TOWN AND COUNTRY PLANNING ACTS

TOWN AND COUNTRY
PLANNING (ENGLAND) 1990

James Ellis

Rural Solutions Limited
Canalside House
Brewery Lane

Skipton, North Yorkshire
BD23 1DR

NOTIFICATION OF REFUSAL OF PLANNING PERMISSION

Application Number: 213378

Applicant Name: Leaper Land Promotion

Site Address: Land at Broadcommon Road, Hurst, RG10 O0RG
Proposal: Outline application for the proposed erection of up to

33 custom and self-build homes (plots) including 14
affordable homes, public open spaces with equipped
play areas, landscaping and associated
infrastructure (all matters reserved except for
access)

Wokingham Borough Council in pursuance of its powers under the above Acts and
Regulations hereby refuses permission for carrying out the above development as
stated in the application and the accompanying plans submitted to the Council for
the reason(s) specified hereunder.

Reasons
1. Principle

The site lies outside of settlement boundaries and represents inappropriate and
unsustainable form of development in the countryside with a loss of the separate
identity of Hurst and scattered development to the south and harm to the quality of
the environment . With the Council able to deliver sufficient housing and self and
custom-build housing to meet projected need, the proposal is contrary to the
National Planning Policy Framework 2021, Policies CP1, CP9 and CP11 of the Core
Strategy 2010 and Policy CCO02 of the Management Development Delivery Local
Plan 2012.

2. Character of the Area

The location of the development on the edge of the settlement of Hurst results in
encroachment of development into the countryside, harming the rural character and
setting of the area. More particularly, there is a merging of development between the
southern settlement edge of Hurst and the scattered and historic development to the
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south east and south west which leads to a erosion in the impression of several
small hamlets. There is a merging of development between the Areas of Special
Character of Hurst and Wokingham Road which coalesces these identities. The
suburban or overly urban appearance, layout and pattern of development, including
the siting of a flat building in a visible location on the eastern edge of the site, is of
contrast to and at odds with the linear and detached pattern of dwelling houses on
nearby roads.

This is contrary to Paragraphs 130 and 134 of the National Planning Policy 2021,
Policies CP1 and CP3 of the Core Strategy 2010, Policies CC03 and TB21 of the
Managing Development delivery Local Plan 2012, R1, R11, RD1, RD2, RD3 and
RD8 of the Borough Design Guide Supplementary Planning Document 2014 and the
Hurst Village Design Statement.

3. Landscape and visual impact

The proposed development would have a major adverse visual impact on the
landscape character of the area and the increase in the amount of activity and
magnitude of change to the landscape is unacceptable, contrary to Paragraph 174 of
the National Planning Policy Framework 2021, Policies CP3 and CP11 of the Core
Strategy 2010, Policies CC01, CC02, CC03 and TB21 of the Managing Development
Delivery Local Plan 2014 and Section 4 of the Borough Design Guide
Supplementary Planning Document 2012.

4. Site sustainability

The site is not within convenient walking distance of day-to-day facilities and
services, public transport and schools and would not encourage a mode shift
towards more sustainable modes. This will result in high dependence on private
vehicle use, increased carbon emissions and an unsustainable development,
contrary to Paragraphs 79 and Section 9 of the National Planning Policy Framework
2021 and Policies CP1, CP6, CP9 and CP11 of the Core Strategy 2010.

5. Traffic and access

Due to a lack of adequate information, the Council cannot be satisfied that the
proposal makes satisfactory provision for safe and accessible vehicular, cycle and
pedestrian access into and within the site, including clarification of the road safety
audit, location of the traffic counter potentially influencing vehicle speeds and the
required visibility splays, road widths that enable unimpeded movement of refuse
and emergency vehicles and pavements to both sides of the internal road. This is
contrary to Paragraphs 110-112 of the National Planning Policy Framework 2021,
Policies CP1, CP3 and CP6 of the Core Strategy 2010 and Section 5 (including S11)
of the Borough Design Guide Supplementary Planning Document 2012.

