20/01336/OUTMAJ – HSA23 Allocation

Planning Application 20/01336/OUTMAJ
Summary
1.

It is recommended that Compton Parish Council (CPC) OBJECT to the planning application
on the following grounds:
i.

The application is ‘major development’ within the AONB that would not conserve
and enhance landscape and scenic beauty. There are no exceptional
circumstances that demonstrate that this mixed-use development – which is
substantially above its allocation for 140 homes, extends into Area A and beyond
the settlement boundary – is in the public interest as it is contrary to Policies
ADDP1, ADDP5, CS1, , CS19, GS1, HSA23, C1 and paragraph 172 of the NPPF.

ii.

The significant number of new dwellings coupled with a larger area for
development would not represent ‘limited development’ and would have adverse
impacts on the character of the village within the AONB and upon the community,
leading to unbalanced growth at a Service Village not meeting local needs,
contrary to the West Berkshire spatial strategy under Policies HSA23, ADDP1
and ADDP5.

iii.

No consideration has been given to the need and benefits of integrating
accessible and adaptable housing as part of the masterplan in order to deliver an
appropriate mix of dwelling types, sizes and heights as required by Policies HSA23
and CS4.

iv.

The application does not establish a positive framework for the delivery of
employment land and floorspace that is consistent with the local need to partially
offset the loss of this employment site and establish an appropriate mix of uses
through the creation of an enterprise hub contrary to Policies GS1, HSA23, CS5,
CS10 and the SPD.

v.

The application fails to give consideration to the provision of new community
facilities that are integrated and delivered within the development that would
enhance the villages’ social, sporting and educational facilities, contrary to
Policies GS1, HSA23 and CS18. The retention of the cricket ground is welcomed,
however its value as a sporting / recreational facility is significantly diminished by
the demolition of all ancillary facilities with no replacements.

vi.

The overall density is not reflective of the character of Compton, including no
meaningful transition to a lower density to the north in Area B and development
extending beyond the settlement boundary into Area A, contrary to Policies GS1,
HSA23, C1, CS14 and the SPD.

vii.

The application does not adequately consider the pedestrian connectivity with
the rest of Compton and fails to integrate and promote pedestrian movements
with the south side of the High Street and local services and facilities, contrary to
Policies CS13, CS14 and HSA23.

viii.

The illustrative drainage strategy conflicts with the illustrative masterplan and
green infrastructure plan in respect of the central green as it shows a pond where
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a LEAP and key open space is to be located, contrary to Policies GS1, HSA23, CS14
and CS16.
ix.

The application proposes full planning permission for matters including the ‘The
change of use of land including the creation of public open space and wildlife
area’. Insufficient details are provided on the creation of public open space and
wildlife areas.

x.

The application fails to demonstrate how it will support the transition to a low
carbon future in a changing climate, with no scheme for renewable and low
carbon energy, contrary to Policies CS14, CS15 and paragraphs 148 and 153 of the
NPPF.

xi.

The scale of development cannot be adequately accommodated by water supply
and waste water, as confirmed by the Thames Water response, contrary to Policy
GS1.

xii.

The demolition and construction phases will represent a significant impact on the
whole community over an envisaged 5-year period. No hours of work should be
undertaken on Saturdays, Sundays and Bank Holidays. Appropriate hours of work
should be undertaken Monday to Friday. A detailed Demolition and Construction
Method Statement should be a pre-commencement planning condition with
triggers for regular review so that that the impact on the community can be
carefully monitored.

xiii.

CPC continue to support the principle of the redevelopment of this brownfield
site, however the adverse effects of this development can be reduced, or avoided
altogether, by the development of a scheme in accordance with the terms set out
in Policy HSA24, the SPD and the emerging Compton Neighbourhood
Development Plan. CPC advise Homes England to review the ‘Pirbright Site Issues
and Policy Objectives Interim Policy Statement’ and the emerging Compton
Neighbourhood Development Plan prior to preparation of any revised scheme for
the redevelopment of this site, which is expected to be accompanied by a design
brief or masterplan that has been subject to public consultation undertaken
broadly in line with the West Berkshire Statement of Community Involvement.

Introduction
2.

Fowler Architecture and Planning Ltd is instructed to provide an opinion to Compton
Parish Council concerning the planning application for the redevelopment of the former
Institute for Animal Health site in Compton.

3.

Planning application 20/01336/OUTMAJ (‘the application’) has been made to West
Berkshire Council (WBC) for:
Hybrid planning application seeking: 1) Outline planning permission (all matters reserved
with the exception of access), for development comprising of up to 250 residential units
(Class C3), the provision of landscaping, construction of access and street lighting, car and
cycle parking, other associated infrastructure, sustainable drainage systems, engineering
works and mitigation measures including the construction of internal roads. The proposal
includes at least 1.1 hectares of employment land (Class B1) associated with the retention
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of the Intervet building and a playing field (Class D2) associated with the retention of the
existing Cricket Pitch. 2) Full planning permission for the demolition of existing buildings,
structures and hardstanding along with preparatory works including earthworks,
remediation, utility works and associated mitigation measures. The change of use of land
including the creation of public open space and wildlife area.
4.

The site covers an area of 15.8 hectares.

5.

The illustrative masterplan is shown on Drawing 04_107 dated 30th October 2019.

6.

Land Use Parameters are shown on Drawing 04_101 dated 30th October 2019.

7.

The application is supported by an Environmental Statement (ES) prepared under the
Environmental Impact Assessment Regulations and other technical reports.

8.

The Design & Access Statement (DAS) provides an explanation of the masterplanning
principles of the scheme. The DAS also provides a summary of pre-application community
involvement at Section 7. Reference is made on page 56 of the DAS to engagement with
CPC. It is important to stress that at no point has CPC offered support to the scheme as
was presented at the meetings and the exhibition. It is also clear from reading Section 7
that no changes were made to the scheme following the January 2020 exhibition – with
the majority of the supporting documentation dated October 2019.

9.

At this stage the following evidence is not available on the public file, therefore it has not
been possible to comment upon:


Environmental Statement Chapter 10 – Ecology



Updated viability assessment by Cushman & Wakefield

10. We recommend that CPC request these documents and are afforded sufficient time to
review and respond in-line with the West Berkshire Statement of Community
Involvement. CPC therefore reserve the right to make representations on additional
grounds to those stated in paragraph 1.
Policy Context
11. The relevant development plan comprises the West Berkshire Core Strategy (2006-2026)
adopted July 2012 (CS), the West Berkshire Housing Site Allocations DPD (2006-2026)
adopted May 2017 (HSADPD) and saved policies from the West Berkshire District Local
Plan 1991 to 2006 (LP).
12. The site is allocated within the HSADPD under Policy HSA23 which sets out the site, with
a developable area of approximately 9.1 hectares, is to be comprehensively redeveloped
delivering a residential led mixed-use scheme with a mix of employment floorspace,
green infrastructure and community uses in accordance with the adopted SPD.
Redevelopment of the site should incorporate an appropriate mix of uses which responds
to the character and function of the village, as well as the wider landscape. In addition,
the development will be delivered in accordance with parameters specified under Policy
HSA23 under bullet points 1 to 13 inclusive with reference to specific Areas within the
site – see figure 1. A copy of Policy HSA23 is provided at Appendix A.
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Figure 1 – Map of HASDPD Policy HSA23

13. Other material considerations include:


The National Planning Policy Framework (NPPF) and Planning Practice Guidance
(PPG).



Pirbright Institute Site, Compton Supplementary Planning Document (‘the SPD’)
adopted by West Berkshire Council in September 2013. The SPD was prepared
following extensive discussion with CPC and the community. The importance of
the SPD is restated within HSADPD Policy HSA23. A copy of the SPD is provided at
Appendix B.



The ‘Pirbright Site Issues and Policy Objectives Interim Policy Statement’ (IPS)
endorsed by Compton Parish Council 7th October 2019. The purpose of the IPS
was to provide an early and clear view of the Compton NDP position, supported
by its Village survey results, regarding the application of planning policies to the
potential future development of the Pirbright Institute site (previously known as
the Institute for Animal Health – IAH site). The NDP agrees that the site should in
the future be redeveloped pursuant to West Berkshire Housing Site Allocations
DPD Policy HSA23 and the ‘Pirbright Institute Site, Compton’ Supplementary
Planning Document (SPD). A copy of the IPS is provided at Appendix C.



The emerging Compton Neighbourhood Development Plan (NDP) which is at the
Pre-Submission Draft Plan stage with a Regulation 14 consultation anticipated

FOWLER ARCHITECTURE & PLANNING LTD
19 High Street, Pewsey, Wiltshire SN9 5AF
www.faap.co.uk | enquiries@faap.co.uk | 01672 569444
Registration No. 7318709

20/01336/OUTMAJ – HSA23 Allocation

soon. A ‘Screening Version’ of the draft NDP has been submitted to WBC in June
2020. The latest version of the NDP can be viewed online1.
Assessment
14. For ease, we have set out the assessment of the application according to the Policy HSA23
requirements (set out in bold below) which are the primary basis for the determination
of this planning application in combination with Policy GS1. Reference is also made to the
IPS and NDP.
The site has a developable area of approximately 9.1 hectares, which is set out within
the adopted SPD and is based on the outcomes of the Landscape Framework (2012) and
Flood Risk Study (2012) including the exclusion of the far northern part of the site and
part of the site to the south.
15. The developable area extends far in-excess of 9.1 hectares by reason of the inclusion of
residential development within Area A. These matters are addressed in greater detail
below.
The site is to be comprehensively redeveloped delivering a residential led mixed-use
scheme with a mix of employment floorspace, green infrastructure and community uses
in accordance with the adopted SPD. Redevelopment of the site should incorporate an
appropriate mix of uses which responds to the character and function of the village, as
well as the wider landscape.
16. The application is evidently residential-led and a strategic objective of Homes England is
to ‘get more homes built’. The appropriateness of the amount of residential development
and the mix of uses are addressed in greater detail below.
(i)

The development will be residential-led with the provision of approximately 140
dwellings, delivering an appropriate mix of dwelling sizes and types which
conserve and enhance the character of Compton. An element of employment
floorspace will be replaced within the site.

Amount of development and impact on the spatial strategy
17. HSA DPD Policy HSA23(i) confirms the development of the former Pirbright Site will be
residential-led with the provision of approximately 140 dwellings. The examining
Inspector confirmed this quantum was both viable and sound, including in the context of
major development in the AONB where the development “is in the public interest.” The
Inspector heard evidence from the site promoter and that the implementation of a such
in accordance with Policy HSA23 would be viable. This number of 140 dwellings was
always understood to represent a considerable change in the size and balance of
Compton. The village is a ‘Service Village’ which Policy ADDP1 states has a limited range
of services and some limited development potential. Policy ADDP5 confirms that at
Service Villages within the AONB ‘a limited level of development will be accommodated
to meet local needs…’ The allocation for 140 dwellings would introduce an anticipated

1

http://www.comptonndp.org.uk/community/compton-neighbourhood-development-plan-13450/documents/
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364 additional inhabitants2 (a population increase of approximately 20%), impacting all
aspects of the village community, infrastructure and facilities.
WBC Core Strategy spatial strategy
‘4.15 Villages identified in the District settlement hierarchy as service villages will
accommodate more limited development: these villages would benefit from smallscale development, appropriate to the character and function of the village, in order
to meet local needs, including residential infill or minor development adjacent to the
settlement, which will be allocated in the Site Allocations and Delivery DPD.
4.16 The characteristics of the individual rural service centres and service villages vary,
reflective of the diverse nature of West Berkshire. They are not intended to have the
same amount of growth as each other; instead, the level of growth will depend on the
role and function that they perform for the surrounding spatial area, and will be
related to their size, range of facilities and services as well as the availability of suitable
development opportunities. This is set out in more detail in the Area Delivery Plan
policies.’
Policy ADDP5 spatial strategy for the AONB
‘There are six service villages within the AONB in West Berkshire. The service villages
will continue to provide a range of services to their communities and surrounding
areas. A limited level of development will be accommodated to meet local needs,
including employment, housing, amenity and community facilities, to maintain the
areas as vibrant and balanced communities with their own sense of identity.’
18. The term ‘approximately’ is not defined; however, it is also clear from the examining
Inspector at paragraphs 96 to 98 of their Report that a significant number of new
dwellings in a relatively small settlement could have detrimental consequences. Not only
on the AONB where planning permission should be refused for major development other
than in exceptional circumstances and the character of the village but also on the
community itself which consists of a dwelling stock of 639 dwellings. The proposed
addition of 140 dwellings (in line with Policy HSA23) to this present stock represents a
22% increase.
West Berkshire Housing Site Allocations Development Plan Document - Inspector’s
Report March 2017
96. Compton is a Service Village which lies within the AONB but the CS recognises that
the Pirbright Institute site could provide a greater level of growth than would normally
be appropriate in such a settlement. A Supplementary Planning Document relating to
the site has been adopted by the Council.
97. The site is brownfield land in a reasonably sustainable location and the Council is
proposing approximately 140 dwellings in a developable area of about 9.1ha. In other
circumstances this density may be considered too low and it could be argued that the
optimum use of the site is not being achieved. However, it is essential that any
2

Based on the 2011 census data of 2.6 persons per household in the Parish of Compton
(https://www.nomisweb.co.uk/reports/localarea?compare=E04001164)
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development respects the location of the site within the AONB and is compatible with
other densities in the village (see Appendix A of PS/04/05/33). On that basis the
proposed density is appropriate as a starting point. The significant areas required for
landscape buffers are justified in order to ensure that, in particular, the visual
consequences of the development on the AONB would be acceptable.
98. It has been suggested that a larger area for development could be identified but
there is a risk that the provision of such a significant number of new dwellings in a
relatively small settlement could have detrimental consequences, not only on the
character of the village but also on the community itself and at this stage I consider
that the balance between protecting the character of the locality and maximising the
use of land, as proposed by the Council, is sound.
19. The developable area of the site is based upon that within the adopted SPD which has
been influenced by the location within the AONB and impact upon the landscape. In
accordance with Core Strategy Policy ADPP5, West Berkshire Council’s paramount
consideration for the site is that development does not cause harm to the natural beauty
and special qualities of the AONB. To calculate the indicative number of dwellings for the
site, a standard density for the AONB was used (20 dwellings per hectare). Therefore, a
density of 20 dwellings per hectare was applied to an area of seven hectares.3 The HSA
DPD glossary outlines that the approximate dwelling figures are given to allow for some
flexibility at the detailed design stage.
20. The application proposes ‘up to 250 dwellings’ that would equate to a 79% increase
above the size of the allocation and a 39% increase in the stock of dwellings at Compton.
This quantum is far beyond the scope of ‘approximate’ to the ordinary and reasonable
reader. This substantial amount of development that also extends beyond the
established developable areas would lead to unbalanced growth that WBC and the
Inspector were seeking to avoid; as it would have a harmful impact on the character and
community of this Service Village which has a limited range of services and some limited
development potential.
21. The application confirms that an updated viability assessment has been carried out by
Cushman & Wakefield which considers the potential to develop the Site for
approximately 140 units, however this is not on the public file contrary to the NPPF at
paragraph 57 that confirms such information should be publicly available. It is
understood that the viability assessment concludes that a scheme of 140 units on the site
‘is not viable, in light of the challenges posed by more recent movement in the property
market and the increased costs associated with bringing forward development on the
site’. The application does not explain why a reduced amount of development could not
bring forward this brownfield site.
22. The claims made within the application concerning viability as determinative to
substantially breach the HSA23 capacity is in clear contravention with the statutory

3

See West Berkshire Housing Site Allocations DPD Examination Document PS/04/05/33 ‘Summarise density
work carried out for Pirbright Institute’
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objectives and strategic objectives of Homes England4. Homes England acquired the site
in plain knowledge of the HSA23 allocation and the context of a challenging brownfield
site within the AONB. Indeed, the Homes England Land Hub5 continues to identify today
the site as having housing capacity for 140 units. A strategic objective of Homes England
is to ‘unlock public and private land where the market will not…’ therefore viability
considerations on Homes England sites cannot be played out and justified on market
terms as it is not relevant.
23. The Planning Statement at 6.3.1 also seeks to justify the need for the development and
250 homes on the basis of strategic needs for open market and affordable housing. This
reason is also referred to as ‘Alternative Option to develop Area B and C only’ at Figure
28 of the DAS. The justification within the Planning Statement concerning unmet needs
is contrary to Policy ADDP5 which confirms development at the Service Villages must be
limited to that needed to meet local needs. Furthermore, the methodology used in the
Planning Statement concerning strategic needs for housing is in clear contravention to
government guidance, which is disappointing given the application has been made by
Homes England. The WBC Annual Monitoring Report (January 2020)6 explains that the
local housing need (LHN) is 520 dwellings and that WBC are not failing the Housing
Delivery Test. There is no shortfall when measured against the LHN. As of March 2019,
WBC can demonstrate a 7.6 year housing land supply against the LHN and 6.8 years
supply against the CS housing requirement. Consequently, there is no need for additional
and unsustainable growth at Compton above that defined under Policy HSA23. As there
is no need, including local need, for the development above the ‘approximately 140
dwellings’ allocated by Policy HSA23, there is no need to intensify already major
development within the AONB with resultant harm to the landscape that cannot be
moderated.
24. In terms of highway impacts associated with 250 dwellings, we would refer CPC to ES
Volume I Chapter 7: Transport and Access that assesses the effects of the scheme on
pedestrians, cyclists and users of the highway. We are not Transport Planners / Engineers,
and as such we are unable to comment on the transport generation / distribution and
the impact of the development.
Housing mix
25. Policy HSA23 does not define the required mix of housing, instead CS Policy CS4 requires
residential development will be expected to contribute to the delivery of an appropriate
mix of dwelling types and sizes to meet the housing needs of all sectors of the community,
including those with specialist requirements. The mix on an individual site should have
regard to a variety of factors, including character and housing need.
26. The IPS and NDP recognise that the redevelopment of the Institute site has potential to
make a significant contribution towards meeting the supply demands for open market
4

