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COMMENTS:

Pi P Application 260353

Land North of Broadwater Lane, RGLO ODS and Wst of Hognoor Lane,
Hur st RGLO ODH

Pernmission in Principle (PiP) Planning Application 260353 for the
proposed erection of a naximumof 7 and a mininumof 5 dwellings

i ncluding formati on of an access from Broadwat er Lane

OBJECT: | wish to object to this Pi P planning application.

| nappropriate: PiP is an inappropriate formof application for this
site, particularly since a recent appeal decision found that

devel opnent of the site would harmthe setting and significance of
Grade Il Listed buildings and the Hurst Area of Special Character

No affordable hones and little help to housing supply: Five to seven
hones would do little to i nprove housing supply. None are affordable
hones to help | ocal people.

The applicant admts that their plan harns two Gade Il listed
bui | di ngs (Parkers Cottage and Bower Cottage), contrary to the
National Planning Policy Framework (NPPF). In fact, there are

three Grade Il listed buildings affected by the proposed devel opnent
pl us

two Non-designated Heritage Assets in Hognoor Lane. Wile WBC has a
2.5-years housing |l and supply, which falls short of the 5 years
supply required of local councils, the public benefit of this

devel opnent does not outweigh the heritage or other harms. In
short, there are better places in the Wki ngham borough to build
nore sustainably. Village is unsustainable: Hurst is an
unsust ai nabl e | ocati on.

Villagers have to use cars to shop, for nany |leisure pursuits and to
attend nedi cal appoi ntnents. Young people are taken to secondary
school by car.

I enjoy walking but it's inpossible to carry a week's shopping from
t he nearest supermarket which is two nmiles away. | wouldn't cycle as
the roads here are too dangerous with speeding traffic. For many

el derly and/ or disabl ed people wal king or cycling is out of the
question. Tests have shown that on the A321 28%of traffic was
exceeding the limt.

There is little work in Hurst so residents have to travel outside.
Inevitably they use their cars for the reasons bel ow.

The 128/ 129 bus service is infrequent. Once a week in the week |
catch the 6.33amtrain to Reading. This is often cancelled or late -
so not a good service for new Hurst villagers. Twyford station's
platforns are already busy, even at this early tine. | go to the
station by car because the first bus is at 7.22am The buses are
non exi stent on Sundays, and don't run on weekday evenings, a tinme
when |'ve seen many commuters arriving at Twyford station

Fl ood risk: Updated surface water napping by the Environnent Agency
(March 2025) shows increased risk of flooding on the site. WBCs
Section 19 Flood Report from (March/ April 2023) identified



flooding of three properties in Hurst including one on Hognoor

Lane/ Popl ar Lane. The downstream ditch system al ong Hognoor Lane
frequently overflows, flooding the road. The applicant's Flood Ri sk
Assessnent nerely dismisses any increased risk of flooding fromthe
proposed

devel opnent, while providing no evidence (ie. hydraulic nodelling

or ditch nmaintenance regine) to justify the dism ssal

The Site's area has been reduced to under 1 hectare by excluding the
attenuation basin and flood mtigation neasures fromits Red Lines
for the specific purpose of neeting the PiP Application threshol d.
Hognoor Lane is known to have recurrent flooding and drai nage issues
with the last serious event affecting residents in 2023. Environnent
Agency Fl ood Mapping in 2025 indicates a significant risk of
flooding i mMmediately north of the Site. W believe that approval for
devel opnent ought not be granted in areas of known fl ood risk when
essential mtigation neasures are |located off site and where there
is a of lack clear ownership, managenent, and nai ntenance nor is
there any assurance that an effective flood and drai nage nanagenent
schemre w Il be achieved.

The Local Plan Update includes sites that WBC consi ders having
potential for devel opment, to neet required Housing Land Supply
nunbers. The proposed site was originally included in the Loca

Pl an Update and was then renoved after WBC re-evaluated its
suitability. The site's constraints heritage, trees, flooding,

| andscape nade it unsuitable for devel opnment while | ess constrai ned
sites were

avai |l abl e.

Settl enent boundary: The site is outside Hurst's settlenment boundary
i n designated countryside.

Harmto 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 October 2025. This
new proposal includes that section of the Site where the Inspector
found t hat devel opnment woul d have nost inpact on the setting and
significance of the nearby Grade Il Listed buildings, particularly
Par kers Cottage and Bower Cottage. Shorewood Hones now proposes
reduci ng the nunber of units from4 to 3, noving them back, and

wi deni ng the planted buffer zone. Devel opers' proposals at the PiP
stage are non-binding and therefore carry little weight. The

I nspector 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 woul d
"significantly undermne" this, even taking further setbacks or

| andscaping into

account. The Inspector therefore did not accept the principle of
devel opnent on this Site.

Access: Many wal kers value the site for its trees, bushes and other
ve getation, along with views across open countrysi de. The proposed
entrance road access woul d severely affect that enjoynent.

Hognoor Lane: A planning application for five houses in Hognoor Lane
was refused and the Appeal was disnissed in 1999. The Inspector'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 opnent woul d be highly visible and create an urbani sing effect.
The site is well raised above the | ane and four | arge nodern houses



woul d visually donmi nate and overshadow their traditional nei ghbours.
Rural anmenity: 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. The Site
makes a positive contribution to the setting of the Hurst Area of
Speci al Character and provides spectacul ar views across green fields
as far as Wiistley G een. The historic Lane has |inks 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.

Change of land use: Historically there has been consi derable
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
developnent. It is well recognised that granting Pernission in
Principle to devel op part of a subdivided |arge, open field can nake
further increnmental applications difficult to resist and can
eventually result in the devel opnent of the entire field.