6. Pedestrian connections

The proposed site does not have access to a safe and accessible pedestrian
connection to the village of Hurst, with increased traffic arising from the development
posing safety risks for future users, including school children. This is contrary to
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Paragraphs 92 and 112 of the National Planning Policy Framework 2021 and
Policies CP1 and CP3 of the Core Strategy 2010.

7. Loss of agricultural land

Due to a lack of adequate information, the Council cannot be satisfied that the
proposal does not involve the loss of best and most versatile agricultural land. This
has implications for food production and the retention of the agricultural industry,
contrary to paragraph 174 of the National Planning Policy Framework 2021 and
Policy CP1 of the Core Strategy 2010.

8. Lack of affordable housing

In the absence of a satisfactory legal agreement, the proposal does not make
adequate provision for affordable housing and the proposed mix, tenure and split of
affordable housing does not suit the identified needs of the locality and the borough.
This is contrary to Section 5 of the National Planning Policy Framework 2021,
Policies CP1 and CP5 of the Core Strategy 2010, Policy TB0S of the Managing
Development Delivery Local Plan 2014 and the Affordable Housing Supplementary
Planning Document.

9. Lack of Employment Skills Plan

In the absence of a satisfactory legal agreement, the proposal does not make
adequate provision for employment skills generation associated with the construction
and delivery of housing, contrary to Policy TB12 of the Managing Development
Delivery Local Plan 2014.

10. Lack of infrastructure and open space

The proposal does not make adequate or appropriate arrangements for the
improvement or provision of infrastructure, services, community and other Facilities,
contrary to Policy CP4 of the Core Strategy 2010. More particularly, in the absence
of a satisfactory legal agreement, the proposal does not make adequate provision for
public open space, parks and gardens and community facilities housing, contrary to
the Paragraph 93 of the National Planning Policy Framework 2021, Policies CP3 of
the Core Strategy 2010 and Policy TB08 of the Managing Development Delivery
Local Plan 2014.

11. Loss of hedgerow

Due to a lack of information relating to the significance of the hedgerow to
Broadcommon Road and a lack of certainty relating to the extent of hedgerow loss to
facilitate the vehicular and pedestrian accesses and required splays, the Council
cannot be satisfied that the

proposal does not result in the loss of an irreplaceable habitat of principle
importance. Further, there is also a lack of detail pertaining to the significance of the
ridge and furrow field and the proposal has the potential for the loss of an
irreplaceable landscape feature of national importance.
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This is inconsistent with Section 13.92 of the Wokingham Landscape Character
Assessment 2004 and contrary to Paragraphs 174 and 180 of the National Planning
Policy Framework 2021, Policies CP1, CP3 and CP11 of the Core Strategy 2010 and
Policies CC03 and TB21 of the Managing Development Delivery Local Plan 2014.

12. Harm to ecology and biodiversity of the site
Due to a lack of adequate and reliable information, the Council cannot

be satisfied that the proposal will not have a harmful impact upon Great Crested
Newts, bats (both protected species), reptiles (species of principle importance) and
breeding birds. Further, there is a lack of detail, inconsistency across the
documentation and a lack of justification to support the habitat survey and the
conclusion that the proposal will result in a biodiversity net gain.

The harm to protected and principal species and the likelihood that the proposal will
lead to a significant (proportionally) net loss of biodiversity is contrary to Section 15
of the National Planning Policy

Framework 2021, Policies CP1, CP3 and CP7 of the Core Strategy 2010 and Policy
TB23 of the Managing Development Delivery Local Plan 2014.

Informatives

1. If you intend to submit an appeal to be considered as a Public Inquiry you must
notifiy the Local Planning Authority (planning.appeals@wokingham.gov.uk) and
Planning Inspectorate (inquiryappeals@planninginspectorate.gov.uk) at least 10
days before you submit the appeal.