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/754034/Home
s_England_Framework_Document_2018.pdf
5

https://homesengland.maps.arcgis.com/apps/Shortlist/index.html?appid=21ce6f6b7e4141b9a430282b2d670d76
6
https://info.westberks.gov.uk/CHttpHandler.ashx?id=48415&p=0
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homes. The CCB Report outlined that a large number of the responses were from people
with an aspiration to home ownership or people who own homes who aspire to larger
homes. The PPG confirms that affordable housing need includes those that cannot afford
their own homes, either to rent, or to own, where that is their aspiration. More recently,
the NDP Survey found that only 47% of respondents said that their current home would
meet their needs for the rest of their life. It established the four most required property
sizes in the future to be 3-4-bedroom houses (22%), 2-3-bedroom houses (14%),
bungalows (14%) and 5+ bedroom houses (13%). These top four categories covered a
range of dwelling types, including retirement and disabled housing, to maximise
opportunities for residents to stay within the village through all stages of their lives.
27. The IPS and Policy C7 of the NDP highlight that the density of the HSA DPD Policy HSA23
allocation makes it possible to deliver a range of homes, including 3 to 5-bedroom homes
in larger plots, thereby meeting housing needs and reflecting the character of Compton
and assisting with the progression to a lower density on the northern edge of the
development. The inclusion of a range of single-storey accommodation (i.e. bungalows)
within Area B would help to achieve this transition to the restored landscape within Area
A to the north. The need to provide housing for older people is critical. People are living
longer lives and the proportion of older people in the population is increasing (currently
14.6% over 65 years). Accessible and adaptable housing enables people to live more
independently, while also saving on health and social costs in the future. It is better to
build accessible housing from the outset rather than have to make adaptations at a later
stage – both in terms of cost and with regard to people being able to remain safe and
independent in their homes. A percentage of accessible and adaptable housing, designed
to M4(2) Category 2, at the site will contribute towards providing housing for older
people that provides safe and convenient approach routes into and out of the home and
outside areas, suitable circulation space and suitable bathroom and kitchens within the
home.
28. Table 4 of the Planning Statement provides an indicative market residential mix with 2530% as 2 bedrooms, 35-40% as 3 bedrooms, 25-30% as 4 bedrooms and 10% as 5
bedrooms.
29. The application does not provide any parameters recognising how the development can
deliver an appropriate mix of dwelling types and sizes as required by CS Policy CS4. In
particular the application gives no consideration to the need for specialist or adaptable
accommodation, including single storey dwellings meeting Requirements M4(2) or M4(3)
of the Building Regulations7, which if integrated can meet the needs of for older and
disabled persons, positively add to the varied character of Compton and opportunities to
lower building heights on a sensitive site.
Retention of employment floorspace
30. Policy HSA23(i) aims an element of employment floorspace will be replaced within the
Site, however the policy does not determine the quantum or type of floorspace. There is
currently approximately 16,700sqm of employment floorspace at the site. There has
7

https://www.gov.uk/guidance/housing-for-older-and-disabled-people
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always been a strong desire to retain a level of employment on the site as part of any
future redevelopment to help keep Compton as a vibrant place to live and work,
reflecting its history as a working village and the contribution of the Institute to the local
rural and science economy. It is recognised that the redevelopment cannot provide equal
quantity of employment floorspace.
31. The proposal seeks to retain the Intervet Building which is utilised by MSD Animal Health.
It also includes an area of land beyond the operation of MSD Animal Health. The proposal
includes a mix of B1(b) Research and Development, B1(a) office space and B1(c) light
industrial uses on this employment site. Office space on the Intervet Site would be
restricted to less than 2,500 square metres gross of floorspace.
32. The IPS and NDP Policy C11 seek to establish a ‘Pirbright Business Hub’ for a range of
small-scale employment floorspace for Use Class B1 purposes. The application is broadly
consistent with these aims as a 1.1 hectare area (E1) is identified for employment
purposes and the retention of the Intervet building. However, the application does not
propose any new employment buildings to replace those demolished within E1. Instead,
it identifies 1.1 hectares will be dedicated but establishes no parameters for any new
floorspace, or their design. There are no triggers for the delivery of the employment land
relative to the overall phasing of the development. Consequently, this application does
not establish a positive framework for the delivery of a mix of employment floorspace
required by Policy HSA24, the IPS and the NDP.
Community uses
33. Policy HSA23 references the potential for the site to accommodate community uses as
part of a residential-led mixed use scheme. Previous consultation for the SPD highlighted
a strong desire from the community to see some form of community use on the site,
enhancing the villages’ social, sporting and educational facilities. It is important that as
part of the mixed-use scheme consideration is given to additional uses which may be
appropriate or necessary for Compton, or contribute to social sustainability. The IPS and
NDP (Section 14) set out that Compton has a strong community, but currently lacks a
quality focal point for community services and activities, with relatively few facilities in
terms of its population. The NDP Survey 2018 and subsequent qualitative analysis has
identified the following greatest evidenced priorities for enhanced pre-school facilities /
enhanced community hall facilities / open space / sporting facilities. The NDP takes
forward this into Policy C13 that seeks to define what types of community uses should
be provided at the site, either through the re-use of existing buildings or investment into
new.
34. The application proposes no community facilities. The Planning Statement at 3.3.3
identifies that ‘approximately 45%’ of the site would be provided as open space. Also,
that four Local Areas for Play (LAP) have been identified in the parameter plans along
with one proposed Locally Equipped Area of Play (LEAP). The Cricket Pitch will be retained
and re-used as a playing field which will be made available for public use to the
community.
35. While the retention of the Cricket Ground is in accordance with the NDP Policy C13, it
should not be treated as a quantitate improvement meeting needs as the open space
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already exists. The application makes no mention of the future ownership and
management of this facility. Furthermore, its sporting function and quality is frustrated
by the lack of any changing room or community room ancillary to its use. All existing
ancillary buildings, including the pavilion are proposed to be demolished under Phase 5
– see Demolition Plan. The NDP Policy C13 seeks to resolve this by seeking that ‘The
Pickled Pig’ and associated changing room complex should be retained and enhanced as
part of a village sports and recreation hub. This would also accord with Policy CS18 that
seeks to make provision for high quality and multifunctional open spaces, as both the
quality and quantity of open space are important.
36. The IPS and NDP further highlights that the village pre-school submitted quite
comprehensive feedback and included not only concerns for its own infrastructure but
also for the wider community. As a charitable institution, it relies on fundraising and
grants for survival; and with more young families moving to Compton, the pre-school
anticipate a greater burden on resources in the future; moreover it will have to cater for
children from the surrounding area who have no such facility in their own villages so
would ideally like to look for premises with more capacity. The pre-school currently has
one room for up to 24 children of all abilities together and limited ancillary facilities. The
Piglets Nursery, situated within the Pirbright Site is currently closed but offered a 16place pre-school room with access to garden, a second 12 place toddler room and a
further 12 place baby room alongside a wider range of fit-for-purpose ancillary facilities,
which have the potential to be brought back into use through future redevelopment and
this opportunity has been ignored by the application.
(ii)

A local lettings policy should be explored for the site to allow a percentage of
the affordable housing provision to be reserved for people with local needs.

37. Section 5.12 of the Planning Statement confirms the proposed affordable housing
provision which is in accordance with CS Policy CS6. This also confirms at least 12
affordable homes can be delivered using the local lettings policy, which accords with the
IPS and Draft NDP aspirations (Policy C5). It is important that the affordable homes
delivered as local lettings are secured by legal agreement and meet the size, standard
and tenure needs identified within the CCB Report (November 2016)8 or up-to-date
evidence.
(iii)

Should the hostel site (off Churn Road) come forward for development in a
timely manner with the allocated site, it must form an integrated element of the
developable area.

38. The Hostel Site did not form part of the site boundary of the SPD, although it is included
in the planning application site. The application proposes the demolition of all existing
buildings and replacement with residential development within Parcel C5.
39. The Hostel complex was previously used as accommodation for students attending the
Institute. It is believed to consist of at least twelve 1- or 2-bedroom flats/houses, some

8

http://www.comptonndp.org.uk/shared/attachments.asp?f=bdb0656b%2D1fce%2D4b8d%2D8d8d%2Db0ff284
4c032%2Epdf&o=H001%2D%2D%2D%2DHousing%2DNeeds%2DSurvey%2DReport%2Epdf
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with shared kitchen and bathroom facilities. Until recently leased to Sovereign Housing
to provide accommodation for single persons and young couples. The complex has an
attractive external layout with paths and green spaces between blocks, vehicle access to
Churn Road, car parking and with some accommodation overlooking the cricket pitch.
Policy C6 of the NDP states that the retention and refurbishment of this Hostel
accommodation should be considered as part of the redevelopment and could provide
suitable accommodation to meet a range of housing needs.
40. The Planning Statement explains the reasons for the demolition and redevelopment of
this site at 6.4.1:
‘…The policy therefore does not seek to retain the existing hostel building but rather reuse the site within the developed area. The hostel building is not a designated heritage
asset or identified as a non-designated heritage asset (See Photo 3). As advised by HE soft
market testing with regard the possible refurbishment of the Hostel building has been
unfavourable as there would be a substantial cost associated with the structural and
remedial upgrades required to make is suitably attractive to future occupiers. From a
design perspective, there is an opportunity to remove the former hostel building and
deliver new homes more in keeping with the character and appearance of Compton,
rather than seeking to retrofit a former apartment/hostel building.’
41. The above is disputed. Criterion (iii) requires the site to be ‘integrated’ not ‘redeveloped’.
There is no evidence submitted by the Applicant to support the claims that there are any
substantial costs associated with the underlined. ‘Soft market testing’ is not considered
to represent a sound basis upon which to base any decision. The building is around 20
years old and is of an appropriate design with red brick under a pitched roof with low
eaves meaning that its retention and integration can provide an opportunity for meeting
needs for smaller homes while contributing to place-making.
(iv)

The overall density of the site will reflect the character of Compton. The northern
part of the developable area (known as Area B) will be built to a lower density
than the southern part (known as Area C) so as to reflect the built form pattern
on the northern edge of the village and to prevent an adverse impact on the
AONB.

42. CS Policy CS14 states new development must demonstrate high quality and sustainable
design that respects and enhances the character and appearance of the area, and makes
a positive contribution to the quality of life in West Berkshire. Paragraph 5.6 of the SPD
confirms that in determining densities it is essential that design, character and context
are primary considerations. Policy CS4 outlines that lower density development below 30
dwellings per hectare will be appropriate in certain areas of the District. The policy goes
on to state that ‘some villages are particularly sensitive to the impact of intensification
and redevelopment because of the prevailing character of the area, the sensitive nature
of the surrounding countryside or built form, and/or the relative remoteness from public
transport’. This is particularly relevant to Compton and therefore any future
development on the Institute site would not be expected to exceed 30 dwellings per
hectare.
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43. The Planning Statement at Section 6.4 states ‘the proposal would result in approximately
30.9 dwellings per hectare net’ – based on the areas at Figure 14 and ‘development area’
of 8.1 hectares. This figure just exceeds 30 dwellings per hectare and only does so by
including Area A to the north (that is shown with 29 dwellings on the Illustrative
Masterplan). The removal of Area A and illustrative development in that area results in a
density of 32.2 dwellings per hectare.
44. The Design Principles and Placemaking for Area B in the Design & Access Statement
propose a rigid and regular layout in contrast to the built-form pattern on the northern
edge of the village. This does not provide a positive distinction and a lower density to the
southern part Area C, as required by Policy HSA24 and the SPD. I would also draw CPC to
Section 3.9 of the Planning Statement that identifies 2.5 storey buildings within Area B
with a maximum height of 10.5m.
45. The IPS and NDP recognises that the density of the allocation provides an opportunity for
a range of house sizes to meet local needs where a majority of open market homes will
be 3 to 5 bedrooms, including the provision of suitable single storey homes designed to
M4(2) Category 2: Accessible and adaptable within Area B where they are sited to assist
with the transition of the development in an appropriate scale to the open countryside
beyond. As previously highlighted, these opportunities have not been explored as part of
the masterplanning.
(v)

The existing access from the High Street will form the main access to the
development with potential for a minor access from Churn Road. The rural
character of Churn Road and Hockham Road will be retained and highway
improvements should therefore be limited.

46. The access principles under HSA23(v) are met through the access scheme presented
within the application and the Transport Assessment. As we are not Transport Planners
/ Engineers we are unable to pass comment on the highway safety considerations
associated with the access proposals.
(vi)

Improvements will be necessary to the footways that front the site onto the High
Street and additional pedestrian and cycle routes could be provided onto
Hockham Road.

(vii)

Footpath, bridleway and pedestrian links will be created throughout the site to
improve connectivity with the wider existing network and to provide linkages
between the village centre and the site. The opportunity to reinstate the former
east/west footpath through the site should be explored.

47. Policy CS13 seeks to inter alia, improve travel choice and facilitate sustainable travel
particularly within, between and to main urban areas and rural service centres.
Paragraph 102(c) of the NPPF requires opportunities to promote walking, cycling and
public transport use are identified and pursued in order to ensure that safe and suitable
access to the site can be achieved for all users. Paragraph 110 requires first priority to
pedestrian and cycle movements, both within the scheme and with neighbouring areas.
48. The proposed new footpaths within the site, including the reinstatement of the east /
west route between Churn Road and Hockham Road are welcomed.
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49. Paragraph 3.5.2 of the Transport Assessment recognises that most of the roads within
Compton have footpaths, including the route between the site access on the High Street
and The Downs School. However, it does not continue to assess the quality of existing
pedestrian connectivity between the site and local services as a means to properly
integrate this development and provide safe and suitable access to promote walking. The
result is that the application does not propose any footway improvements, including any
crossing of the High Street, to aid connectivity with the south of the village.
(viii)

A phase 1 contamination report and a preliminary risk assessment will be
required and may lead to subsequent reports being required. In order to ensure
a safe development, the site must be remediated to the appropriate level for the
proposed land uses. Any remediation will need to take into account any plans
or preferences for infiltration SuDS infrastructure in the proposed development.

50. ES Volume I Chapter 12: Ground Conditions presents the assessment of effects of the
scheme on geology, hydrogeology and ground contamination within the site and
surrounding area. The application has been informed by initial ground investigation work
that has identified various sources that represent a moderate to high risk in terms of
contamination. The ES confirms that a full remediation strategy will be prepared and
approved by WBC prior to development as a planning condition, with validation of
remediation an essential requirement.
51. Given the identified biohazards and radioactive contamination present at the site, it is
important that the Remediation and Earthwork Strategy (ES Volume II Appendix 12-3) is
a robust and credible basis to ensure the site is safe at both construction phase and
occupation phase. After remediation, as a minimum, land should not be capable of being
determined as contaminated land under Part IIA of the Environmental Protection Act
1990, which is a responsibility of WBC.
52. It is important for the full remediation strategy to be agreed prior to works of demolition
due to the presence of contamination associated with buildings and ancillary structures
/ features. The remediation strategy currently does not adequately address the proximity
of surrounding residential properties in Compton and any measures required to protect
their amenities during the construction phase.
(ix)

The scheme will be informed by an extended phase 1 habitat survey together
with further detailed surveys arising from that as necessary. Appropriate
avoidance and mitigation measures will need to be implemented, to ensure any
protected species are not adversely affected.

53. ES Volume I Chapter 10: Ecology presents the assessment of effects of the scheme on
ecology and biodiversity both within the site and the surrounding area. The assessment
considers impacts on designated sites, habitats and species. This assessment comprised
a desk study, a habitat survey, bat surveys, breeding bird surveys (including barn owl
survey) and reptile surveys.
54. The ecological evidence forming part of the application is not currently available to view
as it has not been placed on public record, at the time of writing.
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(x)

An archaeological desk based assessment will be required as a minimum and
field evaluation if necessary to assess the historic environment potential of the
site.

55. ES Volume 1 Chapter 14 presents the assessment of effects on heritage assets. Table 14.4
confirms the Senior Archaeologist at West Berkshire recommended further fieldwork is
likely to be needed to determine the presence or extent of archaeological remains. The
ES is unsupported by a full Archaeological Desk-Based Assessment. At ES paragraph
14.9.1 it concludes that existing works at the site ‘will have likely truncated all
archaeological activity within the footprint of the extant buildings and areas of
hardstanding.’ However, it continues to identify parcel C4 has been identified as having
not been subject to any significant ground disturbance, and there is therefore potential
for previously unrecorded archaeological remains to be preserved in this area. The
application contains insufficient evidence in order to properly assess the impacts of nondesignated heritage assets of archaeological interest.
(xi)

A Flood Risk Assessment (FRA) will be required that should cover infiltration
testing and details of SuDS to be implemented, together with groundwater
modelling. A sequential approach to development on the site will be followed:
No development will be permitted within Flood Zones 2 and 3, including
essential infrastructure and water compatible development.
In accordance with the Flood Risk Study (2012) only less vulnerable land uses,
water compatible or critical infrastructure development (in accordance with the
NPPF) would be appropriate below the 103m AOD line, and more vulnerable
land uses above this line, unless detailed modelling indicates otherwise.

56. ES Volume I Chapter 13: Flood Risk and Drainage presents the assessment of effects of
the scheme on flood risk and drainage, supported by an FRA.
57. The following development is proposed to be located within Flood Zones 2 and 3 that
would be contrary to HSA23(ix):


Surface Water Drainage Feature ‘SW24 Pond 1’.



The unknown use of the ‘Gatehouse’ which is shown to be retained.



Amenity open space, nature conservation and biodiversity, outdoor sports and
recreation.

58. The following ‘more vulnerable’ and ‘highly vulnerable’ development is proposed to be
located below the 103m OAD line that would contrary to HSA23(ix):


Car parking serving dwellinghouses within part of development parcels C1, C2 and
C3 at the southern edge.

59. The illustrative drainage strategy proposes six ponds and two cellular storage tanks to
provide attenuation; the locations and volumes required are shown on drawing
60544578-SHT-10-CD-001 (ES Volume II Chapter 13 Appendix H) – however these are not
features reflected in the Illustrative Masterplan. In particular, the ‘central green’ is
identified as a large pond (Pond 5) on the drainage strategy – see extract at Figure 2
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below. This conflicts with the Design & Access Statement Development Parameters for
green infrastructure, which proposes a local area for play in this area and the defined role
of this space as a ‘green’ and cannot be treated as open space.
Figure 2 – Extract from the drainage strategy

60. The drainage strategy then proposes that surface water runoff will then be discharged in
the River Pang at a rate equivalent to the 1 in 100 year greenfield rate. However, it does
not confirm whether this is deliverable. Instead it recognises that if it is not possible to
discharge to the River Pang, there is potential to utilise the existing sewer connection
within the High Street to the south of the site, however, section 6.4 recognises this is
undesirable as this may contribute to the existing foul flooding risk within the public
network – which must be avoided.
(xii)

Land to the north of the site (known as Area A) will be restored and enhanced
to make a significant positive contribution to the landscape character and local
distinctiveness of the open downland landscape of the AONB. The landform will
be carefully modified to remove incongruous features, as informed by the
Landscape Framework (2012).

61. ES Volume I Chapter 15: Landscape and Visual Impact considers the effect on the
landscape character and views as a result of the scheme. In particular, the Landscape and
Visual Impact Assessment (LVIA) has assessed the impact of the scheme on the North
Wessex Downs AONB.
62. The application identifies two residential development parcels (A1 and A2) within Area A
across a total of 1.16 hectares (developable area). The Design & Access Statement
confirms around 29 homes in Area A which will be two-storey in height to a maximum of
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9m. Development within Area A is in clear conflict with Policy HSA23 and Policy C1 which
defines the settlement boundary (excluding Area A) and states there will be a
presumption against new residential development in this location.
63. NPPF at paragraph 172 states ‘great weight should be given to conserving and enhancing
landscape and scenic beauty’.
64. In this case, WBC has long considered and established the constraints of this particular
site due to its location within the AONB. The Landscape Framework (2012) and the
subsequent SPD accurately defined the requirements to facilitate this major
development in the AONB in a manner that assessed any detrimental effect on the
environment, the landscape and recreational opportunities, and the extent to which that
could be moderated, with the restoration of Area A to comprise a fundamental
component for the reasons summarised at paragraphs 5.18 to 5.20 of the SPD.
“The redevelopment of the Institute Site would be a unique opportunity to redress the
harm caused to the AONB through the existing development. Area A provides an
opportunity to make a significant positive contribution to the landscape character and
local distinctiveness of the open downland landscape of the AONB. Since the Landscape
Framework has shown that redevelopment on this part of the Site for housing or
employment would fail to conserve and enhance the natural beauty of the AONB, it is
recommended that Area A should be excluded from the developable area and all existing
buildings and hard standings removed.
In rectifying the damage caused by past development it is recognised that returning the
landform to its original state is unlikely to be a realistic option. There is however some
opportunity to undergo some more minor cut and fill using on-Site material such as
removal of the bunds alongside the eastern end of the northern boundary of Area A and
down the centre of the area; and using this material to fine grade existing cut slopes as
required.
A return to arable or open chalk downland is also unlikely to be an option. Area A however
has the potential to be restored to create additional woodland belts on the slopes which
would be in keeping with the local character and help to screen and integrate Area B into
the landscape. The lower levels of Area A lend themselves to grassland which has the
potential to create an informal recreational resource. There would also be opportunities
to recreate visual links between Area A and the open downland to the east by removing
some of the peripheral vegetation along the eastern boundary. This would enhance the
landscape and visual amenity of the footpath along the eastern boundary.”
65. The HSADPD Inspector considered the question of the appropriateness of the exclusion
of Area A who stated at paragraph 97 of his Report ‘The significant areas required for
landscape buffers are justified in order to ensure that, in particular, the visual
consequences of the development on the AONB would be acceptable.’ In doing so the
Inspector at paragraph 100 of their Report considered it of great importance to confirm
the developable area (which was inclusive of any retained employment land) as this
reflected the most appropriate strategy.
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100. … In order to reflect the most appropriate strategy for the site, the correct
developable area of 9.1 ha should be referred to, as recommended in MM39.
66. Instead of following these established principles and previous assessment that any
residential development in Area A would be harmful, the application and LVIA ignore this
fundamental baseline assessment and policy context. The application does not include
‘the significant areas required for landscape buffers’ as per paragraph 97 of the
Inspector’s Report to ensure that the visual consequences of the development on the
AONB would be acceptable. The Planning Statement at 6.2.1 seeks to justify development
within Area A in the context of breaching the settlement boundary, however the
references to Policies CS10 (which aims to retain existing employment sites rather than
relocate) and C2 (as this is not an exception site) as offering support for the development
extending into Site A, are not convincing – particularly in the context of the requirements
at paragraph 172 of the NPPF and the fact that WBC have passed the housing delivery
test and can demonstrate a 5-year housing land supply.
(xiii)

The site will comprise a development design and layout that is in accordance
with the adopted SPD for the site and is informed by a full detailed Landscape
and Visual Impact Assessment (LVIA). This will include the protection of the area
to the north (known as Area A) as outlined above and the retention of the cricket
ground (as a community use) as Green Infrastructure. It will also explain how
the special architectural and historic interest of the Compton Conservation Area
and its setting has been taken into account.

