OUTLINE PLANNING APPROVAL
DRAFT DECISION NOTICE

WOKINGHAM

BOROUGH COUNCIL
Expiry Date: 29 November 2024
Application Number: 242067
Location: Land Between Lodge Road And Tape Lane, Hurst, RG10
O0EG
Proposal: Outline application for the proposed erection of up to 99

no. dwellings, green infrastructure, open space,
pedestrian and cycle links, recreational facilities and other
associated infrastructure and access points on Lodge
Road and Tape Lane with required improvements. (All
matters reserved except for means of access.)

Recommendation: Refused
Reasons

Principle of development

1. The proposal results in an unsustainable pattern of development by reason of
the creation of a new unplanned large housing estate on a greenfield site in
the countryside outside of settlement limits. It would be significantly out of
scale with neighbouring small village of Hurst and the level of existing
infrastructure within the village. The development is contrary to the spatial
objectives of the development plan and policies CP1, CP2, CP3, CP6, CP9
and CP11 of the Core Strategy, CC01, CC02, CC03 and TB21 of the MDD
Local Plan, the Borough Design Guide SPD and section 2, 4, 8, 9, 12 and 15
of the NPPF.

2. The application results in the loss of an area of Best and Most Versatile
agricultural land contrary to Core Strategy policy CP1 and section 15 of the
NPPF.

Impact character and appearance of the area and landscape

3. The proposed development will have a detrimental impact on the landscape
and the character and appearance of the area by reason of the quantum,
scale, parameters and location of the development. It would result in the loss
of characteristic landscape features and erode of the separation between
existing villages and their rural setting. The development is contrary to policies
CP1, CP3, CP9 and CP11 of the Core Strategy, CC01, CC02, CC03 and
TB21 of the MDD Local Plan, the Borough Design Guide SPD and section 12
& 15 of the NPPF.
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Unsustainable location

4. The application site is within an unsustainable location where residents would
be reliant on private vehicles for basic day-to-day needs, by reason of the
countryside location outside of settlement limits, distances to facilities and
services, limited public transport links and poor quality of the walking/cycling
environment, contrary to policies CP1, CP2, CP3, CP6 and CP11 of the Core
Strategy, CC01 and CCO02 of the MDD Local Plan, the Borough Design Guide
SPD and section 8 & 9 of the NPPF.

Ecology

5. The application has failed to demonstrate the proposed development will have
an acceptable impact on ecology and biodiversity by reason of the impact on
protected species, wildlife and habitats, contrary to policy CP1, CP3 and CP7
of the Core Strategy, CC01 and TB23 of the MDD Local Plan and section 15
of the NPPF.

6. By virtue of a lack of accurate information, an assessment date for baseline
biodiversity value cannot be agreed. Therefore an assessment of how 10%
biodiversity net gain will be achieved is not possible and as such, if granted
planning permission, there is no guarantee if 10% biodiversity net gain will be
achieved, hence would be contrary to Schedule 7A of the Town and Country
Planning Act 1990 (as inserted by Schedule 14 of the Environment Act 2021).

Flooding and Drainage

7. In the absence of a satisfactory Flood Risk Assessment and the Environment
Agency objection, the proposed development has failed to demonstrate it
would have an acceptable flooding and drainage impact contrary to Core
Strategy policy CP1 and CP3, MDD Local Plan Policy CC09 and CC10 and
Section 14 of the NPPF.

S106

8. In the absence of a completed legal agreement, the proposal fails to secure
opportunities for training, apprenticeships and other vocational initiatives to
develop local employability skills contrary to MDD policy Local Plan TB12.

9. In the absence of a completed Legal Agreement, the scheme fails to make
adequate provision for affordable housing, contrary to policy CP5 of the Core
Strategy and section 6 of the NPPF.

10.In the absence of a completed Legal Agreement, the development fails to
secure a schedule off-site highway works for pedestrian & sustainable travel
infrastructure and the management/adoption of internal estate roads and
public open spaces, contrary to Core Strategy policy CP1, CP3, CP4 and CP6
and MDD Local Plan policy CC03 and TB08 and sections 4, 8, 9 and 12 of the
NPPF.
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11.In the absence of a completed Legal Agreement, the proposed development
fails to make adequate contributions to sport and recreational facilities,
contrary to MDD Local Plan policy TB08, Core Strategy policy CP4 and
Sections 4 and 8 of the NPPF

Informatives

1. This decision is in respect of the drawings and plans numbered 1422 002 Rev C
(Parameter Plan), 1422 004 (Site Location Plan) and access plans within the
Transport Assessment Addendum ITB 19328-GA-001 Rev D, 19328-GA-003 Rev C
and 19328-GA-131 Rev B received by the Local Planning Authority.

2. The Council engages with all applicants in a positive and proactive way through
specific pre-application enquiries and the detailed advice available on the Council’s
website. On this particular application, discussion took place in trying to find a
solution, but no solution was possible.

BIC

Recommendation and conditions/reasons agreed:
Date: 29.11.2024

REMEMBER - The earliest date for a decision on this application is: 19 September
2024
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