2. Plan references

This decision is in respect of the location plan numbered HUR-PTE- ZZ-00-DR-A-
10001, dated 30 July 2021 and the plans numbered HUR-PTE- ZZ-00-DR-A-10003
Rev A, HUR-PTE-ZZ-00-DR-A-10005 Rev A, dated 29 September 2021, HUR-PTE-
ZZ-00-DR-A-10006 Rev A, HUR-PTE-ZZ-00-DR-A- 10007 Rev A, HUR-PTE-ZZ-00-
DR-A-10008 Rev A, HUR-PTE-ZZ-00-DR-A-10003 Rev A, HUR-PTE-ZZ-00-DR-A-
10010 Rev B, HUR-PTE-ZZ-00-DR-A-10011 Rev A, HUR-PTE-ZZ-00-DR-A-10012
Rev A and HUR-PTE-ZZ-00-DR-A-10013 Rev A, all dated 29 September 2021 and
the landscape plan numbered CW0144- D-C01B Rev B, dated May 2021; all of
which were received by the Local Planning Authority on 11 October 2021.

3. Discussion

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, pre-application advice was sought and advice
was given regarding the proposal being unacceptable. Some initial discussion not
relating to the overall principle took place but no long term route to an approval was
realistic.

Signed
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MHead

Marcia Head
Service Manager - Place & Growth
Date: 10 January 2022

PLEASE READ THE NOTES ISSUED WITH THIS DECISION NOTICE BELOW
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WOKINGHAM
' BOROUGH COUNCIL

TOWN AND COUNTRY PLANNING ACTS
TOWN AND COUNTRY PLANNING (ENGLAND) 1990

Other statutory legislation: This decision notice relates to the above stated acts
and regulations only and does not constitute approval under any other legislation.

The Town & Country Planning (Development Management Procedure)
Order: This decision has been made in accordance with the requirements of the
National Planning Policy Framework (NPPF) and in the requirement to work with
the applicant in a positive and proactive manner.

Officer Report: An officer report explaining the decision will be available to view
online.

Purchase notices: If either the local planning authority or the Secretary of State
refuses permission to develop land or grants it subject to conditions, the owner
may claim that the owner can neither put the land to a reasonably beneficial use
in its existing state nor render the land capable of a reasonably beneficial use by
the carrying out of any development which has been or would be permitted. In
these circumstances, the owner may serve a purchase notice on the Council
which will require the Council to purchase the owner’s interest in the land in
accordance with the provisions of Chapter | of Part VI of the Town and Country
Planning Act 1990.

Appeals to the Secretary of State: If your application has been refused by the
Borough Council or granted subject to conditions that you are not happy with,
you have the right to appeal to the Planning Inspectorate (under Section 78 of the
Town and Country Planning Act 1990). This must be within the timeframes set
out below. Please note an extension of time for lodging an appeal is unlikely to be
granted except in special circumstances.

12 weeks from the decision date above in the case of a refusal of a
‘householder’ application:
Being the refusal of an application for planning permission to alter or extend a
house, or for works within the curtlage of a house; or,
Being the refusal to approve details submitted as required by a condition imposed
on a permission granted for a householder application

12 weeks from the decision date above in the case of a refusal of a ‘minor
commercial’ application:
Being the refusal of an application for development of an existing building or part
of a building currently in use for purposes in Use Classes A1, A2, A3, A4 and A5
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where the proposal does not include a change of use, a change to the number of
units, development that is not wholly at ground floor level and/or does not
increase the gross internal area of the building.

6 months from the decision date above in the case of all other appeals made
under s78(1) or s20 of the above Acts relating to a decision on a planning
application or listed building/conservation area consent application.

6 months from the decision date above in the case of any appeal made under
s78 (2) of the Act in respect of a failure to give a decision within the statutory
period.

The Planning Inspectorate is an Executive Agency reporting to the Secretary of
State for Communities and Local Government. The Inspectorate has an online
appeals service as set out on the .gov.uk website which contains information and
guides on the appeal process. Alternatively you can obtain a form from the
Planning Inspectorate at Temple Quay House, 2 The Square, Temple Quay,
Bristol, BS1 6PN, 0303 444 5000 or through the Planning Inspectorate website.
Please note all documents will be published online by the Planning Inspectorate
and therefore you should not include personal information you do not wish to be
displayed in this way. This includes personal information of third parties.
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