67. As summarised previously the development does not meet the expectations of criterion
(xiii) given the departure from the overall principles of Policy HSA23.
Other Matters
68. Policy CS15 states major development shall achieve the minimum reductions in total CO2
emissions (regulated and unregulated energy use) from renewable energy or low/zero
carbon energy generation on site or in the locality of the development as long as a direct
physical connection is used, unless it can be demonstrated that such provision is not
technically or economically viable. The IPS and NDP takes forward current government
ambitions to deliver sustainable homes and a low-carbon economy through various
measures under Policies C3 and C4. It is disappointing to see that Homes England have
not sought to propose any measures within the application that contribute to the
national and local objectives to meet the challenges of climate change.
69. General Site Policy GS1 of the HSADPD at bullet point 2 requires an integrated water
supply and drainage strategy will be provided in advance of development to ensure the
provision of adequate and appropriate infrastructure for water supply and waste water,
both on and off site. There are long-standing local concerns regarding the adequacy of
Thames Water infrastructure to (1) accommodate additional flows / demands arising
from development; and (2) the quality of this infrastructure and infiltration by high levels
of groundwater. The Thames Water response to 20/01336/OUTMAJ highlights the
limited capacity of their network to meet both the foul water and water supply needs of
this development, with little headroom in the existing system. The HE application
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provides insufficient evidence that the amount of development can be accommodated
under the terms of Policy GS1.
70. Chapter V of the ES relates to demolition and construction. Paragraphs 5.2.2 and 5.2.3
propose the hours of work and state the following which must be considered due to the
expected disruption to the local community:
5.2.2 Working hours on the Site will be agreed with WBC. However, it is likely that the
standard hours of work will be:
• 08:00-18:00 Monday to Friday; and
• 09:00-13:00 Saturday.
5.2.3 No working is normally expected to be undertaken on Sundays or Bank Holidays.
It is recognised that work during these times would need approval and reasonable
notice from WBC. Night-time working will be restricted to exceptional circumstances
and work internally within buildings. By arrangement, there may be some out of hours
construction deliveries made to the Site, agreed with WBC prior to the deliveries
occurring.
71. We would refer CPC to the ‘Land off Charlotte Close, Hermitage’ appeal decision9 of
December 2018 (Appendix D) which proposed 35 homes on a site allocated under Policy
HSA24 for approximately 15 dwellings. The Inspector gave full weight to the terms of the
HSADPD and that the adverse effects could be reduced, or avoided altogether, by the
development of a scheme along the lines of that set out in in the HSADPD. These
conclusions equally support any objection to the application on the above grounds.
72. There may be other matters of importance to the community and the Parish Council’s
response and we’d welcome the opportunity to review these with you.

9

Appeal Ref: APP/W0340/W/18/3200575 Land off Charlotte Close, Hermitage, Berkshire ‘erection of 36
dwellings and associated landscape and highway works’
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Appendix A – Copy of Policy HSA23
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Housing Sites 2

Compton
Policy HSA 23
Pirbright Institute site, High Street, Compton (site reference COM004)
A Supplementary Planning Document (SPD) has been adopted for the site and this sets out a
detailed framework to guide its future development. The SPD can be found at
http://www.westberks.gov.uk/spd.
The site has a developable area of approximately 9.1 hectares, which is set out within the adopted
SPD and is based on the outcomes of the Landscape Framework (2012) and Flood Risk Study
(2012) including the exclusion of the far northern part of the site and part of the site to the south.
The site is to be comprehensively redeveloped delivering a residential led mixed-use scheme
with a mix of employment floorspace, green infrastructure and community uses in accordance
with the adopted SPD. Redevelopment of the site should incorporate an appropriate mix of uses
which responds to the character and function of the village, as well as the wider landscape.
In addition, the development will be delivered in accordance with the following parameters:
The development will be residential-led with the provision of approximately 140 dwellings,
delivering an appropriate mix of dwelling sizes and types which conserve and enhance the
character of Compton. An element of employment floorspace will be replaced within the
site.
A local lettings policy should be explored for the site to allow a percentage of the affordable
housing provision to be reserved for people with local needs.
Should the hostel site (off Churn Road) come forward for development in a timely manner
with the allocated site, it must form an integrated element of the developable area.
The overall density of the site will reflect the character of Compton. The northern part of
the developable area (known as Area B) will be built to a lower density than the southern
part (known as Area C) so as to reflect the built form pattern on the northern edge of the
village and to prevent an adverse impact on the AONB.
The existing access from the High Street will form the main access to the development with
potential for a minor access from Churn Road. The rural character of Churn Road and
Hockham Road will be retained and highway improvements should therefore be limited.
Improvements will be necessary to the footways that front the site onto the High Street and
additional pedestrian and cycle routes could be provided onto Hockham Road.
Footpath, bridleway and pedestrian links will be created throughout the site to improve
connectivity with the wider existing network and to provide linkages between the village
centre and the site. The opportunity to reinstate the former east/west footpath through the
site should be explored.
A phase 1 contamination report and a preliminary risk assessment will be required and may
lead to subsequent reports being required. In order to ensure a safe development, the site
must be remediated to the appropriate level for the proposed land uses. Any remediation
will need to take into account any plans or preferences for infiltration SuDS infrastructure
in the proposed development.
The scheme will be informed by an extended phase 1 habitat survey together with further
detailed surveys arising from that as necessary. Appropriate avoidance and mitigation
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2 Housing Sites
measures will need to be implemented, to ensure any protected species are not adversely
affected.
An archaeological desk based assessment will be required as a minimum and field evaluation
if necessary to assess the historic environment potential of the site.
A Flood Risk Assessment (FRA) will be required that should cover infiltration testing and
details of SuDS to be implemented, together with groundwater modelling. A sequential
approach to development on the site will be followed:
No development will be permitted within Flood Zones 2 and 3, including essential
infrastructure and water compatible development.
(4)
In accordance with the Flood Risk Study (2012) only less vulnerable land uses,
water compatible or critical infrastructure development (in accordance with the NPPF)
would be appropriate below the 103m AOD line, and more vulnerable land uses above
this line, unless detailed modelling indicates otherwise.
Land to the north of the site (known as Area A) will be restored and enhanced to make a
significant positive contribution to the landscape character and local distinctiveness of the
open downland landscape of the AONB. The landform will be carefully modified to remove
incongruous features, as informed by the Landscape Framework (2012).
The site will comprise a development design and layout that is in accordance with the
adopted SPD for the site and is informed by a full detailed Landscape and Visual Impact
Assessment (LVIA). This will include the protection of the area to the north (known as Area
A) as outlined above and the retention of the cricket ground (as a community use) as Green
Infrastructure. It will also explain how the special architectural and historic interest of the
Compton Conservation Area and its setting has been taken into account.

4

Compton IAH Flood Risk Study (August 2012) Capita Symonds
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Housing Sites 2
Pirbright Institute Site, High Street, Compton - Policy HSA23

Delivery and Monitoring - Policy HSA23
The commencement of the development on this site is dependent on the closure of the Institute
and any necessary remedial works. It is therefore likely to be after 2020/21. The delivery of the
site will be monitored and reported in the Council’s AMR.
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Introduction 1
1 Introduction
Background
1.1 This Supplementary Planning Document (SPD) sets out West Berkshire Council’s planning
(1)
guidance for the Pirbright Institute site in Compton (the Site or the Institute) should the site be
redeveloped in the future.
Figure 1 Location of the site within West Berkshire and the village of Compton

1

The site was formerly known as the Institute for Animal Health (IAH) site in Compton but was renamed late in the process of preparing
this SPD. As a result of this change all documentation relating to this SPD predating June 2013 will refer to the site as the Institute
for Animal Health (IAH) and all documentation subsequent to this date will be referred to as the Pirbright Institute site, Compton.
The site boundary has not changed and remains as that shown in Figure 2.

3

4
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1 Introduction
1.2 The village of Compton is located in the northern part of West Berkshire and sits within the
North Wessex Downs Area of Outstanding Natural Beauty (AONB). The Institute site lies in a key
location on the interface between the northern edge of the village and the open downland. It also
provides a key role in defining the character of the High Street and the western approach to the village
centre.
1.3 The size and the built form of the site have led to the development area becoming a defining
feature of the settlement and a major contributor to the perception that the village is a vibrant economic
community. However, the built form has little in common with the surrounding village pattern and
much of it is in poor condition. The 15 hectare(ha) brownfield site currently comprises mainly research
and agricultural units, along with ancillary office space reflecting the function of the site as a scientific
research facility. The buildings vary in age, quality and size, and are spread across the site.
1.4 The Institute delivers applied science focused on infectious diseases of farm animals. This
knowledge is used to advance veterinary science, and to enhance the sustainability of livestock
farming. In addition to research, the Institute provides diagnostic services for a number of diseases
and gives expert advice to the UK government and international agencies.
1.5 The Pirbright Institute is an institute of the Biotechnology and Biological Sciences Research
Council (BBSRC), whose primary function is to fund biological and biotechnological scientific research.
The BBSRC owns the freehold of the Institute site, and also owns much of the surrounding land in
and around Compton. This additional land is not within the scope of this SPD.
1.6 The BBSRC intends to consolidate the activities of the Institute onto its site at Pirbright in Surrey,
thus leaving the site at Compton vacant. The Institute has occupied the site in Compton since 1942
and as a result the village has grown around the site and integrated it into community life. As a large
employer in the village the Institute had many of its employees living and working in Compton during
the peak of its operations and its departure will have a significant impact on not only the village but
the community as a whole. It is therefore important that this process is managed effectively, especially
in terms of any potential future role and redevelopment of the site.
1.7 This SPD is in the form of a Development Brief, to guide and assist all relevant parties with an
interest in the future of the site once the Institute has been vacated. Through this SPD the Council
expands upon the existing policy position to guide an appropriate and sensitive approach to any
future redevelopment on this brownfield site, which lies within a nationally designated landscape and
to set out the opportunities and constraints relating to the site in order to try and maximise the quality
of the final development achieved.
Purpose of the SPD
1.8 The purpose of the SPD is to set out the environmental, social and economic objectives relevant
to any future redevelopment of the site. The SPD forms a framework to supplement existing planning
(2)
policies within the Development Plan for West Berkshire and guide any future redevelopment of
the site which is identified as an opportunity site in the Adopted West Berkshire Core Strategy
(3)
(2006-2026) July 2012 . Guidance on the mix of uses and design of the site is provided, along with
the planning requirements for any future planning applications and the measures to be taken to
implement all aspects of any future redevelopment.

2
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1.9 Should the site be redeveloped, our vision and objectives for the site, in accordance with the
relevant existing policy base, are:

Vision
The Pirbright Institute site in Compton will be a place that is in harmony with the high
environmental quality of this part of the North Wessex Downs Area of Outstanding Natural
Beauty; a place which contributes towards a vibrant and balanced rural community in
Compton and in which there is great local pride.

Objectives
To guide the comprehensive redevelopment of the site, delivering a residential-led mixed
use scheme whilst recognising the current and future role and function of Compton.
To ensure future development conserves and enhances the natural beauty of the North
Wessex Downs AONB in accordance with its national designation.
To maximise the provision of affordable housing.
To ensure the provision of green infrastructure providing an attractive environment to live,
work and spend leisure time.
To ensure future development addresses flood risk from all sources of flooding.
To ensure future development is of a high standard of design which protects and enhances
the local distinctive character of the existing built and historic environment of Compton.
To ensure the infrastructure needs arising from any future development are met.

Status of the SPD
1.10 The Town and Country Planning (Local Planning) (England) Regulations 2012, in particular
(4)
Part 5 (Supplementary Planning Documents) , set out the regulations surrounding the production
(5)
and adoption of an SPD. The National Planning Policy Framework (NPPF) defines an SPD as
‘documents which add further detail to the policies within the Local Plan. They can be used to provide
further guidance for development on specific sites, or on particular issues, such as design.'
Supplementary Planning Documents prepared in accordance with the planning regulations are a
material consideration in planning decisions but are not part of the development plan.
1.11 This SPD (Development Brief) has been prepared by West Berkshire Council in consultation
with interested parties and the general public. The SPD was adopted by the Council and will be used
in conjunction with the Development Plan, holding significant weight as a material consideration in
the determination of any planning application and/or appeal on this site.

4
5

Town and Country Planning (Local Planning) (England) Regulations 2012 http://www.legislation.gov.uk/uksi/2012/767/made
National Planning Policy Framework https://www.gov.uk/government/uploads/system/uploads/.../2116950.pdf
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1.12 A Sustainability Appraisal report specifically relating to this SPD was carried out and is available
from the Council, together with a Statement of Consultation which summarises the consultation
undertaken during the preparation of this document. This SPD incorporates the recommendations of
Sustainability Appraisal.
Consultation
1.13 Consultation and stakeholder engagement is a vital part of the production of any planning
document. In producing this Supplementary Planning Document (SPD) the Council engaged with the
Parish Council, local community, landowners, Ward Member and other key stakeholders to ensure
that the views and considerations of those with an interest in the redevelopment and future of the
site were taken into account throughout the preparation of the document.
1.14 A workshop was held with the student council at the Downs School in July 2011 and a drop-in
consultation event was held in September 2011 in the Compton Swan (a local public house) for all
the community to attend ensuring early engagement in the process. In addition, a number of
presentations were also carried out to the Parish Council and at the Annual Parish Meetings. The
(6)
Council also set up a dedicated webpage as a means of keeping the community informed through
every stage of the process.
1.15 Formal consultation on the Draft SPD was undertaken from 15th February to 2nd April 2013.
A second drop-in event was held on 5th March 2013 as part of this process.
1.16 The outcomes of all the consultation have been taken into account in preparing the SPD. A
Statement of Consultation, setting this out in more detail, accompanies the final document.

6
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2 Policy Context
2.1 The planning policy context for the SPD ranges from the national level to the local level. Other
additional relevant guidance to the redevelopment of the Institute site has also been evaluated in this
section. Together these form the basis for the Development Framework and Principles.
The Development Plan
2.2 The starting point for all decision-making on planning applications is the Development Plan.
Development has to be in accordance with the Development Plan unless material considerations
(7)
indicate otherwise. The Development Plan for West Berkshire (as at June 2013) comprises the
West Berkshire Local Plan, made up of the West Berkshire Core Strategy 2006-2026 (adopted July
2012), the Saved Policies of the West Berkshire District Local Plan (Saved Policies 2007), the
Replacement Minerals Local Plan for Berkshire (adopted 1997) and the Waste Local Plan for Berkshire
(adopted 1998).
West Berkshire Core Strategy 2006-2026 (adopted July 2012)
(8)

2.3 The Core Strategy is the primary and strategic Development Plan Document which sets out
the spatial planning framework for the District. The Pirbright Institute site, Compton SPD supplements
the Core Strategy and explains how its policies will apply to any potential redevelopment of the site.
2.4 The Core Strategy designates Compton as a service village within the settlement hierarchy
(Policy ADPP1) which means the village has been assessed as being only suitable for limited additional
(9)
development, due to the level of services available and its rural location . However, the Pirbright
Institute site in Compton was identified, through discussions with the agent, as becoming vacant
during the Core Strategy period and therefore having potential for future development. It has therefore
been identified through the Core Strategy process as an opportunity site (Policy ADPP5) adjacent to
the village settlement boundary which could potentially provide a greater level of growth than that
normally expected in a service village. The site is located within the AONB where the landscape is
managed to conserve and enhance its natural beauty in accordance with its national designation.
Policy ADPP5 sets out that the AONB will have appropriate sustainable growth to meet identified
local needs and support the local communities and rural economy.
2.5 The Core Strategy also sets out a series of Core Policies which are relevant to this SPD and
to any future development at the site.
2.6

Particularly relevant Core Strategy policies for this site are outlined in Appendix 1.

West Berkshire District Local Plan 1991-2006 (Saved Policies 2007)
(10)

2.7 The West Berkshire District Local Plan (WBDLP) was adopted in June 2002 and in September
2007 a number of policies were ‘saved’. The West Berkshire Core Strategy was adopted on 16 July
2012 and replaced a number of policies within the WBDLP. The remaining WBDLP policies will be
replaced by the forthcoming Site Allocations and Delivery Development Plan Document.
2.8

7
8
9
10

Particularly relevant saved policies of the WBDLP for this site are outlined in Appendix 1.

Development Plan for West Berkshire http://www.westberks.gov.uk/index.aspx?articleid=3225
West Berkshire Core Strategy (2006-2026) July 2012 http://www.westberks.gov.uk/index.aspx?articleid=4021
A Rural Settlement Hierarchy for West Berkshire http://www.westberks.gov.uk/index.aspx?articleid=13923
West Berkshire District Local Plan 1991-2002 Saved Policies (2007) http://www.westberks.gov.uk/index.aspx?articleid=3226
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Other Material considerations
National Planning Policy Framework (NPPF) (2012)
(11)

2.9 The National Planning Policy Framework (NPPF)
sets out the aim of the planning system
which is to achieve sustainable development. As such planning has an economic role, a social role,
and an environmental role, “Pursuing sustainable development involves seeking positive improvements
in the quality of the built, natural and historic environment, as well as in people’s quality of life”
(paragraph 9). The NPPF also highlights a “presumption in favour of sustainable development”.
2.10 Development at the site will therefore be required to meet the national objectives for sustainable
development in the context of its location within a protected landscape. The scale of the site, and its
potential contribution to the economic, social and environmental life of the village and the AONB will
also require a positive approach to substantially involving the local community in the future of the
site. The NPPF (paragraph 17) says that plan-making and decision-taking should “be genuinely
plan-led, empowering local people to shape their surroundings, with succinct local and neighbourhood
plans setting out a positive vision for the future of the area. Plans should be kept up-to-date, and be
based on joint working and co-operation to address larger than local issues.”
2.11 The NPPF supports the rural economy (paragraph 28) and sets out that economic growth in
rural areas should be supported in order to create jobs and prosperity by taking a positive approach
to sustainable new development.
2.12 Through local planning authorities, the NPPF aims (paragraph 50) to deliver a wide choice of
high quality homes, widen opportunities for home ownership and create sustainable, inclusive and
mixed communities. In rural areas, local planning authorities should be responsive to local
circumstances and plan housing development to reflect local needs, particularly for affordable housing.
Housing should be located where it will enhance or maintain the vitality of rural communities.
2.13 The approach to managing flood risk from all sources is set out and states (paragraph 100)
that “inappropriate development in areas at risk of flooding should be avoided by directing development
away from areas at highest risk, but where development is necessary, making it safe without increasing
flood risk elsewhere.” Technical guidance on flood risk sets out how the policy should be implemented.
A sequential, risk-based approach to the location of development, taking account of the impacts of
climate change, should be applied and a site-specific flood risk assessment carried out.
2.14 The NPPF states (paragraph 115) that “great weight should be given to conserving landscape
and scenic beauty in … Areas of Outstanding Natural Beauty, which have the highest status of
protection in relation to landscape and scenic beauty….”. Paragraph 116 goes on to say “Planning
permission should be refused for major developments in these designated areas except in exceptional
circumstances and where it can be demonstrated they are in the public interest.” In line with paragraph
116, consideration of any application for redeveloping the site will need to include assessing the need
for the development, the impact upon the local economy, the cost and scope for developing elsewhere,
or meeting the need in some other way and any detrimental effect on the environment, the landscape
and recreational opportunities, and the extent to which that could be moderated.
2.15 Where a site is affected by contamination (paragraph 120), responsibility for securing a safe
development rests with the developer and/or landowner. In determining any redevelopment application,
the local planning authority should (paragraph 121) ensure that the site is suitable for its new use
taking account of ground conditions and land instability, pollution arising from previous uses and any
proposals for mitigation including land remediation or impacts on the natural environment arising from
11
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that remediation, and after any remediation, as a minimum, the land should not be capable of being
determined as contaminated land under Part IIA of the Environmental Protection Act 1990, and that
adequate site investigation information is presented.
North Wessex Downs AONB Management Plan 2009-2014 (2009)
2.16 Under the Countryside and Rights of Way (CROW) Act 2000 the Council has a statutory duty
to have regard to the conservation and enhancement of the natural beauty of the North Wessex
Downs AONB and also to produce a management plan for it. As a statutory document, the
(12)
Management Plan
is a material consideration in planning decision making and as such its relevant
policies and proposals apply to any future redevelopment of the Institute site.
2.17 The AONB is divided into eight landscape types in the Management Plan to reflect the diversity
of the area. The village of Compton falls within the Open Downland landscape character type. The
overall management requirement is to conserve the character of the Open Downlands with their
special sense of remoteness and isolation.
2.18

The Management Plan describes this landscape type as:

“the backbone of the North Wessex Downs as an elevated plateau of the hard Middle and Upper
Chalks. The landscape is of open smoothly rounded downland dissected by dry valleys and long
sinuous steep scarps, devoid of surface water. Tree cover is limited to occasional linear shelter belts
and distinctive beech clumps crowning summits. This is a landscape of panoramic views where the
earth meets the sky. The dominant land use is vast sweeping arable fields with small remnant patches
of chalk grassland on steeper slopes. Habitation is extremely sparse and limited to scattered farmsteads
and race horse stables.”
2.19

The Management Plan (page 29) sets out the special qualities of the AONB as:
The sense of remoteness.
All landscapes sensitive to change.
Distinctive and ancient settlement patterns.
Architectural styles vary throughout the AONB, dependent on availability of building materials.
The built environment forms an integral part of local character and distinctiveness and adds to
the diversity of the AONB landscape as a whole.

