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Gentlemen . Vs

TOWN AND COUNTR.Y FLANNING ACT 1971 - SECTIGN 36
-APPEAL BY LUFF BUILDINGS LIMITED
APPLICATION NO, 25924

R e am .
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1. . I am directed by the Secretary of State for the Environment to say that
consideration has been siven to the report of the Insyector, ¥ J M Steers 2a(ezs)
Registered Architect who held a local irquiry into your clients' appeal against
‘thé decisicon of Woxingham District Council to refuse outline planning rernissicn
for residential accommodation for the the elderly (over 55} including shers,
cormunity and medical centre and nursing home on land between Lodge Read and

Tape Lane, Furst,

2. A copy of the Inspecter's report was enclosed with the Department's letter
of 2 February 1986. The inspector's conclusions are now reprcduced in Annex A
to this letter. He recormended that the appeal be dismissed.

3. The Department's letter of 2 February invited your clients, the Districs
Council and other interested parties to make representations as to how cr whath
the Secretary of State's proposed modifications to the Replacenment Strucuure Pl
affected their arguments on this appeal. The response from the main parties is
made in your letter of 25 March on behalf of vour clients, in the District Council's
letter of 3 March and in the County Council's statement of 31 March 1988. Ccnies

of these letters are appended at 2nnex B to this letter. )
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4. The main points of your clients! further representations are first, on
the matter of housing land supply, that .the issue new falls to be considered in tre
liqght of the proposed modification to the Replacement Structure Plan te incrs
housing’ provision in the distriet, and the subseguent invitaticn by the Sscre
of State to ZERPLAN to consider the figures and implications of the recently
published 1555 - based projections which indicate an identified 14% growch
rate in the Scuth East Region. The proposed modifications accept that zd3iticnal
cdevelopment will involve an impact on the environment and infrastructuere kut
puts this in coatext with the need to secure protecticn from development
land within the Green Bel: and Areas of Outstanding iiatural PBeauty. As f
way in which the modifications affact calculations of housing land supply
drew attention to an appeal decision of 14 January 1938 (APP/CO303/A/B4, 2435
wnich in your view supports the continued use of a calculation based on the
Central Berkshire area and an anrnual puilding rate until such time as the Reslacemsnt
tructure Plan is finally approved. You consider that on this basis there
considerably less than a & y2ar supely of housing land and therclfors a strong ores

favour of the appes ildevelorent. Yoo say that the apreal propesals are cacable of early 1T
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.7 and will go some way to meeting identified pressures in the early part of the

Structure Plan period to 1992.

5. As for environmental and sccial issues, you submit that the Inspector's
conclusions were reached on the hasis of his assumption that there was a
sufficiency of housing land and they now need to be re-assessed in the light

of the proposed modifications, with particular reference to paragraph 1.11

of the Secretary of State's Statement of Reasons which' is clear that land
without special designation cannot be considered immune from the possibility of
development. You enclosed a plan showing changes in land uses around the appeal
site since the inquiry. You argue that in concluding that the appeal proposal
would project into open countryside and alter the form and visual character
of the village, the Inspector does not identify any national, regional or
development plan objective that would be harmed by this. In your view, any
development on new sites in the Wokingham area will, if well related to
existing settlements, inevitably ke on open land which is visible from the

read network and adjacent housing.

6. On the social issues, you argue that the proposed modifications make

no reference to thée provision of specialist forms of housing and it is particularly
important, therefore, that full weight is givan to the evidence of need for such
housing. The Inspector has pointed to draft District Plan policies which seek
to make the area attractive to people in the younger age groups. The statistics
show that these policies do not appear capable of implementation and the Secretary
of State may wish to consider whether policies which prove to be ineffective
should act as a stumbling block for alternative proposals.

7.. In their letter of 31 March the District Council subnit that the situation
regarding housing land supply is simplified by the proposed modifications
because it is now possible to make calculations by the residual method at the
District level. It was agreed at the appeal inquiry to take the 5-year period
1 April 1987 to 31 March 1992. Disregarding recent appeal decisions to allow
development and including an allowance for small unidentified sites of less
than 0.4 hectares, the Council submit that there is 5.49 years' supply of
housing land. }

8. In summary, on the countryside and environmental issues, the Council say
that it is clear that the proposed modifications contain environmental policies
which continue to support their argument that the appeal proposal is unacceptable,
and provide a policy background to the conclusions which the Inspector has

reached on these issues. The District Council's letter of 25 July enclosed
details of an interim housing strateqy adopted by the Council for considering
applications for planning permission for dwellings in the period between the
publication of the proposed modifications to the Replacement Structure Plan and
its approval. The strategy seeks to ensure that;pending approval of the
Replacement Structure Plan, the fundamental concept of reducing the rate of
housing growth in accordance with Policy Hl of the proposed modifications of the
Secretary of State is not prejudiced by the granting of planning permission in
excess of the provision required by the policy.

9, The County Council argue that while the Replacement Plan must now attract
considerable weight, there are substantial objections to the proposed modificaticns
and it is by no means certain that these will be confirmed. In their view, the
Replacement Plan as submitted should be used as the basis for calculations of
housing land availability and on that basis it can be shown that there is more

than a 5 year supply in each of the Districts at April 1987.

