. Wth no
dr ai nage nanagenent plan proposed in a any formin this application
the frequent flooding affecting both Hognoor Lane and Broadwat er

| ane woul d sinply get worse

2Harmto the Setting of Heritage Assets and Area of Specia
Character: The Broadwater Lane Site was not considered a suitable
al l ocation for devel opnent in the energi ng Wki ngham Loca

Devel opment Plan in 2024, a Planning Application for 9 dwellings
(240583) was refused and a subsequent Appeal was disnissed as
recently as Cctober 2025. This new proposal includes the section of
the Site where the Inspector found that devel opnment woul d have nost



i mpact on the setting and significance of the nearby G ade I

Li sted buil di ngs,

particularly Parkers Cottage and Bower Cottage. The Inspector stated
that the historic rural character of the Site nade a positive
contribution to the setting and significance of the listed buildings
but that the presence of new houses would "significantly undernine"
this, even taking further setbacks or |andscaping into account. The
I nspector therefore did not accept the principle of devel opnment on
this Site.

3 Access: The proposed bell nmouth access from Broadwater Lane into
the Site would be 15 netres wide, it is situated within the Hurst
Area of Special Character and woul d require significant vegetation

| oss

affecting this section of the Green Route Enhancenent Area. There is
al so no pavenent nor pedestrian access along that section of busy
roadway between Hurst and Twyford.

4 Hognoor Lane: A Planning Application for five houses in Hognoor
Lane was refused and the Appeal was dismissed in 1999. The

I nspector's

decision is still relevant and carries weight today as the Lane has
not changed since that tine. He noted that the 80-90 netre length is
too large to be terned a nornmal infill site, that the Site nakes a

significant contribution to the Lane's sem -rural character and that
devel opnment woul d be highly visible and create an urbani sing effect.
The Site is well raised above the Lane and four | arge nodern houses
woul d visually donmi nate and overshadow their traditional neighbours.
5Rural Amenity: The Hurst Area of Special Character extends to Long
Barn and borders the Application Site in Hognoor Lane. Wards Cross
House and the O d Posting House are Grade Il listed buildings; Long
Barn and Munfin House are non-designated heritage assets. | amthe
owner of Badgers Lodge, which although not a listed hone, is
(together wth Munfin House) likely to be the nost affected home

if this

devel opnent were approved - as the four houses facing Hognoor Lane
(being built at a higher elevation than the surroundi ng houses)

will conpletely change the rural nature of the area. The Site makes
a positive contribution to the setting of the Hurst Area of Special
Character and provides spectacul ar views across green fields as far
as Wiistley Green. The historic Lane has links to footpaths and
bridl eways, providing a rural anenity that attracts wal kers,
cyclists, and riders fromHurst, Twyford and other areas, it is part
of the River Loddon Circular Wl ki ng Route.

6 Fl oodi ng: The Site's area has been reduced to under 1 hectare by
excluding the attenuation basin and flood nitigation nmeasures from
its Red Lines for the specific purpose of neeting the PiP
Application threshold. Hognoor Lane is known to have recurrent

fl oodi ng and

drai nage issues with the last serious event affecting residents in
2023. Environnent Agency Flood Mapping in 2025 indicates a
significant risk of flooding inmediately north of the Site. Any
devel opnent should be rejected in areas of known flood risk when
essential mtigation neasures are |located off site and where there
is a of lack clear ownership, managenent, and nmi ntenance. This
specific site has been the subject of nany reviews, appeals and

i nspect or

adj udi cations, and in all those discussions, the creation of an
effective flood and drai nage managenent schene has never been
satisfactorily achi eved.

7 Change of Land Use. Historically there has been consi derabl e
pressure for devel opnent on this Site, which has always been refused



and the land has remained in agricultural use. This Application
proposes to change a large section of the field into residentia
devel opnent. Granting an opportunistic Pernmission in Principle such
as this, to develop part of a subdivided large, open field will nake
further increnmental applications difficult to resist and can
eventually result in the devel opnent of the entire field.

8 Local Amenities. Wth the relentless increase in housing

t hroughout the local area, which is never supported by equival ent

i mprovenents in supporting infrastructure, pressure on existing
facilities becones insurnountable. A case in point is the dangerous
increase is parking along the main road headi ng towards Twyford

Rai lway Station, and the commensurate traffic build up along the
main Hurst to Twyford Road - onto which this devel opnent will
access), and it is plain that any increased building not
specifically designated as part of the nanaged local plan will
sinmply add further problens.

This Pi P application should be REJECTED.