2.20
are:

The key issues for the AONB (page 63) which will influence potential development at Compton
Unsympathetic incremental expansion of the settlements of and adjacent to the AONB, detracting
from the surrounding countryside.
Potential for major development to intrude onto open downland, threatening the sense of
remoteness and tranquillity.

12
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The future use of redundant brownfield sites within the AONB, and the impact upon landscape.
Lack of knowledge about the implications of light spillage from development in and around the
AONB.
Quality Design - West Berkshire Supplementary Planning Document (SPD) (June 2006)
(13)

2.21 The Quality Design SPD
was published to promote higher standards in urban design and
provide advice to help implement the Government’s commitment to good design. The SPD is relevant
to all aspects of the built environment, including the design of buildings and spaces. It specifically
aims to improve the design quality and sustainability of development schemes in West Berkshire,
and sets out a check list of design and sustainability matters which should be taken into account by
developers in preparing their proposals. Parts 1 to 5 of the SPD series are of particular relevance to
the potential redevelopment of the Institute site.
2.22 Part 2: Residential Development, of the SPD, sets out in section 1.4 design principles for the
relationship of development to the open countryside and landscape setting:
“Settlement edges in West Berkshire tend to provide glimpsed views of development between
mature landscaping with long distance views of key landmarks such as church towers or spires.
New development on sites close to the edge of a settlement will need to demonstrate
how the inter-relationship between open countryside and development form is respected.
Particular care and attention should be taken to protect and enhance the North Wessex Downs
Area of Outstanding Natural Beauty (AONB) and other protected areas....
In general, development should be outward facing with a reduction in density on the outer edge
of development. The development pattern should visually recede and soften at the edge and
provide a harmonious transition using strong structural landscaping. ‘Hard’ edges must be
avoided. Such structural landscaping should be the starting point of a development from which
the rest of the design flows.
New development should seek to set individual dwellings and clusters of buildings within the
dominant landscape setting. Where development is proposed at a settlement edge, an attractive
interface and controlled views of individual dwellings or building groups should be created which
are carefully designed to fit in with the setting.
To create a traditional development edge and sensitive interface with the adjoining
countryside the following guidelines should be used;
Building materials should be in tune with the locally distinctive palette identified in paragraph
1.13.1 and 1.13.2 of this document (Quality Design SPD);
Roof forms and building heights should be varied;
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Substantial planting on edges and within development adjacent to the countryside, aiming
to soften views and subdivide the urban form into groups of buildings. The use of native
species of local provenance is encouraged;
Development boundaries broken up by planting and open space. Further guidance on
landscaping, planting and biodiversity can be found in Part 4 of this SPD series, and Part
1 for advice on open space.”
Compton Parish Plan (April 2005)
(14)

2.23 The Parish Plan , endorsed by the Council and published in April 2005, helped the community
work out the main issues affecting them, and provided a framework for them to produce an action
plan.
2.24 The Parish Plan identifies 16 objectives in the Action Plan. Those that are of particular relevance
to this SPD are:
To provide and/or maintain facilities that enhance village amenities;
Ensure that those with disability can access facilities and amenities;
To ensure that young and old have information concerning, and access to, amenities, facilities
and activities relevant to their needs;
To ensure continued provision of these groups (Scouts / Guides);
To provide a clean and safe environment for outdoor recreation and to maintain the village
appearance;
Improve pavements and lighting throughout the village;
To ensure controlled and appropriate provision of housing to include social and affordable
housing.
To manage the flow of traffic both within and through the village in a safe and environmentally
friendly way.
Compton Village Design Statement (VDS) (October 2005)
(15)

2.25 The VDS,
adopted by the Council in October 2005, relates to the Parish of Compton and
supplements policies in the Development Plan. It is a material consideration in determining planning
applications. The VDS concentrates on the design elements of buildings, spaces and the natural
environment of the village of Compton together with the rural area surrounding the village. It contains
19 design guidelines for all types of development and these are the key issues which should be
considered by developers in order to maintain and/or enhance the character of Compton.

14
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11

12

West Berkshire Council Pirbright Institute site, Compton Supplementary Planning Document

2 Policy Context
2.26

The 19 design guidelines within the October 2005 VDS are:
Compton sits on a chalk aquifer and the Pang is a winter-bourne that runs occasionally. Where
appropriate new development should have due regard for any rise in the water table.
New developments should retain the historic mix and the interesting character of the village.
Views out to the countryside from the village should be conserved.
The development of commercial units should ensure their design blends in with their surroundings.
Roof and wall colour will be particularly important.
The provision of safe links to village facilities for pedestrians, cyclists and other vulnerable users
should be considered as part of the design of new development.
Open green spaces, whether private or public, are important elements in the conservation of
the rural character of Compton and should make a positive contribution to the public realm.
The pleasant visual character of the street scene should be maintained by new development by
avoiding overbearing extensions and inappropriate in-filling which can have a terracing effect.
Corner plots are particularly sensitive. Initial designs should be carefully considered to ensure
that the public face of the development makes a positive contribution to the street scene.
New developments, however small, should respect neighbouring properties in scale, siting, style
and the use of materials.
The development of properties, both within and adjoining the Conservation Area, should be
sympathetic in scale and design to that area.
The selection of local materials (or their modern equivalent), such as soft ‘brindle’ or ‘heather’
brick and wooden doors and window frames, is also important.
On listed buildings second hand bricks may be a suitable solution. Mortar mixes and joint detailing
should also be considered by the developer at the same stage as brick purchase.
The use of distinctive features such as, colour and style of brickwork, brick & flint detail, dormer
windows of the ‘Lady Wantage’ type, simple porches with pitched and tiled roofs and the gabled
and semi-hipped type roof shape is encouraged.
Landscaping should be considered to be an integral part of the design of new development.
Mature trees should be retained wherever possible.
The visual impact of ancillary buildings, such as garages and garden buildings, on the immediate
area should be carefully considered by developers.
Boundaries between properties and the highway are an important part of the street scene. The
use of ’wrought’ iron railings, low hedgerows, brick walls, and ‘post and rail’ fencing as a means
of enclosure is encouraged.
Although parking provision will vary with the type of new development proposed, for development
which is set back from the footway, the provision of parking areas in front gardens would be
welcomed.
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Vehicular and pedestrian access to properties should reflect the rural character of the village
with the use of granite setts, or reconstituted stone products such as ‘conservation kerbs’, rather
than standard concrete kerbstones.
Lighting could have an urbanising effect in this rural area. Where street lighting is found to be
necessary in a new development the use of the lantern type light fitting, similar to those used in
the Yew Tree Stables development, would be welcomed. Where private security lighting is
installed it should also similarly be sensitively designed and sited.
2.27 The Parish Council has since updated these design guidelines slightly to help inform the
production of this SPD. Whilst this update does not currently form part of the adopted VDS, the revised
guidelines have been taken into consideration in the production of the SPD.
Delivering Investment from Sustainable Development (Developer Contributions) SPD (2013)
(16)

2.28 In June 2013 the Council updated and adopted its Developer Contributions SPG as an SPD .
The SPD sets out the Council's approach to securing developer contributions towards local
infrastructure services and amenities.
2.29

The Core Guidance of the SPD states (page1):

‘Well planned and sensitive development offers great benefits to society. It provides the homes,
workplaces and facilities that we need and stimulates the economy. However, development of all
scales also creates considerable impacts on the environment, facilities and services of the area in
which it is located and places burdens and costs on the community. The Council wishes to ensure
that the impacts of new development in West Berkshire are minimised and that such development
provides appropriate social, economic and environmental benefits to the community as a whole.
To implement these objectives and its Local Plan policies, the Council will seek developer contributions,
via Section 106 agreements and other statutory measures, in order to provide for additional facilities
and the infrastructure demands that are generated as a result of new development. It will also require
suitable obligations to restrict or control the use of land to mitigate development impacts and secure
any necessary benefits.
Planning obligations will continue to be considered on their merits and negotiated separately with
developers in accordance with the provisions of the Community Infrastructure Levy Regulations 2010
(as amended by Community Infrastructure Levy (Amendment) Regulations 2011, the draft Community
Infrastructure Levy (Amendment) Regulations 2012, and any other relevant provisions) and the
National Planning Policy Framework of 2012.
It is recognised that similar types of development create similar impacts and that contributions should
be made in a consistent and transparent way. Therefore, this Supplementary Planning Document
(SPD) provides landowners, developers, and West Berkshire residents with guidance on the type
and scale of contributions and other obligations which the Council is likely to seek for defined types
and scales of development.’

16
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3 Site Context
3.1 This chapter provides an overview and description of the Institute site, and the wider context,
identifying key features which may have implications for any future redevelopment proposals. It will
provide a context for the rest of this SPD.
Location of the Pirbright Institute site, Compton
3.2 The village of Compton is located in the northern part of West Berkshire and sits within the
North Wessex Downs AONB (see Figure 1). Compton is in close proximity to two of the region’s main
transport corridors, the M4 and the A34.
(17)

3.3 Based on the 2011 Census data
the population of Compton ward is 3,164. Within the West
Berkshire Core Strategy Compton is identified as a service village, and is considered suitable for
limited additional development over the plan period as a result of the range of services available. The
village currently supports a pre-school (held in the village hall), a primary and secondary school, a
satellite doctor’s surgery as part of the Downlands Practice, Scout and Guide hut, church, village hall,
general store and post office, a barber shop and a public house.
3.4 The Institute site is situated to the north of the village, adjacent to, but outside the settlement
boundary. The site boundary is defined by the High Street to the south,Churn Road to the west, and
Cheap Street and Hockham Road to the east. Arable farmland abounds the site to the north.

17
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Figure 2 Existing boundary of the Pirbright Institute site, Compton
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Description of the Pirbright Institute site, Compton
3.5 Since as far back as the 1940’s the 15ha site has been used as a research institute, before
which time it operated as a field station. At the height of its operations, the Institute had an employee
base of some 450 employees on the Compton site. This is a significant employer within this rural
area and many of the employees would have also lived within the village. It is understood that at
present only a small number of employees remain on the site as operations significantly deplete. The
loss of the Institute within the village has already had, and will continue to have, an impact on the
vitality of Compton.
3.6 Determining the level of employable floorspace is difficult given the nature of the work conducted
on the site. Many of the employees would have worked in the Research and Development (R&D)
side of the operations and others on the agricultural side. In addition, a proportion of the built floorspace
was used as animal shelters. The nature of the research and development taking place on the site
requires some employees to share their time between laboratories and office space. Information
provided by the landowner’s agent (dated Dec 2010) indicates that the employment floorspace on
the site, excluding animal shelters/barns, equates to approximately 16,700sqm.
3.7 At present the site hosts a large number of buildings which are used for a variety of uses,
including agricultural buildings and animal shelters, along with large research buildings used mainly
for B1b Research and Development purposes. An element of ancillary office space also exists to
support the functions on the site.
3.8 A large agricultural shed/barn is located to the far north of the site along with a smaller shed
to its east. As this is the highest point of the site, this area has been excavated to accommodate the
buildings and therefore is contained by bunding.
3.9 The central section of the site, contains a mixture of medium and large sized agricultural units
on an expanse of hard standing. To the northwest corner of this central section, a large unit has been
privately leased to Schering-Plough as shown in Figure 5. Schering-Plough merged with Merck and
Co in 2009, and the company is now known throughout the UK as MSD, one of the largest
pharmaceutical companies in the world focusing on consumer products and animal health. For ease
of reference, the parcel of land privately leased on this site will be known as Schering-Plough
throughout this document, as this element of the MSD company still occupy the site and are known
locally as such. It is expected that this private lease will continue and therefore the presence of the
company needs to be taken into account within this SPD. If however for any reason the lease is not
renewed or is terminated prior to the completion of any redevelopment of this site then this parcel of
land (currently occupied by Schering-Plough) will need to be factored into the redevelopment of the
site in a holistic manner.
3.10 The southern area of the site, south of the route of the former public right of way, is well
screened by mature vegetation. This section of the site is less densely developed, with a mix of
individual research buildings set within areas of open space and hard standing. This area also contains
a variety of other buildings containing ancillary office space, and a small boiler house with two
chimneys. These chimneys are prominent features within the landscape detracting from the site’s
character and setting. The current main vehicular access is from the High Street to the south, with
other minor access points along Churn Road. A cricket pitch is located in the south west corner of
this part of the site, adjacent to the main access.

Pirbright Institute site, Compton Supplementary Planning Document West Berkshire Council

Site Context 3
3.11 The previous uses have the potential to give rise to contamination on the site, through both
the land and the built form. Local authorities are the main regulators of contaminated land. There are
two main routes by which contamination can be dealt with:
1.

Planning and Development Control, and

2.

Part IIA of the Environmental Protection Act 1990.

3.12 Under Part IIA of the Environmental Protection Act, 1990, the statutory definition of contaminated
land is:
Land which appears to the local authority in whose area it is situated to be in such a condition,
by reason of substances in, on or under the land that:
Significant harm is being caused or there is a significant possibility of such harm being
caused, or
Pollution of controlled waters is being, or is likely to be caused.
3.13 It is the responsibility of the developer to ensure that a development is safe and ‘suitable for
use’ for the purpose for which it is intended and that risks to health and the environment that arise
from contamination have been dealt with.
3.14 The current agent for the landowners has identified a degree of contamination on the site and
as such has indicated that due to risk of contamination many of the buildings will need to be demolished
if the site is redeveloped. The exact detail in relation to contamination matters will be considered as
part of any future planning application.
3.15 Adjacent to the site boundary are two parcels of land with development potential, but both are
outside the scope of this SPD. Nevertheless, they need to be recognised as both could deliver
additional development opportunities. Both sites are owned by the BBSRC but are located outside
the Institute site.
(18)

Green’s Yard and the former bank
– this parcel of land sits to the south east of the site and
currently has permission for 26 dwellings (25 as part of Green’s Yard and 1 at the former bank).
Former hostel site off Churn Road– this parcel of land sits to the west of the site, just north of
the cricket ground and is separately accessed via Churn Road. This site was formerly a hostel
used by the Institute to accommodate employees, and comprises self contained 1 and 2 bed
units.
Landscape Context
3.16 The AONB has the highest status of protection in relation to landscape and scenic beauty.
Since any redevelopment of the site must ensure this natural beauty is conserved and enhanced, a
(19)
separate Landscape Framework (the Landscape Framework) has been prepared for this SPD .

18
19

Greens Yard – 02/00317/OUT & 07/02647/RESMAJ; the former bank – 07/02654/FULD
Landscape Framework for land at Compton Institute for Animal Health, Kirkham Landscape Planning Ltd, 2012
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3.17 The key policy issues relating to any potential redevelopment of the site from a landscape
perspective are:
its location within the AONB;
its open downland context and visual link with the surrounding landscape;
its location immediately adjacent to the existing settlement boundary of Compton;
its location immediately adjacent to the Conservation Area and its contribution to the setting of
this heritage asset; and
it is a brownfield site.
3.18 The Framework explains further the key landscape and visual characteristics of the existing
(20)
site and its context .
Figure 3 Key Landscape Features

3.19 In response to these local characteristics, it then goes on to suggest that in landscape terms
the site could be divided into three distinct areas, as shown in Figure 4 below.

20

Please see the Landscape Framework for further details
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Figure 4 Landscape Framework - depicting three distinct areas

3.20 Area A: Area A has no on site environmental features of particular value (with the exception
of the tree cover) but has the closest landscape and visual relationship with the open downland.
Although the existing ground is some 6-7m below adjacent levels the area is a significant extension
into land that historically up until at least the 1970s was open downland. The landform has been
heavily modified to reduce the levels, creating unsympathetic banks and bunds around Area A with
a poor transition into the surrounding topography. The existing buildings on Area A are visually
prominent in views from the open downland. The existing large building in particular does not conserve
or enhance the AONB. This building is very large and intrusive, due to its scale and height and
industrial appearance. It is much larger than the existing buildings in Area B. It is also located up
against the northern edge of the site, increasing its landscape and visual impact.
3.21 The scale and mass of its buildings and the expansion of the built form beyond the topographical
limit of the village, and the resulting physical damage to the character of the open downland and
visual intrusion on the open downland, have had an adverse impact on the AONB. The AONB open
downland around Compton is particularly sensitive to visual intrusion due to the lack of vegetation
cover and the broad sweep of the hills.
3.22 Area B: Area B has little intrinsic environmental value (with the exception of the significant
tree cover), however, although its setting is still rural in character, its contribution to the wider landscape
is more limited.
3.23 This area straddles the 115m AOD contour. It also lies within land that used to be open
downland. The southern boundary of Area B is very clearly defined by a mature tree line and remnants
of a hedgerow which flanked a former public right of way along this boundary, before it was diverted
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to run north of Area A. Apart from a few gaps this landscape feature separates Area B from Area C.
The existing buildings on Area B are particularly prominent in the landscape but appear slightly better
integrated into the built form pattern of the village than Area A.
3.24 Area C: Area C contains some of the best environmental assets (tree cover and open space)
and has a close relationship to the Conservation Area, contributing to the setting of this historic asset.
3.25 Except for a very small area, Area C lies within the dry valley head below the 115m AOD
contour. The area is bounded by major lines of trees to the west, north and east, by the Conservation
Area to the south-east and by the High Street and the proposed new development at Green’s Yard
to the south. The two areas of existing open space in the south-west and east make a significant
contribution to the character of the village and setting of the Conservation Area. The existing buildings
are set within generous areas of open space, resulting in a low proportion of built form to open land.
However when viewed from outside of the site the scale of these buildings hide this openness giving
the appearance of a densely built up area.
Green Infrastructure
3.26 Green Infrastructure (GI) is ‘a network of multi-functional green space, urban and rural, which
is capable of delivering a wide range of environmental and quality of life benefits for local
(21)
communities’ . Examples of GI include parks and public gardens, natural and semi-natural green
spaces, green corridors, outdoor sports facilities, amenity green space, provision for children and
teenagers, allotments, community gardens, cemeteries and churchyards, lakes and waterways, green
roofs and walls, and designated local green space.
3.27 The Landscape Framework sets out the key features of the existing GI within the site and
surrounding area.
3.28 Although extensive woodland is not a typical feature of Compton or the surrounding open
downland, mature belts of trees along roads and the public right of way network are common in the
area and are frequently prominent features owing to the open character of the landscape. There are
a number of these tree belts across the site and in particular there are individual trees of landscape
merit within the southern part of the site. A Tree Preservation Order (TPO) exists on one tree within
the site (in Area C) and a number of TPO’s have been placed on trees close to but outside the site
boundary (see Figure 5). The line of the former footpath which runs east to west across the site retains
mature hedgerows to either side whilst further north, a poorly maintained hedgerow on a bank also
crosses the site running east to west. The footpath and bridleway on the northern boundary of the
site run between recently planted hedgerows. The site is also bounded by mature hedgerows which
make an important contribution to the local character of the village (see Figure 3).
3.29 The site contains a variety of grassland areas of varying quality, including extensive areas of
amenity grassland in the south, the cricket ground in the south-west, and areas of rough and amenity
grassland to the west, east and around the existing buildings. In particular, the cricket ground is an
area of open space which makes a positive contribution to the pattern of open spaces throughout the
village. The pattern of open grassland is a key feature of Compton and these are important to defining
the local character, particularly where there are good physical or visual links between them. Beyond
the site is a landscape of large arable fields.
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3.30 ‘The landscape sensitivity assessment of the potential impact of the scale and distribution of
(22)
development in the North Wessex Downs AONB’ , comments that in the wider context, the village
is noted for its pattern of generous open spaces within the settlement, many of which are linked
visually or physically and lead the eye into the surrounding countryside. A recent review of open
(23)
space
within the village has been undertaken with the assistance of the Parish Council and has
confirmed that the Parish has two areas of allotments, three areas of amenity green space, two
cemeteries/churchyards, seven outdoor sports facilities, and one area provided for children and
teenagers. Its results will inform the production of any green infrastructure strategy for the site and
surrounding area.
Ecology
3.31 The NPPF encourages the inclusion of biodiversity in and around development. The site is a
mixture of buildings, hardstanding and landscaping which could be host to a range of wildlife species.
The tree belts, hedgerows and grassland areas provide opportunities for wildlife corridors on the site.
Some of the grassland within the older part of the site may contain relict chalk grassland species if
the areas are left uncut.
3.32 Given the large number of older buildings there is the potential for bats to be found within the
site. Indeed, the Greens Yard development area, within the ownership of the Institute but outside the
scope of this SPD, found evidence of bats.
Flooding
3.33 The River Pang flows in an easterly direction south of the site adjacent to the High Street
where it is met by the River Roden, before turning south at Aldworth Road to flow in a southerly
direction towards Hampstead Norreys. The river rises near the village of Compton, although the exact
location varies depending on rainfall / groundwater levels. The two rivers are chalk catchments which
display seasonal characteristics and will only be sources of flooding when groundwater levels are
high enough to contribute to flows within the rivers. The fluvial flood risk is therefore closely connected
to the groundwater levels. The Environment Agency’s Flood Zone maps indicate that the southern
portion of the site (in Area C) is located within Flood Zones 2 and 3.
3.34 Flooding in Compton in 2000 and 2001 was attributed to rising groundwater, which activated
a winterbourne (seasonal) watercourse that flows into the River Pang. The Pang was unable to
accommodate the volume of water and therefore flooding occurred. The diversion, landscaping and
culverting of the watercourse have also exacerbated flooding problems in Compton. Flooding also
occurred in July 2007 due to a heavy rainfall event which followed a prolonged period of wet weather
causing the ground to be fully saturated and groundwater levels to be relatively high. The village has
also recently experienced flooding from sewerage/waste water infrastructure.
(24)

