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COMMENTS:

bj ection to Planning Application 261624 - Pernission in Principle
for two dwellings and associ ated access, Land north-west of Hognoor
Lane,

Hur st

I amwiting to formally object to the above application, subnitted
by Shorewood Hones Ltd, which seeks permission in Principle for two
dwel I i ngs and a new access on | and nort h-west of Hognoor Lane,

Hur st .

This application follows a long history of refused proposals on this
I and including an application on this site that was refused by the
Council in Novenber 2024, and the devel oper's subsequent appeal was
di smi ssed in Cctober 2025.

This new application, subnmitted a matter of nonths after that appea
was di smi ssed, proposes a substantially reduced nunber of dwellings
and is framed as a Permission in Principle application rather than a
full planning application. | suspect this is a tactic to secure
agreenent in principle to develop part of the field and establish a
new access from Hognoor Lane and to then attenpt further devel opnent
in future. Reducing the nunber of dwellings does not, in ny view,
address the fundanental harns previously identified by the Council,
its consultants and the Pl anning Inspectorate, and | ask the Counci
to refuse this application.

| believe this devel opnent will harmto the setting of the Hurst
Area of Special Character; will harmthe setting of Long Barn and
Munfin House as non-designated heritage assets; and harmthe rura

| andscape character of Hognoor Lane. | also raise fundanental
concerns regardi ng highway safety and flood risk and believe these
are so significant that they should be considered, and should | ead
to refusal, now 1. Location Qutside Devel opment Linmts - Not an
Infill Site

The site lies outside the defined settlement limts of Hurst, in
desi gnated countrysi de. Devel opnment here is unplanned and contrary
to the spatial strategy of the Council's Devel opnent Pl an.

The applicant describes the site as an "infill" plot. However, the
site has a frontage length of approximately 92 netres, which is
generally regarded as too large to be considered infill. The gap is

wi de enough to read as a separate, standal one devel opnent site
rather than a snmall break in an existing line of houses. The

I nspector at the 1999 appeal on this land stated that the site was
too large to be terned a normal infill site.

There has been pressure to develop this field, or parts of it, for
approxi mately 70 years. Planning perm ssion has consistently been
ref used.

2. Heritage Character of Hognoor Lane

For the reasons set out below, the proposal conflicts with Policy
TB26 of the Managi ng Devel opnent Delivery Local Plan, which
requires that devel opnent retains and enhances the traditional
historical, |local and special character of a building or area and
its setting.

Hognoor Lane is a |ong-established historic route thought to be
medi eval in origin, and appears on mapping dating from 1760. It is
lined with listed and traditional buildings, including The Ad



Posti ng House, Wards Cross House, Long Barn, Munfin House and Little
Farm with Wiite Rose Cottage and That ched Cottage nearby in Poplar
Lane.

The Council's Heritage Consultant, in his Appeal Statenment on the
previ ous application, noted that the Lane is rural and verdant in
character, with 'very nuch a feeling of being isolated and
travelling along a historic route,' and described the |listed
bui |l di ngs of the Long Barn and Wards Cross House farnstead group as
promi nent and reinforcing the historic agricultural character of the
surroundi ng

ar ea.

The application site is inportant to the rural character of Hognoor
Lane, as one of the key areas of open farm and that has renmi ned
unchanged and has shaped the Lane for centuries.

The introduction of |arge, nodern houses on this site would
fundanmental | y damage the Lane's historic character, replacing open
| and wi th suburban devel opnent, interrupting rural views and eroding
the traditional agricultural setting.

The application site sits at least 0.5 netres above the | evel of
the Lane, and the finished floor |evels of the proposed houses are
set a further 0.15 netres above that. The new houses woul d
therefore dominate the area and overwhelmtheir traditiona

nei ghbours. 3. Harmto the Setting of the Hurst Area of Specia
Character The Hurst Area of Special Character (AoSC) is a

| ocally designated area of heritage interest containing severa
listed and historic buildings. The open field that forns the
application site has remmi ned unchanged since at | east the 16th
century and forns an inportant part of the AoSC s wider rura
setting.

The introduction of built devel opnent al ong the Hognoor Lane
frontage woul d damage this rural setting: the historic outlook
across open agricultural fields would be replaced by built form and
the quiet, agricultural |andscape would be | ost to nodern suburban
vel opnent .

The Council's Heritage Consultant identified the field, in his
Appeal Statenent, as val uable open I and that defines the AoSC s
rural character. He stated that devel opnent here would harmthe
setting and significance of the AoSC, particularly the sensitive
views from

Br oadwat er Lane and Hognoor Lane, and would fail to preserve or
enhance the area's traditional and historic character

4, Harmto the Setting of Wards Cross House and Long Barn

Wards Cross House is a 17th-century Grade Il |isted building,
originally a farmhouse with a strong functional relationship to the
surrounding fields. Long Barn, a non-designated heritage asset
dating fromat least the 17th century, sits alongside it. Together
the two buil dings provide evidence of a historic farnstead |inked to
the application site.