10. Representations were alsoc received following the Department's letter of .
2 February from I J B Richardson, Frederick J Young on behalf of the Hurst Village
Society, N Morley, Mrs J Fiennes, G T Leslie, Mrs N F Bassett, Mrs R N Koble,
Professor D C Bassett, G J S$iddall, G E Langton, and the St. Nichclas Hurst

Parish Council. All of these re-iterate their earlier objections to the appeal
proposal and feel strongly thatthe propoced modifications re-inforce the Inspector's
conclusions on environmental and visual issues, and the validity of his recommendaticn
that the appeal be dismissed.
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soulh of the M3 at Reading is not now"identified as a strategic locaticn for‘new
LR 144 . . ! i . -
hnu;ing put that is not seen to affect the argquments put forward by the parties

on this appeal.

12. In determining. this appeal, the Secretary of State has had regard to all the
representaticns received before and since the inguiry and to the Inspector's regort
and the evidence put in at the inquiry.

13, The Secretary of State has considered the evidence and the Inspector's
conclusiofs.In his opinion a prime factor in this case is the effect of the
Proposal on the Parish of Hurst, the appeal site and its surroundings.

14. As pointed out at the inguiry, the Replacement Structure Plan contains

a strong presumption against development which increases the visual intrusion
by buildings on the countryside and extends development beyond tree belts or
other natural features which soften or screen the edge of built-up areas.

15. 1t is accepted that there is existing development to the north, south and

east of the appeal site and that it is for the most part bordered by trees

and hedges. However, having regard to the ervircnment policies and to the

physical characteristics of the Parish of Hurst and the appeal site and its
surroundings, the Secretary of State agrees with the Inspector that development

of the appeal site would project development into the open countryside.

He also accepts the Inspector's conclusion that while the rroposed
development may not substantially breach the tree and hedge line along Tape

Lane it would extend beyond and then lead to a breach in the tree arnd heige line

on Lodge Road. He shares the Inspector's _view_that_the proposal would represent

an intrusion into the countryside and_would, by substantially filling in the

inside area of what was described at the inquiry as_an inverted 'C’, completely
‘éifér‘tﬁé'fg;ﬁqugﬁgigual,pha:gg;gg_gﬁ,tnghgiliggguwHe further agrees with tHa
Inspector that extension westwards of development would tend to visually

close the gap between the daevelorment to the north and south to the detriment

of the visual amenity of the area. The Secretary of State notes the plan sukmitted
with your letter of 25 March up-datiny the land uses that apply to the area surround:in
the appeal site, and the appeal decision of 21 Serptember 1987, (ref: AFP/HO320/2/86/528233
enclosed with your letter of 27 Newember 1987, but in his opinion the cbjections identified by the
Inspector remain valid. .

16. As for the social issues, the Secretary of State does not doubt that the
proposal, because of its size in comparison with the main built-up part of Hurst,woul:
have a major 2ffect both in relation to the character of the village itself

and on the existing community. It might well have the effects on the social
structure suggested by the Inspector, and the introduction of some 300

persons in the 55 plus age group could have a negative effect on the vitality

of the village. As the Council recognise, it is difficult to be objective

about such matters. However, the Secretary of State does not consider this

to be a critical factor in this case ‘although it seems to him to lend weight

to the arguments against the proposal. ‘

17. You argue in your letter of 25 March that in concluding that the appeal
proposal would project into open countryside and alter the form and visual’
character of the village, the Inspector does not identify any national,
regional or development plan objective that would be harmed by this. Wwhile it
is accepted that in some villages provision can be made for modest development
without damage to the countryside, and that this can help to sustain smaller
communities, Departmental advice on development in rural areas, most recently embodied
in Planning Poliqy Guidance 7, considers that _sites shodld ke well~related

in scale and location to existing development, patterns of settlement

and surrounding land uses. As explained in paragraph 13 above, the

Secretary of State does not consider this to be the case here. He

is satisfied that the proposal conflicts with objectives underlying strategic
policies contzined in the recantly acproved Structure Plan for '

the protection of the countryside, and for the control of development in
villages, and he also has in mind the objective in his Strategic Guidance of
17 June 1986 to accommodate new development while conserving the countryside.



18, yourclients have produced evidence of a need for the type of accommodation
Proposed and contend that there is a shortfall in the housing land supply.
However, the Secrctary of State agrees with the Inspector that the proposal
would cause demonstrable harm to interests of acknowledged importance and in his
opinion the objections identified above are sufficient to justify a refusal

of permission for the development of this site whatever the position on

land availability and even in those circumstances where there was shown to be a
Presumption in favour of development under paragraph 29 of the Planning Policy
Guidance 3, or a need for the type of development proposed, In the light of
these conc1u51ons, the Secretary of State does not find it necessary to express
any view on ‘the issue of housing land availability.

19 For all the reasons given above, the Secretary of State accepts the
Inspector's recommendation and hereby dismisses your clients' appeal.

I-am Gentlemen,
Your obedient Servant

%@@W

MISS J R POOL
Authorised by the Secretary of State
to sign in that behalf.