3.35 A Flood Risk Study
was carried out to inform this SPD which sets out the flooding context
for the site and examines in detail the fluvial, groundwater and surfacewater flood risk. The study
concluded that the risk of flooding, at and in the vicinity of the site, is based on a close relationship
between groundwater levels and rainfall/river flows in the area around Compton. The following key
observations were derived from the Flood Risk Study:
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The landscape sensitivity assessment of the potential impact of the scale and distribution of development in the North Wessex
Downs AONB, 2011, Kirkham Landscape Planning Ltd and Terra Firma Consultancy Ltd
http://www.westberks.gov.uk/index.aspx?articleid=22171
Compton Open Space Review, West Berkshire Council, June 2012
Compton IAH Flood Risk Study, Capita Symonds, August 2012
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There is a potential risk of groundwater related flooding in the southern half of the site during
periods of high groundwater levels;
The southern half of the site is considered at moderate to high risk of secondary groundwater
related flooding, where high groundwater levels increase the flow in the Rivers Roden and Pang
and significantly increase the risk of them exceeding the capacity of the channel;
Periods of groundwater levels being high enough to present a significant risk of groundwater
related flooding typically follow periods where the regional average rainfall is above average for
three months over the preceding six month period, allowing groundwater levels to ‘build up’.
Isolated occurrences of high rainfall are less likely to raise groundwater levels sufficiently to
cause significant risk;
The relationship of the groundwater/surface water system within Compton makes it difficult to
provide a detailed prediction of its behaviour. Should any more detailed quantitative assessment
of flood risk for the site (from groundwater sources) be conducted, it would likely require bespoke
modelling preceded by a period of site specific high quality monitoring;
Licensed abstraction boreholes are currently located on the site. Should pumping from these
boreholes cease due to the relocation of the Institute then this may cause groundwater level to
rebound and further increase the risk of flooding;
Historic environment
3.36 Compton sits within the Upper Pang Valley, which was historically characterised by arable
(25)
cultivation containing the historic settlements of the Illsleys, Compton and Aldworth . Historically,
most land north of the River Pang was covered by downland grazing, whilst to the south it was
characterised by open fields belonging to the settlements. A large area of open field south and east
th
of Compton had been enclosed into fields by the 18 century, with the remaining fields and downland
th
enclosed by Act of Parliament in the early 19 century. The historic settlement pattern was dominated
by nucleated villages sited on the valley floor, such as West Illsley, East Illsley, West Compton and
Compton, with a slightly different pattern existing around the village of Aldworth.
th

3.37 The mechanisation of agriculture in the late 20 century led to an almost total re-organisation
of the fieldscapes and few historic enclosures remained unaltered. These changes have now created
a landscape typified by very large arable fields with few obvious boundaries in the place of extensive
downlands. The growth of the racing industry has also had an impact with the development of gallops
and studs adding a new element to the landscape.
th

3.38 Modern 20 century settlement in the area is concentrated on expansion around West Compton
with little growth elsewhere in the Upper Pang Valley. The growth at Compton is typified by small
housing estates which were probably constructed to house employees of the Institute or the UK
Atomic Energy Authority at Harwell, established north of the village in the 1950s. These residential
developments also seem to coincide with the re-naming of the creation of a single village, known
simply as Compton, from the neighbouring villages of Compton and West Compton.
3.39 There is some archaeological potential in and around Compton, in terms of Prehistoric/Roman
landscapes, with extensive ancient field systems, and the archaeological interest associated with the
medieval settlement.
25

West Berkshire Historic Environment Character Zoning (HECZ) Project, West Berkshire Council, 2008
http://www.westberks.gov.uk/index.aspx?articleid=13297
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3.40 The current Conservation Area (which was designated in September 1984) delineates the
surviving historic core of Compton, whereas more modern settlement is concentrated to the west and
south, radiating out from the High Street, the main thoroughfare through the village.
3.41 The Conservation Area itself is characterised by irregular plot sizes and shapes and contains
most of the buildings that are of architectural and historic quality within the village. The buildings
th
th
th
th
predominantly date from the 16 , 17 , 18 and 19 centuries and are good examples of the local
vernacular tradition. Five of the six listed buildings within the settlement boundary of the village are
found within the Conservation Area. Although none of them adjoin the Institute site, three are in very
close proximity, approximately 50 metres to the east.
3.42 Parts of the eastern and southern edges of the Institute site adjoin the Conservation Area,
with the boundary formed by dense vegetation adjacent to the open space on the site. The Institute
and the Conservation Area are currently therefore fairly distinct but there is the potential for any
redevelopment of the Institute site to make a significant contribution to the conservation and
enhancement of the Conservation Area and its setting.
Settlement Character
3.43 The Compton Village Design Statement contains a wealth of information on the design elements
of buildings, spaces and the natural environment of Compton and the surrounding area. This along
with the Quality Design – West Berkshire – Supplementary Planning Document Series and an
understanding of the Conservation Area and the existing built form has drawn out key design features
of the character of the settlement of Compton which can be summarised as:
Buildings:
3.44 The variety of house styles and ages of properties adds interest to the street scene. Some
large developments in the village have, for example, used single roof tile colour or type which detracts
from achieving a varied and interesting street scene.
3.45

The following can be seen as characteristic of Compton:
Two storey buildings
Separate garages
Small percentage of bungalows
Front gardens with identifiable boundaries
Mixture of roof styles including hipped and dormers

Locally distinctive building materials:
Bricks – red brick is a strong feature. There are examples of the local material of flint being
used alongside brick within the village. Natural flint infill can make a pleasing finish in keeping
with the village character.
Coloured brickwork – there are occasional examples of white painted brickwork.
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Render / plaster finishing – there are many examples of dwellings with light coloured
render/plaster ranging from full to partial elevations. Examples can be found in the Shepherds
Mount area, Westfields, Churn Road, Whitewalls Close, Meadow Close, Wallingford Road and
Horn Street.
Tile hanging – usually as partial front elevations, on dormers or gable ends. Examples can be
seen on Wallingford Road, Roden Down Mews, Yew Tree Mews.
Weather boarding – white or brown weather boarding can be found on dwellings throughout
the village ranging from full to partial elevations. Examples can be particularly found in the
Shepherds Mount area and also modern development along Whitewalls (although this is not
characteristic of the Conservation Area).
Roof tiles and slate – plain clay tiles are common. There are some examples of natural slate
roofs.
3.46 The above finishes help create the effect of visual breaks in the street scene. Examples exist
with a combination of finishes on buildings and in developments.
Architectural details:
Brickwork – blue-brick detailing, string courses and shallow arched lintels above windows give
interest to elevations. There are some examples of dentil and cornice details.
Windows – window details are an important element of building facades and contribute to the
character and appearance of the area. There are some examples of cast iron window-cills. The
local window style, the “Lady Wantage” can be seen in and around Compton, such as Mount
Pleasant Cottages on Horn Street. Within the Conservation Area typical windows are wooden
multi-paned casements, although there are a few examples of 8 over 8 and 6 over 6 sash
windows in the higher status buildings. Plain surrounds and segmental-arched heads characterise
many of the windows.
Roofs – Compton has a variety of roof styles with the majority being gabled (particularly in the
Conservation Area) though some examples of hipped roofs can be seen. The older dwellings
in the village tend to have lower ceiling heights. Dormers and hipped roofs (full or partial) help
to reduce the roof form intruding on the street scene. Brick dentils and corbelling articulate the
eaves of many properties in the Conservation Area.
Chimneys – chimneys also provide variety to the roofscape and external chimneys on gabled
ends are not unusual in Compton.
Porches and canopies – these are a feature of the character of the village providing a frame
and relieving the potential flatness of the front of dwellings and terraces.
Frontage composition:
Street lights – Compton village has street lights, which is not a common feature of downland
villages. In the larger housing estates this is in the form of municipal street lighting which has
the effect of detracting from the rural character of the village. More modern developments, such
as that at Yew Tree Stables have installed sympathetic traditional character street lighting.
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Boundaries – Compton has a variety of boundary treatments. Examples of iron railings and low
level brick walls and fences can be found to the front of properties onto the public boundary.
The use of utilitarian safety railings detract from the rural character of the village. The dominant
boundary treatments in the Conservation Area comprise brick and brick/flint boundary walls,
native hedgerows and trees.
Public and private spaces – A sequence of private (where houses are set back from the road)
and public open spaces contribute to the street scene and form part of the character of the
village. Native species of hedges, shrubs and trees also contribute to the rural character. Within
the Conservation Area in particular, mature trees, native hedgerows, brick boundary walls and
narrow roads create a sense of enclosure along Cheap Street. Horn Street, in contrast, has a
more open feel, particularly in the vicinity of the large pond by the junction with Wallingford Road
and Hockham Street which makes a significant contribution to the character of the street scene.
Transport
3.47 Compton sits in a rural location within the North Wessex Downs AONB, but is located close
to both the M4 and A34 corridors running east west and north south. Accessibility to Compton is
relatively poor with narrow rural roads serving the village from these main highways. Car ownership
within the Compton Ward is 1.7 per dwelling, which is above the West Berkshire average of 1.4 per
dwelling (2011 census).
3.48 With regard to larger vehicles, there is a signed height restriction of 4.1m (13'6") on the former
(26)
railway bridge to the east of Compton village, as shown on the Freight Route Network map . The
Aldworth Road to Compton is also signed as "Unsuitable for Heavy Goods Vehicles" from the B4009
junction, although there is no corresponding sign from East Ilsley towards Compton.
3.49

(27)

The village is served by two bus services (6/6A & 74

)

Services 6 / 6A (clockwise and anticlockwise circular services): Monday to Saturday service,
total of 8 journeys linking Compton each day with Newbury. This service links
Newbury-Chieveley-Ilsleys-Compton-Hermitage-Newbury and run approximately every two
hours Monday to Friday with a more limited service on Saturday.
Service 74:
one journey each way on Fridays only, linking West Ilsley-East
Ilsley-Aldworth-Ashampstead-Pangbourne-Tidmarsh-Theale-Reading.
3.50 There is no railway station in the village or within the immediate vicinity. Goring, Cholsey and
Pangbourne are the closest railway stations to Compton. These stations link to the larger railway
interchanges of Newbury, Didcot and Reading, providing rail links throughout the country.
(28)

3.51 The village does host a number of public footpaths and bridleways
linking the village to the
countryside. However the network is patchy with some of the Right of Way paths failing to link up.
Public footpath COMP 26/1 runs along the north western boundary of the site, which extends along
the northern boundary as footpath COMP 25/1, and is joined by a bridleway COMP 6/1. The public
footpath originally bisected the site from west to east, and was diverted to its current route in 2003.

26
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Freight Route Network Map, West Berkshire Council’s Local Transport Plan Freight Strategy 2008
More information including timetables available at www.westberks.gov.uk/transportguides
See West Berkshire Council online map for further details of bridleway and public footpath locations – available at
http://ww2.westberks.gov.uk/InternetMapping/Map.aspx
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3.52 In terms of walking and cycling, most of the roads in Compton have pavements, and therefore
walking within the village itself is an option. The village does not have any physical cycling
infrastructure.
3.53 Statistics from the 2011 census show that the majority of people from Compton (54.1%) travel
to work via car. The information also highlights that 7.7% of people work from home and another
7.5% travel to work via foot, indicating that these people may work locally. Only 0.6% of people within
Compton travel to work by bus, 1% by bicycle and 3% by train. These patterns demonstrate the rural
nature of the village and it is likely that any future development in the area would have a similar pattern
of travel habits.
3.54 With regard to travel to school patterns, the Annual Hands-Up Travel Survey carried out by
West Berkshire Council in April 2013 indicates that 66% of pupils at Compton Primary School walk
to school and 32% travel by car. For the Downs School, the figures are very different with 11% walking
to school, 17% travelling by car and 72% of pupils travelling to school by bus. The Downs School
has a very large catchment area, which accounts for the large number of pupils travelling by bus.
Both schools are within half a mile of the Institute site.
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4 Strengths, Weaknesses, Opportunities and Threats
4.1
Taking account of the site context and public consultation, a Strengths, Weaknesses,
Opportunities and Threats (SWOT) analysis for the site and its wider context was carried out, and
this is summarised in Table 1 below. From this analysis the key opportunities and constraints which
would need to be considered in any potential redevelopment of the site are highlighted in Figure 5.
Table 1 SWOT Analysis

Strengths
Accessibility to the strategic road network in term of
routes north/south and east/west
Accessibility to employment opportunities in
surrounding area for example Oxford, Swindon,
Newbury, Didcot, Reading
Set within the North Wessex Downs Area of
outstanding Natural Beauty (AONB)
Access to the Ridgeway and surrounding landscape
Good provision of green infrastructure
Strong community
Vibrant village
Excellent local school provision – Compton Primary
School and The Downs School
Well served by existing facilities for a rural village of
this size, for example local shop, pub, surgery
Diverse mix of housing
Opportunities
Enhance local employment facilities/opportunities
Improve village infrastructure and/or existing facilities
Potential to enhance sports facilities within the
community
Ensure the site and development is integrated into
the community
Potential to expand and/or rationalise the existing
secondary school
Re-establish community utilisation of the cricket pitch
Remediation of contaminated land
Ability to plan the site in the context of the landscape
encouraging sympathetic design and access to the
surrounding countryside
Mitigate flood risk to the site
Assist in addressing unmet housing need

Weaknesses
Public transport provision
Reliance on private car due to
location and accessibility
Contaminated land
Loss of employment/jobs locally

Threats
Impact on landscape (AONB) and
neighbouring Conservation Area
Traffic impact
Risk of flooding if not mitigated
against
Increase in light pollution
Impact on community and ability
to integrate effectively
Viability of development given the
need for decontamination
Impact on village if site is not
developed but left derelict
Provision of water and sewerage
infrastructure to service any future
development
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Figure 5 Opportunities and Constraints
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5 Development Framework
5.1 In order to guide any potential redevelopment and achieve the objectives and ultimately the
vision for the site, a Development Framework has been produced. The starting point for this is the
existing policy base. It is also based upon the site context, background work and outcomes of
consultation.
5.2 Essentially, the Development Framework sets out guidance that any future redevelopment of
the site should deliver a mixed use scheme which responds to the character and function of the
village, whilst conserving and enhancing the AONB. It is expected that any proposed scheme would
be residential led with a mix of employment floorspace, green infrastructure and community uses
within the context set out below.
5.3 It should be noted though that since the previous and existing land uses have the potential to
give rise to contamination (and a degree of contamination has already been identified on the site
through exploratory work by the landowner’s agent) it is therefore essential that further site investigation
work takes place as part of any planning application. The conclusions of this further work would need
to inform the proposals for any future redevelopment of the site.
Housing
5.4 In terms of residential development on the site the Core Strategy identifies Compton as a
Service Village within the settlement hierarchy set out in Area Delivery Plan Policy 1. The policy sets
out that service villages will accommodate limited development as they would benefit from small-scale
development, appropriate to the character and function of the village. The Institute site is identified
within the Core Strategy (Area Delivery Plan Policy 5) as an opportunity site and therefore it is
recognised that, should it be redeveloped, this site has the potential to provide a greater level of
growth than that normally expected within a service village.
5.5 The level of houses to be provided on the site would need to take account of the significant
constraints influencing development on the site, such as the landscape, contamination and flood risk,
along with the consultation responses and the character and function of the village. The consultation
responses on this matter were varied with the majority of responses highlighting that should the site
be redeveloped, up to 100 homes would be acceptable.
5.6 Housing density can also influence the number of dwellings to be achieved on site, so for
example the higher the density the more dwellings can be accommodated and vice versa. In
determining densities it is essential that design, character and context are primary considerations.
Policy CS4 of the Core Strategy outlines that lower density development below 30 dwellings per
hectare will be appropriate in certain areas of the District. The policy goes on to state that ‘some
villages are particularly sensitive to the impact of intensification and redevelopment because of the
prevailing character of the area, the sensitive nature of the surrounding countryside or built form,
and/or the relative remoteness from public transport’. This is particularly relevant to Compton and
therefore any future development on the Institute site would not be expected to exceed 30 dwellings
per hectare.
5.7 In terms of housing mix any future development must comply with policy CS4 of the Core
Strategy. Compton consists of mainly family homes of 3 or 4 bedrooms, and this would be expected
to be replicated on the site. To ensure a range of sizes to meet the housing needs of all sectors of
the community it is expected that provision would also include some 1 and 2 bed homes along with
some 5 bed houses.
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5.8 The village comprises mainly houses (detached, semi-detached and/or terrace) and therefore
any future development should take this into account when masterplanning the site.
5.9 The Housing Register, as at February 2012, indicates there were 207 people waiting for
properties within Compton and the majority of these are for 1 and 2 bed units, with a large number
seeking 3 bed units. This mix of affordable housing will need to be reflected in the affordable housing
provision in accordance with Core Strategy policy CS6.
5.10 There is the potential for a local lettings policy on this site to allow for a percentage of the
affordable housing provision to be reserved for people with local needs. The provision of housing for
local needs would need to be informed by an up to date Registry of Interest and agreed with the West
Berkshire Council Housing Department.
5.11 A Registry of Interest in Compton was undertaken by the Rural Housing Enabler for Berkshire
(29)
and published in February 2012 . This work sought to update the local housing need figures from
those in the 2009 Housing Need Survey for Compton and to better inform the Parish Council and
West Berkshire Council of the current level of local need. The Registry identified 12 households with
sufficient local connection to the village who are eligible for affordable housing. It is expected that
this Registry is to be updated again in 2013.
Employment
5.12 In terms of employment provision the outcomes of community consultation in September 2011
highlighted a strong desire to have a level of employment on the site as part of any future
redevelopment. This will provide local employment opportunities and help keep Compton a vibrant
place to live and work. The loss of a large research facility within the village does not qualify the site
to simply replace the same level of floorspace and/or employee numbers. The scale of any potential
development on the site will be influenced by a range of factors, such as its location within the AONB
and the need to ensure visual intrusion is minimised thereby protecting the landscape character. The
size and function of Compton and evidence of market demand will also assist in determining the
quantum of employment floorspace to be replaced on the site.
5.13 These factors will also influence the type of employment development which would ultimately
be delivered. The rural road network would preclude freight from easily accessing Compton and with
the consultation responses concluding that small scale start-up units were considered most favourably
(30)
by the local community it is considered appropriate for some B1 use classes
(B1a; B1b and/or
B1c) to be provided on the site. This would give opportunities for a range of small businesses to
locate in the local area. Should offices (B1a) be proposed in this location the applicant may be required
to justify its location through a sequential approach in accordance with policy CS9 of the Core Strategy
and policy set out within the NPPF. Evidence of market demand will be critical in determining the
type of employment provision to be delivered on the site.
Green infrastructure
5.14 Green infrastructure (GI) is an essential component to any potential development. In accordance
with Core Strategy Policy CS18, the overall strategy for GI in any redevelopment of the site is for:
the protection and enhancement of the existing GI; and
the creation of new GI and links to better connect existing GI in the area as a whole.
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5.15 Planning the GI early will help contribute to the ‘creation of a sense of place, the provision of
ecosystem services, access, the conservation of existing habitats, and the creation of new habitats
(31)
– providing the ‘armature’ around which the remainder of a development is designed’.
Community uses
5.16 The consultation highlighted a strong desire from the community to see some form of community
facility on the site, with a variety of suggestions from retail units to a conservation and education
centre. It is important that as part of the mixed use scheme consideration is given to additional uses
which may be appropriate or necessary for Compton.
Area approaches
5.17 The Development Framework has subdivided the site into three broad areas (A, B and C) in
response to the Landscape Framework, and provides guidance on the approach the Council would
seek to be taken in each area should the site be redeveloped. This is outlined below.
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Figure 6 Development Framework
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5.18 Area A – The redevelopment of the Institute site would be a unique opportunity to redress
the harm caused to the AONB through the existing development. Area A provides an opportunity to
make a significant positive contribution to the landscape character and local distinctiveness of the
open downland landscape of the AONB. Since the Landscape Framework has shown that
redevelopment on this part of the site for housing or employment would fail to conserve and enhance
the natural beauty of the AONB, it is recommended that Area A should be excluded from the
developable area and all existing buildings and hard standings removed.
5.19 In rectifying the damage caused by past development it is recognised that returning the
landform to its original state is unlikely to be a realistic option. There is however some opportunity to
undergo some more minor cut and fill using on-site material such as removal of the bunds alongside
the eastern end of the northern boundary of Area A and down the centre of the area; and using this
material to fine grade existing cut slopes as required.
5.20 A return to arable or open chalk downland is also unlikely to be an option. Area A however
has the potential to be restored to create additional woodland belts on the slopes which would be in
keeping with the local character and help to screen and integrate Area B into the landscape. The
lower levels of Area A lend themselves to grassland which has the potential to create an informal
recreational resource. There would also be opportunities to recreate visual links between Area A and
the open downland to the east by removing some of the peripheral vegetation along the eastern
boundary. This would enhance the landscape and visual amenity of the footpath along the eastern
boundary.
5.21 Area B – This area has the potential to be developed, subject to a number of constraints, to
prevent an adverse impact on the AONB and make a contribution to the enhancement of the AONB.
The design of any development on this part of the site should reflect the built form pattern on the
northern edge of the village (north of High Street and Hockham Road/Wallingford Road) and be of a
low density.
5.22 Given it is expected that Schering-Plough will continue to lease the land in the north western
part of Area B and possibly expand their operations in the future, the provision of further employment
floorspace on the site should be located adjacent to Schering-Plough. This would allow for a
concentration of employment uses on the site within the western part of Area B. Consideration will
also need to be given to the highway and infrastructure needs of these uses during the masterplanning
stage of a planning application.
5.23 If for any reason the lease is not renewed or is terminated prior to the completion of the
redevelopment of this site, then the parcel of land currently occupied by Schering-Plough will need
to be factored into any redevelopment of the site in a holistic manner. It is considered sensible however
to continue to seek to locate the employment floorspace in this part of the site, subject to development
details such as the design and landscape impact of any proposal as noted above.
5.24 Area C – This Area has the greatest potential to make a positive contribution to the built form
and landscape character of the village. It contains some of the best environmental assets (tree cover
and open space) and has a close relationship to the Conservation Area which should be conserved
and enhanced. In particular, the existing cricket ground in the south-west of Area C, should be retained
as part of the green infrastructure for community use and potential flood alleviation.
5.25 The Development Framework has already recommended above that Area B should be
developed at a low density to reflect the pattern of the built form on the northern edge of the village,
but given the relationship of Area C with the rest of the village, the developable area of Area C could,
whilst respecting the significance of the Conservation Area, accommodate a higher density of
development. However, part of Area C is constrained by both surface water and groundwater flooding.
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The southern part of this Area is located within the Environment Agency’s Flood Zones 2 and 3 with
the risk of surface water flooding broadly following the topography of the Rivers Pang and Roden.
The risk of groundwater flooding is more complex and based on a close relationship between
groundwater levels and rainfall/river flows in and around Compton. Given the geology of the site the
interaction and relationship between these two factors is difficult to predict with certainty. However,
(32)
from the work carried out in the Compton IAH Flood Risk Study
it is evident that the site was
exposed to considerable flood risk on at least 6 occasions during the 10 year period from 2000 to
2010. In 2001 and 2007 significant flood events occurred within the village with emergence of
groundwater and records of flooding indicating levels up to 103m AOD. It is therefore recommended,
following a sequential approach at site level, that this contour line (103m AOD) be the threshold at
(33)
which ‘more vulnerable’ development is constructed above and ‘less vulnerable’ development
is
constructed below. Water compatible or essential infrastructure would also be appropriate under
103m AOD. Any essential infrastructure below this line and within Flood Zone 3 would be subject to
the required exception test in accordance with the NPPF. If however, following the development of
an integrated fluvial/groundwater model there is greater certainty about the fluvial/groundwater
interaction the above recommendation relating to 103m AOD could potentially be revised in consultation
with the Environment Agency and West Berkshire Council.
5.26 It is recognised that there is potential to locate employment uses to the southern part of Area
C, below the 103m AOD contour line in accordance with the flood risk conclusions, however the
impact of such uses on the Conservation Area would need to be considered.