The Council's Heritage Consultant has stated that introducing built
forminto the field would renove the agricultural context of this
farnstead group and cause significant harmto the listed building
and to Long Barn.

Hi storic Engl and gui dance confirns that traditional farnstead
groups are inportant because they are 'central to |oca

di stinctiveness and understanding rural |andscape character.'
5. Harmto the Setting of Munfin House

Munfin House is a non-designated heritage asset formed by the
amal gamation of two 19th-century brick rural cottages. It sits



directly opposite the application site and has close intervisibility
withit.

The Council's Heritage O ficer has noted that Munfin House's
historic formand nmaterials nake a positive contribution to the
setting of the Hurst Area of Special Character.

The proposal would replace the open agricultural foreground with
built devel opnment that would overwhel mthe setting of the house and
irrevocably alter its character

6. Landscape Character and the Val ued Landscape of Hognoor Lane
The application site and surrounding field fall within the Haines
Hi |1l Val ued Landscape. The Council's Landscape Specialist has
described the field as of higher |andscape quality than the
surroundi ng ar ea.

She has al so noted that the outl ook from Hognoor Lane across the
application site, towards Wi stley G een and the veteran trees

el sewhere in the AoSC, is particularly inportant.

The Council's Landscape Character strategy (WBC LCA C2 Hurst River
Terrace) is to conserve the lowdensity pattern of devel opnent
around Hurst and Wi stley Green and to di scourage further |inear
devel opnent.

The I nspector at the 1999 appeal stated that the application site
made a significant contribution to the sem -rural character of the
Lane, and that devel opnent would be widely visible as a significant
incursion into the relatively narrow belt of open |and between Hurst
and Twyf ord.

The introduction of houses with associ ated donestic gardens,

cl ose-boarded fencing, vehicle novenents and everyday residentia
activity would erode the rural tranquillity of the Lane and
irrevocably change its character

7. Loss of Recreational Val ue

Hognoor Lane | eads onto a network of footpaths and bridl eways and
is well used by wal kers, runners, riders and cyclists fromthe
surroundi ng area. The Council's Landscape O ficer has noted that it
is a narrow country |lane leading into the wider countryside and its
recreational routes.

She has al so noted that the scenic quality of the views from
Hognoor Lane, through the gap between Long Barn and Apple Tree
Cottage, is inportant to recreational routes and footpaths including
Public Right of Way STNHO.

New houses on this site would significantly reduce the recreationa
value of this stretch of Hognoor Lane. The enjoynent of the route
depends on its open, rural character; people walk, cycle and ride
al ong the Lane because it feels quiet, green and historic, and the
open farm and of the application site is central to that experience,
providing long views, a sense of space, and the feeling of noving

t hrough countryside rather than a built-up area

8. Floodi ng and Drai nage

The Fl ood Ri sk Assessnent contains further errors and om ssions. It
shows the drai nage ditch al ong Hognoor Lane as lying within the
site's red line boundary, when it is in fact external to the site,
on

H ghways |l and and not in the applicant's control. It also shows an
access next to Apple Tree Cottage that differs fromthe Site Layout
Pl an, and would require an internal road connecting the two
properties. It states, 'there are no records of Hurst floodi ng due
to groundwater listed in the WBC SFRA.' It does not appear to
properly assess the fact that many of the culverts along the Lane
are blocked, and it shows no awareness of past flooding events in
Hognoor Lane or of the Council's Section 19 Flood I nvestigation



Report 2024.

9. Safe Hi ghway Access veteran oaks and other trees protected by
Tree Preservation Orders (nos. 1728/2020 and 1788/2021) along its
boundari es. The Pl anning Inspectorate has already found, in

di smi ssing the previous appeal, that construction of an access of
this kind would cause harm and potential deterioration to two
veteran trees, contrary to planning policy. Gven that this
application proposes a conparable formof access from Hognoor Lane,
we ask the Council to treat the

I nspector's findings on this point as directly relevant, and to
satisfy itself that this application does not repeat the sane harm
11. Concl usion

For the reasons set out above, | consider that this application
despite the reduction in the nunber of dwellings proposed, would
cause serious and unjustified harmto the character and appearance
of Hognoor Lane, to the setting of the Hurst Area of Specia
Character and its associated heritage assets, and to hi ghway
safety, and that it has not adequately addressed flood risk. | do
not consider that a reduction in scale resolves the fundanenta
objections that led to the refusal and di snmi ssal of the previous,

| arger application on this |[and.

| ask the Council to refuse this application