32
33

Compton IAH Flood Risk Study, Capita Symonds. August 2012
In accordance with the NPPF

Pirbright Institute site, Compton Supplementary Planning Document West Berkshire Council

Planning Principles 6
6 Planning Principles
6.1 In ensuring that the SPD meets its objectives and that the Development Framework is delivered,
there are a number of underlying principles to guide any future redevelopment of the site. These are
both general and site-specific, and relate particularly to the site context outlined in Chapter 3. Based
on existing policy and guidance and as a material consideration all development proposals will be
assessed against these principles, together with the relevant policies of the Development Plan,
guidance contained within the NPPF and other material considerations, as outlined in Chapter 2 of
this SPD.
Development Principles
Landscape character in the AONB
LC1: Any redevelopment of the site should respond positively to the local context of Compton,
and conserve and enhance the special landscape qualities and components of natural beauty
of the AONB identified in the Landscape Framework.
(34)

LC2: The sensitivity of the viewpoints
and the visual exposure of the site means that any
redevelopment will require significant landscape mitigation. In accordance with the Landscape
Framework, this should (i) avoid the most intrusive locations, (ii) reduce the prominence of
development, and (iii) remediate and /or (iv) compensate for any residual visual intrusion through
screen planting and the provision of green infrastructure.
LC3: The redevelopment of the site presents an excellent opportunity to create views and vistas
to the wider landscape, and to particular features in the landscape such as tree belts, the cricket
ground and the Conservation Area through the demolition of the existing buildings and the design
and layout of any new development.
LC4: Any redevelopment of the site should have regard to Figure 3 which outlines the key
landscape features of the existing site.
LC5: Area A should be restored and enhanced to make a significant positive contribution to the
landscape character and local distinctiveness of the open downland landscape of the AONB.
The landform should be carefully modified to remove incongruous features and avoid a poor
transition from the natural to built form or between elements of the development.
LC6: The landscape treatment, management and on-going maintenance of Area A needs to be
considered in the context of the redevelopment of Areas B and C.
LC7: The tree cover and existing hedgerows within and bounding the site should be conserved
and enhanced (See Figure 3).
Flooding
F1: Following the sequential approach to development on the site, only less vulnerable land
uses in accordance with the NPPF, should be located below 103m AOD within the site (water
compatible or critical infrastructure development would also be appropriate at this site level) and
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more vulnerable land uses should be located above 103m AOD, unless detailed modelling
indicates otherwise. The requirements and conclusions of any modelling should be developed
in consultation with the Environment Agency and West Berkshire Council.
F2: The potential for the emergence of water at the surface should be taken into account when
designing any new development, for example raising building thresholds to limit the ingress of
surface and ground water.
F3: Infiltration testing (in accordance with BRE365 standards) should be undertaken prior to the
installation of any infiltration based Sustainable Drainage Systems (SuDS) infrastructure. The
results of this testing should be used to try and quantify the likely changes to existing infiltration
rates that planned drainage features would cause, in order that the likely impact on average
groundwater levels can be assessed.
F4: Development should demonstrate a commitment to SuDS using the Management Train
Approach to minimise the volume of runoff and improve the water quality discharging from the
development. Examples of such measures and their suitability are set out within the Flood Risk
(35)
Study . It should be demonstrated that the existing level of run-off will not be increased.
F5: Any sub-surface drainage infrastructure (sewers, culverts etc) constructed as part of any
future development of the site, should be designed to minimise the risk of groundwater entry
during periods of high groundwater levels. Sewerage/waste water treatment infrastructure should
be in place ahead of development to ensure flood risk is minimised.
F6: Consideration should be given to retaining the abstraction wells at the site, currently licensed
to the Institute, as additional flood mitigation infrastructure, under the control of either West
Berkshire Council or the Environment Agency.
F7: Any Flood Risk Assessment (FRA) for the redevelopment of the site must have regard to
(36)
the requirements of the West Berkshire Strategic Flood Risk Assessment (SFRA Level1)
and
the Environment Agency requirements as set out in the Compton Flood Risk Study (August
2012).
Contamination
C1: In order to ensure a safe development, the site must be remediated to the appropriate level
for the proposed land uses. This remediation work must be carried out in consultation with the
Council’s Environmental Health Team and the Environment Agency.
C2: Any remediation for potential contamination should take into account any plans or preferences
for infiltration SuDS infrastructure in the proposed development. The design of which should
take into account any evidence of contaminants in soil that might be transported in infiltrating
water. A controlled water risk assessment would therefore be required if infiltration SuDS are
proposed.
Land uses
LU1: Any redevelopment of the site should incorporate an appropriate mix of uses which responds
to the character and function of the village as a service village.
35
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LU2: An element of employment floorspace should be replaced within the site to ensure local
employment opportunities are maintained. The scale, type and design of any employment
development must be in accordance with its rural location in the AONB.
LU3: The amount of housing to be provided must take account of the significant constraints
influencing development on the site, along with other factors such as the location, density, mix,
type and design of the scheme.
LU4: Affordable housing should be provided on-site in accordance with policy CS6 of the West
(37)
Berkshire Core Strategy .
LU5: A local lettings policy should be explored for the site to allow a percentage of the affordable
housing provision to be reserved for people with local needs. The percentage will be informed
by the outcomes of an up-to-date Registry of Interest survey and agreed with the Council's
Housing and Planning Departments.
LU6: The overall density of the site should reflect the character of Compton. Area B should be
built to a lower density than Area C so as to reflect the built form pattern on the northern edge
of the village and to prevent an adverse impact on the AONB.
Green Infrastructure
GI1: Green infrastructure should be incorporated throughout the development, linking new green
infrastructure with existing green infrastructure (see Figure 4) and with surrounding landscape
features.
GI2: Good physical and visual links between open space on the site and existing or proposed
open space within the wider village environment should be created.
GI3: The existing area of open space to the south west of Area C (cricket pitch) makes a
significant contribution to the character of the village and should be retained as an area for
community use and potential flood alleviation.
GI4: Footpath, bridleway, and pedestrian links should be created throughout the site to improve
connectivity with the wider public rights of way network, and to provide linkages between the
village centre and the site (see Figure 4). The opportunity to reinstate the former east/west
footpath through the site should be explored.
Historic environment
HE1: The significance of the Conservation Area, its landscape and visual setting, along with
nearby listed buildings and historic landscape character should be conserved and enhanced.
Design
D1: Housing development should include an appropriate mix of dwelling sizes and types which
conserve and enhance the character of the village. Design styles should be varied to ensure
variety and interest.
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D2: The built from should be of the highest standard of design, in keeping with the character of
the village and the AONB.
D3: The height of buildings should be in proportion to their surroundings.
D4: Particular care must be taken in the design of the roofscape to avoid visual intrusion and
inappropriate massing, roof pitches and colour palettes.
D5: Locally distinctive building materials and architectural details should be used to create a
development in keeping with the character of Compton.
(38)

D6: The internal layout of the site should reflect the principles set out in Manual for Streets

.

D7: Any development should incorporate 'Secured by Design' principles to reduce opportunities
for crime and the fear of crime.
Sustainable construction
SC1: Development should meet the requirements of Core Strategy Policy CS15: Sustainable
Construction and Energy Efficiency whereby new residential development will meet a minimum
of Code for Sustainable Homes Level 4 and from 2016, Level 6. Non-residential development
will meet BREEAM Excellent standard. Development will also be required to show a reduction
in CO2 emissions.
SC2: Opportunities for the provision of green roofs and brown roofs to suitable buildings should
be sought.
SC3: Sustainable Drainage Systems (SuDS) should be designed into the landscape structure
for the site to meet landscape, amenity, wildlife and sustainability objectives (see principle F4).
SC4: Development should maximise the opportunity to be energy and resource efficient. Guidance
on sustainable design techniques can be found in Part 4 of the Quality Design – West Berkshire
Supplementary Planning Document (June 2006).
Biodiversity
B1: The opportunity to achieve a net gain in biodiversity should be maximised by creating links
between existing natural habitats on the site and surrounding area. Opportunities should also
be taken to incorporate biodiversity within the development such as maintaining important tree
belts, hedgerows, areas of grassland and making provision for species such as bats.
B2: Plant species should be of predominantly local native chalk downland species with only
native species selected for all external site boundaries and major tree planting.
Transport and accessibility
T1: The rural character of Churn Road and Hockham Road should be retained so that they
remain an attractive environment for use by horse riders, pedestrians and cyclists.
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T2: Highway improvements in the surrounding locality should be limited, to ensure the existing
carriageway width, banks and roadside trees or hedges are retained.
T3: The existing main access to the site should be retained in order to ensure the streetscape
is maintained.
T4: The level of car parking should be set to reflect the most up-to-date standards at the time
of any planning application, and take into account such things as the location and mix of dwelling
types and the local levels of car ownership.
T5: Cycling should be encouraged by providing sufficient cycle parking facilities in accordance
with the West Berkshire Council Cycling Advice and Standards for New Development Guidance
(39)
Note (June 2008) .
T6: Measures to encourage travel choice should be developed through the implementation of
a site travel plan. Details of the travel plan should be agreed with the Council's Transport Policy
Team.
Lighting
L1: The integrity of the dark night skies in the North Wessex Downs should not be compromised.
Any inappropriate lighting can have a disproportionate impact. Where there is an identified need
for lighting, guidance in Part 5 of the Quality Design – West Berkshire Supplementary Planning
Document (June 2006) should be followed.
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How the Development Principles relate to the SPD Objectives
6.2

The following table shows which development principles relate to each SPD objective.

Table 2 Relationship between SPD Objectives and Development Principles

SPD Objective

Development Principle

To guide the comprehensive redevelopment of the site
delivering a residential-led mixed use scheme whilst
recognising the current and future role and function of
Compton.

C1, LU1, LU2, LU3, LU6, GI3, D1,
D2, D6.

To ensure future development conserves and enhances the
natural beauty of the North Wessex Downs AONB in
accordance with its national designation.

LC1 – LC7, LU1, LU2, LU3, LU6,
D2, D3, D4, SC3, L1.

To maximise the provision of affordable housing

LU3, LU4, LU5, D1.

To ensure the provision of green infrastructure providing an
attractive environment to live, work and spend leisure time.

LC5, LC6, LC7, GI1 – GI4, SC2,
B1, B2, T2.

To ensure future development addresses flood risk from all
sources of flooding.

F1 – F7, C2, GI3, SC2, SC3.

To ensure future development is of a high standard of design LU3, LU6, HE1, D1 – D7, SC1, T1
which protects and enhances the local distinctive character of – T4, L1.
the existing built and historic environment of Compton.
To ensure the infrastructure needs arising from future
development are met.

SC1, SC4, T1 – T6.
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7 Planning Obligations
7.1 Development of all scales create considerable impacts on the environment, facilities and services
of the area in which it is located and places burdens and costs on the community. In order to ensure
the impact of new development is minimised and social, environmental and economic benefits are
provided to the community as a whole, the Council will seek developer contributions through planning
obligations.
7.2 Planning obligations are legal agreements entered into by developers to undertake to do
something in connection with their development that could not be secured by imposing a planning
condition or by other statutory means. Planning obligations are a proper and recognised part of the
planning system. For example, the Council will seek developer contributions, via Section 106 or
Section 111 agreements and other statutory measures, in order to provide for additional facilities and
the infrastructure demands that are generated as a result of new development.
7.3 In accordance with the National Planning Policy Framework and the Community Infrastructure
Levy Regulations 2010 (as amended), planning obligations must only be sought where they meet all
of the following tests:
necessary to make the development acceptable in planning terms;
directly related to the development; and
fairly and reasonably related in scale and kind to the development.
7.4 Developer contributions will be sought from the redevelopment of the Institute site in accordance
with the Council’s Supplementary Planning Document (SPD) Delivering Investment from Sustainable
Development (adopted June 2013), or any subsequent mechanism for securing mitigation measures.
Contributions will be sought from both residential and commercial development, for both on site and
off site provision. In all cases contributions will be agreed through negotiation based on the guidance
in the SPD Delivering Investment from Sustainable Development and any other relevant considerations.
7.5 The SPD for developer contributions consists of a Core Guidance paper and a series of topic
papers. The Core Guidance paper sets out the Council’s overall approach to the provision of developer
contributions and other forms of planning obligation in support of development plan policies. It also
sets out the forms of development from which contributions will be sought, the nature of what will be
sought and the scale of development form which particular types of contributions will be sought. The
topic papers set out details of the contributions and obligations which will be sought on a topic basis.
The current set of topic papers covers the following topics:
Affordable Housing
Transport
Education
Public Libraries
Community facilities
Health Care Provision
Open Space
Waste Management
Environmental Enhancements
Archaeology, Conservation and the Historic Environment
Provision of Fire and Rescue Infrastructure
Preventing Crime and Disorder
Adult Social Care.
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Community Infrastructure Levy
7.6 The Community Infrastructure Levy (CIL) is intended as a tool to secure contributions from
developers towards improvements and enhancements to infrastructure required as a result of
development. The Council is working on developing and adopting a CIL charging schedule to be in
place for April 2014. The adoption of a CIL charge will restrict the use of S106 agreements to on-site
infrastructure requirements and the provision of affordable housing. Once adopted by the Council
CIL will be the main mechanism used to secure developer contributions towards improvements and
enhancements to infrastructure required as a result of development.
7.7 The levy will be charged per square metre on the net additional increase of floorspace on most
buildings that people normally use. Differential rates will be set based on the type of development
and location. CIL is not charged on any affordable housing provided as part of the development.
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8 Planning Application Requirements
8.1 Any planning application/s for the site will require a range of documentation and supporting
information to enable the Council to assess the proposal and comply with the relevant legislation and
guidance.
8.2 The following indicative list identifies the supporting statements that may be required to support
any planning application/s for any future redevelopment of the site. This list is derived from the
(40)
Planning Department's standard ‘List of Required Documents’ to support a planning application .
The list below is not an exhaustive list and the documents listed are in alphabetical order.
Affordable housing statement.
Air quality assessment.
Bat surveys and bat detector surveys.
Biodiversity survey and report, including an Extended Phase 1 Habitat survey of on site habitats
(tree belts, hedgerows, grassland and identification of opportunities for wildlife corridors, reptile,
bird and badger surveys).
Contamination assessment - Phase 1 Contamination Report accompanied by a preliminary risk
assessment. Depending on the conclusions from Phase 1, a Phase 2 may be required which
will involve a site investigation. This could then lead to the need for a Remediation Statement
and Verification Report. This work should be in accordance with West Berkshire Council’s
(41)
guidance notes; Developing Potentially Contaminated Land: A Guide for Developers .
Daylight/Sunlight assessment.
Design and Access Statement - with a clear comprehensive analysis of and response to the
settlement pattern, built form and local distinctiveness of Compton village.
Employment assessment – to include market demand for B1 uses.
Environmental Statement – since the site is within an AONB and therefore in an environmentally
sensitive area, as a minimum it will need to be screened for the need for an Environmental
Impact Assessment (EIA) under the Town and Country Planning (Environmental Impact
(42)
Assessment) (England and Wales) Regulations 1999 .
Flood risk assessment (FRA) – this should cover infiltration testing and details of SuDS to be
implemented. In addition, this may include groundwater modelling if required.
Foul sewage and utilities assessment - to show that adequate water supply and sewerage
infrastructure capacity exists both on and off the site to serve the development and that it would
not lead to problems for existing users.
Green infrastructure strategy for the site, including how it will contribute to and link with the village
and open downland.
40
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Forms and Fees http://www.westberks.gov.uk/index.aspx?articleid=21604
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Town and Country Planning (Environmental Impact Assessment) (England and Wales) Regulations 1999
http://www.legislation.gov.uk/uksi/1999/293/contents/made
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Heritage statement, including historical and archaeological features.
Landscape and visual impact assessment.
Landscape management plan for the restoration, enhancement and creation of existing and
proposed green infrastructure.
Lighting assessment, including night-time visual assessment of lighting impacts, and evidence
of compliance with the Institute of Lighting Engineer’s Environmental Zone 1.
Noise impact assessment.
Parking provision.
Photographs/Photomontages.
Planning obligations – Draft Head(s) of Terms.
Planning statement.
Pre-assessment estimator to show how residential development will achieve a minimum level
of Code Level 4 (Code Level 6 from 2016) under the Code for Sustainable Homes.
Pre-assessment estimator to show how any commercial development will achieve a minimum
level of BREEAM Excellent.
Site waste management plan.
Statement of community involvement.
Structural survey.
Transport assessment.
Travel plan.
Tree survey and arboricultural impact assessment - of tree stock within and bounding the site.
8.3 The Council welcomes pre-application discussions concerning the development proposals and
scope of supporting reports for any application to redevelop the site. Any pre-application discussions
will be undertaken in accordance with the Council’s formalised service for the provision of
(43)
pre-application planning advice .
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Appendix 1 Planning Policies
This appendix provides details of some of the relevant local planning policies applicable to any
potential redevelopment of the Pirbright Institute site at Compton and supplements the review in
Chapter 2. As there is not yet a masterplan or proposed scheme for the site the list of policies below
is an initial guide only and would be subject to change depending on the development proposals
submitted.
West Berkshire Core Strategy (2006-2026) (Adopted July 2012)
The Core Strategy sets out a series of Core Policies which form the policy basis for this SPD and
any potential future redevelopment at the Institute site. These include (with a brief synopsis):
Policy ADPP1 Spatial Strategy - the spatial strategy seeks to deliver the vision and objectives
for the District and provides a broad indication of the overall scale of development in the District,
and the infrastructure needed to support it. The strategy sets out that development will follow
the existing settlement pattern and will be distributed according to a settlement hierarchy.
Policy ADPP5 North Wessex Downs Area of Outstanding Natural Beauty (AONB) - the
strategy for the AONB is to conserve and enhance the natural beauty of the landscape in
accordance with its national designation. The AONB will have appropriate sustainable growth
throughout the plan period to support the local communities and rural economy. Service villages
will continue to meet the needs of their residents and surrounding communities. The Institute
site at Compton is identified as an opportunity site adjacent to the existing settlement boundary.
Opportunities will be sought to improve the accessibility to and within the AONB.
Policy CS1 Delivering New Homes and Retaining the Housing Stock - provision will be made
within the District for at least 10,500 net additional new dwellings and associated infrastructure
over the plan period to 2026. New homes will be located in accordance with the settlement
hierarchy outlined within the Spatial Strategy. Development will be encouraged on previously
developed land.
Policy CS4 Housing Type and Mix – residential development will be expected to contribute to
the delivery of an appropriate mix of dwelling types and sizes to meet the housing needs of all
sectors of the community having regard to; the character of the surrounding area; the accessibility
of the location; the availability of existing and proposed local services, facilities and infrastructure;
and evidence of housing needs and demand, whilst also making an efficient use of land.
Policy CS5 Infrastructure Requirements and Delivery – the Council will work with infrastructure
providers and stakeholders to identify requirements for infrastructure provision and services for
new development and will seek to co-ordinate infrastructure delivery, whilst protecting local
amenities and environmental quality.
Policy CS6 Provision of Affordable Housing – a proportion of affordable housing will be
sought from residential development with the starting expectation that this will be provided
on-site. Subject to the economics of provision, on development sites of 15 dwellings or more (or
0.5 hectares or more) 30% provision will be sought on previously developed land, and 40% on
greenfield land. The Council will seek a tenure split of 70% social rented and 30% intermediate
affordable units, but will take into consideration the identified local need and the site specifics.
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Policy CS9 Location and Type of Business Development - the Council seeks to facilitate
and promote the growth and forecasted change of business development over the plan period.
New office development will be directed towards existing town and district centres. The sequential
approach should be used in support of any planning applications for office development outside
defined centres. A range of types and sizes of employment sites and premises will be encouraged
throughout the District to meet the needs of the local economy. Proposals for business
development should be in keeping with the surrounding environment, not conflict with existing
uses, promote sustainable transport and make efficient use of existing sites and premises.
Policy CS10 Rural Economy – proposals to diversify the rural economy will be encouraged.
Policy CS13 Transport – development that generates a transport impact will be required to
fulfil a number of bullet points (depending on the type and sale of development) in order to
encourage sustainable travel and to minimise the impact on the strategic and local road network.
Policy CS14 Design Principles – new development must demonstrate high quality and
sustainable design that respects and enhances the character and appearance of the area, and
makes a positive contribution to the quality of life in West Berkshire. Considerations of design
and layout must be informed by the wider context, having regard not just to the immediate area,
but to the wider locality. Development shall contribute positively to local distinctiveness and
sense of place.
Policy CS15 Sustainable Construction and Energy Efficiency – new residential development
will be required to meet a minimum of Code for Sustainable Homes Level 4, from 2016 this will
rise to Level 6. Non-residential development will be required to meet a minimum of BREEAM
Excellent. Major development shall achieve minimum reductions in total CO2 emissions from
renewable energy or low/zero carbon energy generation on site or in the locality of the
development, unless it can be demonstrated that such provision is not technically or economically
viable.
Policy CS16 Flooding – Development within areas of flood risk will only be accepted if it is
demonstrated that it is appropriate at that location, and that there are no suitable and available
alternative sites at a lower flood risk. When development has to be located in flood risk areas it
should be safe and not increase flood risk elsewhere, reducing the risk where possible and
taking into account climate change. A flood risk assessment would be required to demonstrate
this along with a number of other requirements.
Policy CS17 Biodiversity and Geodiversity – in order to conserve and enhance the
environmental capacity of the District, all new development should maximise opportunities to
achieve net gains in biodiversity and geodiversity in accordance with the Berkshire Biodiversity
Action Plan and the Berkshire Local Geodiversity Action Plan. Opportunities will be taken to
create links between natural habitats.
Policy CS18 Green Infrastructure – the District’s green infrastructure will be protected and
enhanced. New developments will make provision for high quality and multifunctional open
spaces of an appropriate size and will also provide links to the existing green infrastructure
network. Developments resulting in the loss of green infrastructure or harm to its use or enjoyment
by the public will not be permitted.
Policy CS19 Historic Environment and Landscape Character – in order to ensure that the
diversity and local distinctiveness of the landscape character of the District is conserved and
enhanced, the natural, cultural, and functional components of its character will be considered
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as a whole. Development will have regard to: the sensitivity of the area to change; ensuring it
is appropriate in terms of location, scale and design in the context of the existing settlement
form, pattern and character; the conservation and, where appropriate, enhancement of heritage
assets and their settings; and accessibility to and participation in the historic environment by the
local community. Development should be informed by and respond to: the distinctive character
areas and key characteristics identified in relevant landscape character assessments; features
identified in various settlement character studies (including Quality Design SPD, Compton
Conservation Area Appraisal, Compton Parish Plan and Compton VDS); the nature of and the
potential for heritage assets identified through the Historic Environment Record for West Berkshire
and the extent of their significance.
West Berkshire District Local Plan 1991-2006 (Saved Policies 2007)
Two policies of particular relevance to this site are ENV.19 and ENV.20 as outlined below. ENV.19
relates to the re-use and adaptation of rural buildings whilst ENV.20 relates to proposals for the
redevelopment of existing buildings in the countryside. Depending on the nature of the redevelopment
on the Institute site the relevant policy will need to be taken into account.
Policy ENV.19 The Reuse and Adaptation of Rural Buildings – proposals for the re use or
adaptation of existing buildings in the countryside will be permitted subject to a set of criteria.
In applying the criteria the Council will favour, where appropriate, the reuse and adaptation of
rural buildings for business purposes.
Policy ENV.20 The Redevelopment of Existing Buildings in the Countryside – proposals
for the redevelopment of existing buildings in the countryside will be permitted where the proposal
is in a sustainable location and particularly where it will assist the diversification of the rural
economy and secure environmental improvements. Proposals must meet a set of criteria and
the policy contains a definition for a sustainable location. Redevelopment would not be acceptable
in cases where the existing buildings are in an advanced state of dereliction and vacant.
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Appendix 2 Glossary
AOD: Above Ordnance Datum, height relative to the average sea level.
Areas at risk from flooding: Land within Flood Zones 2 and 3, or land within Flood Zone 1 which
has critical drainage problems and which has been notified to the local planning authority by the
Environment Agency.
Area of Outstanding Natural Beauty (AONB): A national designation to conserve and enhance the
natural beauty of the landscape. Compton is located within the North Wessex Downs AONB which
covers 74% of West Berkshire.
Conservation Area: Areas of special architectural or historic interest which area designated to offer
greater protection to the built and natural environment.
Economic development: Development, including those within the B Use Classes, public and
community uses and main town centre uses (but excluding housing development).
Evidence base: Background information on the District, including its needs and predictions of what
might be needed in the future.
Flood Risk: Risk from all sources of flooding – including from rivers and the sea, directly from rainfall
on the ground surface and rising groundwater, overwhelmed sewers and drainage systems, and from
reservoirs, canals and lakes and other artificial sources.
Flood Risk Assessment (FRA): An assessment identifying and assessing the risks of all forms of
flooding to and from the development and demonstrate how these flood risks will be managed so
that the development remains safe throughout its lifetime, taking climate change into account.
Flood Zone 1: Land assessed as having a less than 1 in 1,000 annual probability of river flooding
(<0.1%). This zone has a Low Probability of flooding.
Flood Zone 2: Land assessed as having between a 1 in 100 and 1 in 1,000 annual probability of
river flooding (1% - 0.1%). This zone has a Medium Probability of flooding.
Flood Zone 3a: Land assessed as having a 1 in 100 or greater annual probability of river flooding
(>1%). This zone has a High Probability of flooding.
Flood Zone 3b: Also called the functional floodplain. Land where water has to flow or be stored in
times of flood.
Geodiversity: The range of rocks, minerals, fossils, soils and landforms.
Green Infrastructure (GI): A network of multi-functional green space, urban and rural, which is
capable of delivering a wide range of environmental and quality of life benefits for local communities.
Material consideration: A factor or document which can be taken into account in deciding a planning
application.
National Planning Policy Framework (NPPF): Published March 2012 and sets out the Government’s
planning policies for England and how these are expected to be applied. It replaces the previous
Planning Policy Statements and Guidance.
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Sustainable Drainage Systems (SuDS): A terms used to describe various approaches that can be
used to manage surface water drainage in a way that mimics the natural environment.
Wildlife corridor: Areas of habitat connecting wildlife populations.
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1. Objective of Report
1.1. The purpose of this Report is to provide an early and clear view of the Compton
Neighbourhood Development Plan (NDP) position, supported by its Village survey results,
regarding the application of planning policies to the potential future development of the
Pirbright Institute site1 (previously known as the Institute for Animal Health – IAH site). The
NDP agrees that the site should in the future be redeveloped pursuant to West Berkshire
Housing Site Allocations DPD Policy HSA23 and the ‘Pirbright Institute Site, Compton’
Supplementary Planning Document (SPD). Since the production and adoption of this SPD,
the site has been purchased by Homes England (HE).
1.2. The NDP Steering Group are aware that HE are seeking to submit an outline planning
application for the redevelopment of the Institute site. This application may be made as
early as Autumn 2019, which would be in advance of the NDP reaching an advanced stage.
The NDP Steering Group has listened to the views of the community, which has revealed
general concerns about the potential redevelopment and the opportunities afforded by a
neighbourhood plan to provide further detail and direction on how this should be
redevelopment. This Report has therefore been prepared to clarify the likely policy
direction of the emerging Compton NDP concerning the redevelopment of the Site, which
is an important component of the overall NDP for the whole Compton Designated
Neighbourhood Area, covering the entire parish.

2. Recommendations
Compton Parish Council is recommended to:
2.1. Note and endorse the contents of this report as a planning policy position statement
associated with the emerging Compton NDP on the potential future development of the
Pirbright site in Compton.

3. Background
The Site
3.1. The Parish of Compton2 covers an area of 1,502.19 hectares with a population of 1,571
persons and 624 dwellings3. The 15-hectare(ha) brownfield site is located currently
comprises mainly research and agricultural units, along with ancillary office space reflecting
1

The site was formerly known as the Institute for Animal Health (IAH) site in Compton but was subsequently
renamed
2
The Designated Compton Neighbourhood Area
3
2011 Census
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the function of the site as a scientific research facility. The buildings vary in age, quality and
size, and are spread across the site.
3.2. The Pirbright Institute is an institute of the Biotechnology and Biological Sciences Research
Council (BBSRC), whose primary function is to fund biological and biotechnological scientific
research. The Institute delivered applied science at the Site focused on infectious diseases
of farm animals. This knowledge was used to advance veterinary science, and to enhance
the sustainability of livestock farming. In addition to research, the Institute provided
diagnostic services for a number of diseases and gives expert advice to the UK government
and international agencies.
3.3. The Institute occupied the site in Compton from 1942 until 2015 and as a result the village
has grown around the site and integrated it into community life. As a large employer in the
village the Institute had many of its employees living and working in Compton during the
peak of its operations and its departure has had a significant impact on not only the village
but the community as a whole.
3.4. The BBSRC has consolidated activities of the Institute onto its site at Pirbright in Surrey, thus
leaving the site at Compton vacant.
3.5. The Pirbright Institute Site (the site) and surrounding land is now under the control of
Homes England (HE) who are intending on submitting a planning application to West
Berkshire Council for the redevelopment of the site.
Current Planning Policy
3.6. The relevant development plan comprises the West Berkshire Core Strategy (2006-2026)
adopted July 2012 (CS) and the West Berkshire Housing Site Allocations DPD (2006-2026)
adopted May 2017 (HSADPD).
3.7. The village of Compton is designated within the CS as a ‘Service Village’ located wholly
within the North Wessex Downs Area of Outstanding Natural Beauty (AONB). Policy ADP 1
confirms Services Villages have ‘More limited range of services and some limited
development potential’ in the third tier of the settlement hierarchy. It continues to state:
‘The scale and density of development will be related to the site’s current or proposed
accessibility, character and surroundings. Significant intensification of residential,
employment generating and other intensive uses will be avoided within areas which lack
sufficient supporting infrastructure, facilities or services or where opportunities to access
them by public transport, cycling and walking are limited.’
3.8. CS Policy ADPP5 for the North Wessex Downs AONB confirms that new housing allocations
will have an emphasis on meeting identified local needs, development allocated ‘will
depend on the role and function that the settlement perform, supported by suitable
development opportunities’, with the site assessment led by the ‘conservation and
3

enhancement of the natural beauty of the landscape’. It continues to state ‘The service
villages will continue to provide a range of services to their communities and surrounding
areas. A limited level of development will be accommodated to meet local needs, including
employment, housing, amenity and community facilities, to maintain the areas as vibrant
and balanced communities with their own sense of identity.’ The CS recognises that the site
‘could potentially provide a greater level of growth than that normally expected in a service
village, which will have implications for the distribution of development. However, as well
as infrastructure and sustainability issues associated with these sites’ clarity on delivery and
appropriate scale of development was not known at the point of adopting the CS.

Figure 1 - Extent of Policy HSA23 allocation

3.9. Figure 1 above shows the extent of the whole site for allocation. Under Policy HSA23 ‘a
developable area of approximately 9.1 hectares’ is considered suitable for a residential led
mixed-use development scheme with a mix of employment floorspace, green infrastructure
and community uses. The whole of the ‘red line’ is therefore not suitable for development.
The development will be delivered in accordance with 13 parameters including that the
4

‘development will be residential-led with the provision of approximately 140 dwellings,
delivering an appropriate mix of dwelling sizes and types which conserve and enhance the
character of Compton. An element of employment floorspace will be replaced within the
site.’
3.10. This number of 140 dwellings will represent a considerable change in the size and balance
of Compton by introducing an anticipated approximately 340 additional inhabitants4 (a
population increase of approximately 20%), impacting all aspects of the village community,
infrastructure and facilities.
3.11. The formal allocation by the HSADPD followed examination with the Inspector concluding
in their report5 the following matters:
•

It is essential that any development respects the location of the site within the AONB
and is compatible with the character and appearance in the village (para 97).

•

The significant areas required for landscape buffers are justified in order to ensure
that, in particular, the visual consequences of the development on the AONB would
be acceptable (para 97).

•

There is a risk that the provision of any such significant number of new dwellings (in
addition to those under HSA23) in a relatively small settlement could have
detrimental consequences, not only on the character of the village but also on the
community itself (para 98).

•

The implementation of a scheme would be viable in accordance with Policy HSA23
(para 99).

•

Any change in circumstances could be assessed and considered as part of the NDP
process (para 101).

3.12. The formal allocation in the HSADPD updates a Supplementary Planning Document (the
SPD) adopted by West Berkshire Council in September 2013, which was produced from
engagement with the Parish Council, local community and landowners. Any conflict
between the original SPD and the HSADPD must be resolved in favour of the policy which is
contained in the last document to be adopted, approved or published.
3.13. In summary, Policy HSA23 in combination with relevant sections of the SPD, provides the
starting point upon which any future planning application must be prepared and
determined. It is essential that any development respects the location of the site within the
AONB and is compatible with other densities in the village. Significant areas required for
landscape buffers are justified in order to ensure that, in particular, the visual consequences
4

Based on 2.4 persons per dwelling
File Ref: PINS/W0340/429/6 (06th April 2017) Inspector’s Report on the examination into the West Berkshire
Housing Site Allocations Development Plan Document.
5

5

of the development on the AONB would be acceptable. The amount and extent of
development envisaged by Policy HSA23 has been tested by the HSADPD Inspector and was
considered viable and sound. Any change in circumstances can be assessed and considered
as part of the NDP process.
Emerging Planning Policy
3.14. A Neighbourhood Area for Compton Parish was designated in January 2017, of which the
HSADPD allocation HSA23 (Pirbright Site) is included. A Steering Group has been established
to lead the preparation of the Compton Neighbourhood Plan (NDP) on behalf of Compton
Parish Council. The NDP is proceeding towards the preparation of a draft NDP and evidence
base leading towards a Regulation 14 consultation. The NDP will cover the period to 2036.
3.15. West Berkshire Council is currently reviewing the Local Plan to cover the period to 2036. A
consultation statement on the 2018 Regulation 18 consultation paper was published in June
2019. The timetable for the Local Plan Review will be published in Autumn 2019.
National Policy
3.16. The revised National Planning Policy Framework (NPPF) (February 2019) states the purpose
of the planning system is to contribute to the achievement of sustainable development. At
a very high level, the objective of sustainable development can be summarised as meeting
the needs of the present without compromising the ability of future generations to meet
their own needs. Achieving sustainable development means that the planning system has 3
overarching economic, social and environmental objectives, which are interdependent and
need to be pursued in mutually supportive ways (so that opportunities can be taken to
secure net gains across each of the different objectives).
3.17. The whole of the parish of Compton is located within the North Wessex Downs Area of
Outstanding Natural Beauty (AONB). Great weight should be given to conserving and
enhancing landscape and scenic beauty in National Parks, the Broads and Areas of
Outstanding Natural Beauty, which have the highest status of protection in relation to these
issues. The conservation and enhancement of wildlife and cultural heritage are also
important considerations in these areas, and should be given great weight in National Parks
and the Broads. The scale and extent of development within these designated areas should
be limited. Planning permission should be refused for major development other than in
exceptional circumstances.
3.18. Neighbourhood planning gives communities the power to develop a shared vision for their
area. Neighbourhood plans can shape, direct and help to deliver sustainable development,
by influencing local planning decisions as part of the statutory development plan.
Neighbourhood plans should not promote less development than set out in the strategic
policies for the area, or undermine those strategic policies. Neighbourhood plans must
meet certain ‘basic conditions’ and other legal requirements before they can come into
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force. These are tested through an independent examination before the neighbourhood
plan may proceed to referendum.
3.19. Once a neighbourhood plan has been brought into force, the policies it contains take
precedence over existing non-strategic policies in a local plan covering the neighbourhood
area, where they are in conflict; unless they are superseded by strategic or non-strategic
policies that are adopted subsequently.

4. NDP Proposals
4.1. The NDP will develop a shared vision for Compton to shape the development and growth
of the local area. The NDP will be aligned with the strategic needs and priorities of the wider
local area with the plan period to 2036 consistent with the Local Plan Review. The NDP will
include planning policies for development and use of land in the designated
Neighbourhood Area, which includes the HSA23 allocation site.
4.2. The Planning Practice Guidance6 confirms neighbourhood plans should not re-allocate sites
that are already allocated through these strategic plans. However, the HSADPD Inspector
was very clear that any change in circumstances at the Site could be assessed and
considered as part of the NDP process.
4.3. Based on the NDP evidence-base collected to date and consultation with the community,
it has established that the following key issues relating to the Site have not been adequately
addressed within HSADPD Policy HSA23 and the SPD. Consequently, the NDP Steering
Group considers that there is justification for the NDP to add further detail and
interpretation on the HSA23 allocation through the creation of planning policies for the site
in the NDP in respect of the following matters:
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•

The number of dwellings and the density of development.

•

The type of employment floorspace / land that should be delivered.

•

How an appropriate range of homes can be delivered, including to meet
demonstrable local needs.

•

How constructing at an appropriate density and typology of housing can assist with
the transition to the open countryside to the north.

•

What existing buildings and facilities should be retained and enhanced on the Site
to achieve a healthy and inclusive community.

ID: 41-044-20190509
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•

The high value of greenspace at the Site, including whether the Local Greenspace
Designation is appropriate.

•

The need to deliver a sustainable and well-designed place with community
involvement at the heart of the design process.

Number of dwellings and density
4.4. Policy HSA23(i) confirms the development will be residential-led with the provision of
approximately 140 dwellings. The examining Inspector confirmed this quantum was both
viable and sound, including in the context of major development in the AONB where the
development, as allocated to the developable areas in B and C, is in the public interest.
4.5. The term ‘approximately’ is not defined, however it is also clear from the examining
Inspector that a significant number of new dwellings in a relatively small settlement could
have detrimental consequences, not only on the AONB where planning permission should
be refused for major development other than in exceptional circumstances, the character
of the village but also on the community itself which consists of a dwelling stock of 639
dwellings. The proposed addition of 140 dwellings to this present stock represents a 22%
increase. The developable area of the site is based upon that within the adopted SPD which
has been influenced by the location within the AONB and impact upon the landscape. In
accordance with Core Strategy policy ADPP5, West Berkshire Council’s paramount
consideration for the site is that development does not cause harm to the natural beauty
and special qualities of the AONB. To calculate the indicative number of dwellings for the
site, a standard density for the AONB was used (20 dwellings per hectare). Therefore, a
density of 20 dwellings per hectare was applied to an area of 7 hectares. The HSA DPD
glossary outlines that the approximate dwelling figures are given to allow for some
flexibility at the detailed design stage.
4.6. There is great concern that the October 2017 Environmental Impact Assessment Scoping
Report7 for the redevelopment of the site at Section 3 describes the proposal for 200 to
250 dwellings, which would equate to a 79% above the size of the allocation and a 39%
increase in the stock of dwellings at Compton. This quantum is far beyond the scope of
‘approximate’ to the ordinary and reasonable reader.
4.7. Question 12 of the 2018 NDP Survey asked how many houses (in addition to 140 homes at
the Institute) could sustainably be built within Compton parish over the next 15 years. A
total of 191 of 414 returns (the vast majority) stated 1-25 homes and 61 of 414 stated 2650 homes. These aspirations would result in the increase in housing stock of between 3.2%
and 6.4% of the dwelling stock. These responses must be considered in context with
questions 13 and 14 that offered greatest support (72%) for smaller developments (9
dwellings or fewer) with a priority towards infilling or re-use of brownfield sites within the
built-up area. The Institute is a brownfield site, however it should not be assumed that the
7

Prepared by AECOM on behalf of Homes England dated October 2017 under 17/02874/SCOPE
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whole of the curtilage should be developed, as confirmed by Policy HSA23 of the SPD,
whereby a proportion of the theoretical additional 25 homes could be located – thereby
removing pressure on greenfield sites elsewhere.
4.8. Policy HSA23(iv) requires the overall density of the site to reflect the character of Compton
(which has a range of densities between 11 and 218) with a distinction between Area B
(lower density) and Area C to reflect the built form pattern on the northern edge of the
village and to prevent an adverse impact on the AONB. The overall developable area
(excluding Area A, landscape buffers and land within fluvial Flood Zones 2 and 3 below
103m AOD) is estimated to extend to approximately 7 hectares equating to an overall
density of around 20 dwellings per hectare based on 140 dwellings, which is already at the
higher end of the density ranges in the village. In preventing any adverse impact on the
AONB and considering an increase in dwellings above 140 and therefore density, paragraph
172 of the NPPF states that “Great weight should be given to conserving and enhancing
landscape and scenic beauty in… Areas of Outstanding Natural Beauty, which have the
highest status of protection in relation to these issues.” It goes on to state that “the scale
and extent of development within these designated areas should be limited. Planning
permission should be refused for major development unless exceptional circumstances
exist” which are then defined in national policy.
4.9. The proposed NDP policy response is as follows:
Proposed Policy Direction 1 – The redevelopment of the Institute for a residential-led
mixed-use scheme will be supported in accordance with Policy HSA23 provided that the
quantum of residential development remains for 140 dwellings and any greater number
of dwellings demonstrates it will not harm the character of the village and the
community and, in relation to conserving and enhancing landscape and scenic beauty in
the AONB includes an assessment of:
(a) the need for the additional development, including in terms of any national
considerations, and the impact of permitting it, or refusing it, upon the local economy;
(b) the cost of, and scope for, developing outside the designated area, or meeting the
need for it in some other way; and
(c) any detrimental effect on the environment, the landscape and recreational
opportunities, and the extent to which that could be moderated.
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See West Berkshire Housing Site Allocations DPD Examination Document PS/04/05/33 ‘Summarise density work
carried out for Pirbright Institute’
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Employment
4.10. In 1937, landowners Alfred Barclay sold the Manor Farm Estate of 1500 acres to the
Agricultural Research Council (ARC). Compton was chosen as a site for an ARC Field Station
because Barclay had already been working alongside the ARC on some small-scale research
project. The ARC later bought a further 500 acres between Compton and Ilsley. Renamed
the Institute for Research on Animal Diseases, the organisation had a huge impact on village
life, building over 100 houses for staff and villagers were reported to welcome the
employment opportunities. In 1975 there was 350 staff, easily the major employer in the
village. Numbers that were roughly maintained until 1993. The company was renamed the
Institute for Animal Health and continued to add and improve its services. In 1993 Compton
produced one of the first breakthroughs in the understanding of BSE. The site’s last major
addition was the Edward Jenner Institute for Vaccine Research. In 1987, the operation was
renamed the Pirbright Institute. The facility at Compton closed down in 2015, all of the
company’s operations moving to the Surrey base at Pirbright.
4.11. The company’s influence in the village was significant with many families associated with
employment on the Pirbright site. Some have remained in Compton, with a number
commuting to the site in Surrey, while others have continued to live in Compton but have
found scientific roles elsewhere. The 2011 census data shows that 14.1% (the highest
percentage) of the population is employed in the scientific and technical sector. This is
further supported by the NDP Survey ‘Where Do You Work’ conducted in July 2019, where
the scientific and technical sectors were again the most popular. A very high percentage of
Compton’s inhabitants work in the science industry as Compton is a short distance south
of ‘Science Vale UK’, which is a significant area of economic growth that is well on the way
to becoming a global hotspot for enterprise and innovation. Spread across both South
Oxfordshire and Vale of White Horse District Councils’ areas, it is home to a significant
proportion of the region's scientific, research and development, and high technology
businesses. The region is gaining an international reputation as a first-choice business
location for companies wanting to make their mark in business and research. Science Vale
UK has two enterprise zones and new businesses relocating to these areas can benefit from
business rates discounts, superfast broadband and simplified planning.
4.12. Further significant-sized businesses have moved to Compton, most of them with scientific
backgrounds, such as Ridgeway Parmacueticals, Carbosynth, the companies attracted by
the facilities in the village and the good transport links. Carbosynth, a growing company
who has recently merged with another German company, has two locations in the village
and is keen to remain here. They have already expanded from their original site to include
the former Raceform building on the High Street. As a key local employer it is of upmost
importance to retain them in the village. At present around 10 per cent of its 90-strong
work force are Compton residents – at all levels from manual workers to board level.
4.13. A Business Survey has been conducted in support of the NDP. The Survey revealed
established companies ranging from local downland to international businesses based in
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Compton, with single homeworkers to companies employing more than 50 members of
staff. While the Survey revealed general satisfaction towards companies being located in
Compton, the Survey indicates challenges associated in attracting staff and moving to the
village. The Survey revealed high support for more business development in Compton.
Carbosynth would be interested in some shared business space for meetings and a business
hub, possibly also sports and showering facilities. This view was echoed by all sizes of
businesses in the village, including the growing band of full-time and part-time
homeworkers, single person companies as well as the larger organisations based in the
village. The shop and Post Office and the Foinavon are important facilities to retain in the
village for local businesses. Improved broadband was similarly another service requiring
improvement.
4.14. Policy HSA23(i) aims an element of employment floorspace will be replaced within the Site,
however the policy does not determine the quantum or type of floorspace. There is
currently approximately 16,700sqm of employment floorspace at the site and there has
always been a strong desire to have a level of employment on the site as part of any future
redevelopment to help keep Compton as a vibrant place to live and work, reflecting its
history as a working village and the contribution of the Institute to the local rural and
science economy. It is recognised that the redevelopment cannot provide equal quantity
of employment floorspace, however there is great concern that the October 2017 EIA
Scoping Report at Section 3 excluded any reference to employment floorspace on-site
within the description of the proposed development.
4.15. The inclusion of employment floorspace, such as offices and small industrial units as part
of a business-hub for those wishing to start and grow business, remains essential to
encourage job creation and support the existing employers in the village. While there are a
range of local employers, the closure of the largest employment sites mean that the
majority of employed persons now travel out of Compton to their work. A range of primarily
small-scale employment floorspace should be provided for Use Classes B1a (offices), B1(b)
(research and development) and B1(c) (light industry). Reflecting on the strong tradition of
scientific businesses in the village and the wider local region, the NDP would encourage the
provision of floorspace for “clean businesses”. Compton is ideally located to take advantage
of the 2020 Thames Valley Berkshire LEP life Science Sector, and due to the range of existing
structures on the Site that could be suitable for continued employment use, the Pirbright
site is considered the most suitable for such opportunities. A planning application should
therefore demonstrate why it is not possible to re-use existing buildings to establish the
enterprise hub.
4.16. The proposed NDP policy response is as follows:
Proposed Policy Direction 2 – The redevelopment of the Site shall provide an enterprise
hub for a range of small-scale employment floorspace for Use Classes B1(a), B1(b) and
B1(c) for those wishing to start and grow businesses, that are compatible in terms of
amenity with a residential-led mixed-use scheme. There will be a preference for the re11

use existing buildings for this purpose and any proposals for new employment buildings
should demonstrate why this is essential.

Housing
4.17. CS Policy CS4 requires residential development to contribute to the delivery of an
appropriate mix of dwelling types and sizes to meet the housing needs of all sectors of the
community. The mix on an individual site should have regard to a number of considerations
including the character of the area and evidence of need and demand.
4.18. CS Policy CS6 requires 30% provision of affordable housing on previously developed land.
Policy HSA23(ii) requires a local lettings policy to be explored for the site to allow a
percentage of the affordable housing provision to be reserved for people with local needs.
It is understood that there can be no other priority given on HE grant funded schemes other
than those serving in the MOD unless the Section 106 Legal Agreement states otherwise
and is dated prior to January 2017. All others must be allocated on a first come first served
basis. With non-grant funded schemes this rule does not apply. Consequential it may be
that local lettings may not be feasible for shared ownership / equity tenures.
4.19. The NDP vision is to provide a range of owned and rented housing of different types, in a
sustainable mixed setting of energy efficient quality homes, recreational facilities, green
spaces and work places, to suit and be affordable to each demographic, as defined by age
and circumstances, and sympathetically designed to integrate with and protect the rural
character of the village.
4.20. Compton Parish Council commissioned CCB to provide a ‘Report on Housing Need
Compton’ in November 2016. It recognised there is significant aspiration for home
ownership in Compton. Some of that will be met within any new development at the
Institute. It can be assumed that general development at the Institute will include mixed
ownership tenures that will provide opportunities for Shared Ownership as well as outright
purchase and may also include Right to Buy or even Starter Homes. The Report
recommended the development of a rural exception site to meet the affordable housing
needs of local people. The identified need is set out in the table below. A site of 12 homes
comprising a mixture of 1, 2- and 3-bedroom properties, including both Shared Ownership
and Affordable Rent tenures is advised. Such units should come forward on-site as part of
the redevelopment of the Site in order to bring forward a range of homes to meet needs at
the earliest opportunity. Delivery at the site could reduce the need to bring forward an
exception site on greenfield land.
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Table 1: Property need, size and tenure in Compton (CCB report)
Affordable Rent units Shared Ownership units
1 bedroom
6
5
2 bedrooms
3
1
3 bedrooms
2
2
Total
11
7
4.21. As of November 2016, there were 41 households registered on the West Berkshire Housing
Waiting List with a local connection to Compton. The greatest need identified is for 1 and 2
bedroom properties.
4.22. The NDP will therefore ensure that required numbers of affordable homes are met in the
development in order to provide a wide choice of high-quality homes that are affordable
across a range of tenures for local people.
4.23. The proposed NDP policy response is as follows:
Proposed Policy Direction 3 – The size, mix and tenure of affordable homes at the Site
should take into account the recommendations of the CCB Report on Housing Need
Compton and other evidence of local need. At least 12 of the affordable homes of an
appropriate size, mix and tenure shall be delivered at the Site under a local lettings
policy to be reserved for people with local needs.
4.24. Paragraph 118 of the NPPF recognizes the need to promote and support the development
of under-utilised land and buildings especially if this would help to meet identified needs
for housing where land supply is constrained and available sites could be used more
effectively. In this case, Compton is located within the AONB and as a significant brownfield
resource within the built-up area, all opportunities to effectively re-use existing buildings
should be utilised.
4.25. There are a range of existing buildings at the Site. The Hostel complex was previously used
as accommodation for students attending the Institute. It is believed to consist of at least
twelve 1- or 2-bedroom flats/houses, some with shared kitchen and bathroom facilities.
Until recently leased to Sovereign Housing to provide accommodation for single persons
and young couples. The building has an attractive external layout with paths and green
spaces between blocks, vehicle access to Churn Road, car parking and with some
accommodation overlooking the cricket pitch. This building is outside of the development
areas within the Pirbright SPD. The retention and refurbishment of this Hostel
accommodation should be considered as part of the redevelopment and could provide
suitable accommodation to meet a range of housing needs. At time of this document a
request from the NDP to HE to gain access to inside of selected buildings has so far been
refused.
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4.26. The proposed NDP policy response is as follows:
Proposed Policy Direction 4 – The redevelopment of the Site should include the
retention and refurbishment of the Hostel complex (as identified on the map below) to
deliver a range of one and two-bedroom homes.

4.27. The redevelopment of the Institute site has potential to make a significant contribution
towards meeting the supply demands for open market homes. The CCB Report outlined
that a large number of the responses were from people with an aspiration to home
ownership or people who own homes who aspire to larger homes. The Planning Practice
Guidance9 confirms that affordable housing need includes those that cannot afford their
own homes, either to rent, or to own, where that is their aspiration. More recently, the
NDP Survey found that only 47% of respondents said that their current home would meet
their needs for the rest of their life. It established the four most required property sizes in
the future to be 3-4-bedroom houses (22%), 2-3-bedroom houses (14%), Bungalows (14%)
and 5+ bedroom houses (13%). These top 4 categories covered a range of dwelling types,
including retirement and disabled housing, to maximise opportunities for residents to be
able to stay within the village through all stages of their lives.
4.28. The density of the Policy HSA23 allocation makes it possible to deliver a range of homes,
including 3 to 5-bedroom homes in larger plots, thereby meeting housing needs and
reflecting the character of Compton and assisting with the progression to a lower density
on the northern edge of the development. The inclusion of a range of single storey
9

Planning Practice Guidance Ref. ID# 2a-020-20190220
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accommodation (i.e. bungalows) within Area B would help to achieve this transition to the
restored landscape within Area A to the north. The need to provide housing for older
people is critical. People are living longer lives and the proportion of older people in the
population is increasing. Accessible and adaptable housing enables people to live more
independently, while also saving on health and social costs in the future. It is better to build
accessible housing from the outset rather than have to make adaptations at a later stage –
both in terms of cost and with regard to people being able to remain safe and independent
in their homes. A percentage of accessible and adaptable housing, designed to M4(2)
Category 2, at the site will contribute towards providing housing for older people that
provides safe and convenient approach routes into and out of the home and outside areas,
suitable circulation space and suitable bathroom and kitchens within the home.
4.29. The proposed NDP policy response is as follows:
Proposed Policy Direction 5 – The density of the development provides an opportunity
for a range of house sizes to meet local needs where a majority of open market homes
will be 3 to 5 bedrooms, including the provision of suitable single storey homes designed
to M4(2) Category 2: Accessible and adaptable within Area B where they are sited to
assist with the transition of the development in an appropriate scale to the open
countryside beyond.

Community Uses
4.30. Policy HSA23 references the potential for the Site to accommodate community uses as part
of a residential-led mixed use scheme. Previous consultation for the SPD highlighted a
strong desire from the community to see some form of community use on the site,
enhancing the villages social, sporting and educational facilities. It is important that as part
of the mixed-use scheme consideration is given to additional uses which may be
appropriate or necessary for Compton, or contribute to social sustainability.
4.31. The NDP Survey 2018 and subsequent qualitative analysis has identified the following
greatest evidenced priorities for community, education and facilities in Compton:
i.

Enhanced Preschool facilities. The pre-school submitted quite comprehensive
feedback and included not only concerns for their own infrastructure but also for
the wider community. As a charitable institution, they rely on fundraising and grants
for survival; and with more young families moving to Compton they anticipate a
greater burden on resources in the future; moreover they have to cater for children
from the surrounding area who have no such facility in their own villages so would
ideally like to look for premises with more capacity. The pre-school currently have
one room for up to 24 children of all abilities together and limited ancillary facilities.
The Piglets Nursery offers a 16-place pre-school room with access to garden, a
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second 12 place toddler room and a further 12 place baby room alongside a wider
range of fit-for-purpose ancillary facilities.
ii.

Enhanced ‘Village Hall/Community Centre’ type facilities, particularly to
accommodate football pavilion and café/youth club. While the current use of the
Village Hall and Wilkins Centre are ‘healthy’, the issue relates around two factors –
age of current premises and further space for indoor sports. The current buildings,
whilst having been built in the late 1950’s, have been refurbished over the years
and, although old, are not in unreasonable condition. However, the NDP process is
an opportunity to promote a step change in sports and social facilities, particularly
given that fact that it underpins a village plan up to 2036, by which time existing
facilities will be getting on for 80 years’ old. Additionally, the increase in population
that will come with any future development will increase the pressure on, and
capacity needed of these community facilities. Due consideration needs to be given
to positioning of any new facilities. On one hand, there is an opportunity to
‘centralise’ facilities in some sort of village centre, however there may be
opportunities to relocate elsewhere in the village and therefore free-up a potential
development site.

iii.

Park/recreation ground upgrades, such as a skatepark or other ‘youth’ facilities.

iv.

A village web-based ‘information hub’ which captures all activities in the village and
links to Compilations10 and the Facebook page.

v.

Public access to the swimming pool at the Downs Leisure Centre.

vi.

Improvements to traffic and car parking through provision of new Village car park.

4.32. The Site therefore offers the potential to address matters (i), (ii) and (iii) above, either
through the re-use of existing buildings or investment into new.
4.33. In terms of preschool facilities, the Piglets Day Nursery at the Institute was previously used
as a crèche for pre-primary school aged children of Institute staff and private. It is believed
to consist of internal and external play areas and toilet facilities. This facility should be
explored to provide an alternative playgroup space freeing up more space for the Village
Hall, possibly providing alternative space for a village hub/coffee shop. Alternatively, the
Canteen Facility, whilst in need of refurbishment, could also be the site of preschool
facilities and used a wider social space outside of the school hours.
4.34. In terms of enhanced village hall / community centre, the Site includes the Recreational
Club Facility (Pickled Pig) that was previously used by Institute staff and their families for
socialising and post team sporting events entertaining. It is believed to consist of communal
space, changing facilities, catering facilities, a bar and toilets with a balcony overlooking the
10

Compton Village Monthly Magazine
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cricket pitch. The facility offers potential for the creation of a Village Community Sports and
Recreational Club.
4.35. In terms of parks / recreation ground provision, the retention of the cricket ground as public
open space was identified by 1/5 of the respondents and would widen the availability of
such land within the village. Alongside qualitative improvements for sport and recreation,
this could meet the needs of residents within the redevelopment and elsewhere in the
village.
4.36. The proposed NDP policy response is as follows:
Proposed Policy Direction 6 – The following existing buildings at the Site (as identified
on the map below) should be protected for future community provision and secured
with transfer to community ownership through the Section 106 Legal Agreement:
•

‘The Piglets Day Nursery’ should be retained and enhanced for community use
as a Pre-School for Compton.
• ‘The Pickled Pig’ and associated changing room complex should be retained and
enhanced for community use as part of a village sports and recreation hub.
• The Cricket Ground should be retained and enhanced as public open space for
the community in a manner commensurate with its designation as a Local Green
Space.
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Local Green Space
4.37. Paragraph 99 of the NPPF enables the designation of land as Local Green Space through
local and neighbourhood plans, allowing communities to identify and protect green areas
of particular importance to them. Designating land as Local Green Space should be
consistent with the local planning of sustainable development and complement investment
in sufficient homes, jobs and other essential services. Local Green Spaces should only be
designated when a plan is prepared or updated, and be capable of enduring beyond the end
of the plan period. The Local Green Space designation should only be used where the green
space is:
(a) in reasonably close proximity to the community it serves;
(b) demonstrably special to a local community and holds a particular local significance, for
example because of its beauty, historic significance, recreational value (including as a
playing field), tranquility or richness of its wildlife; and
(c) local in character and is not an extensive tract of land.
4.38. The Site includes a former cricket ground between the High Street and the Institute in the
south west corner of the site, adjacent to the main access. The cricket ground is an area of
open space which makes a positive contribution to the pattern of open spaces throughout
the village and is highly valued by the local community given its historical significance and
recreational value. The cricket ground has a close relationship to the Compton Conservation
Area which should be conserved and enhanced, whereby the cricket ground forms a positive
part of the Conservation Area setting and should be retained as part of the green
infrastructure for community use and potential flood alleviation. The designation of the
cricket ground as Local Green Space is therefore appropriate.
4.39. The community engagement has revealed strong support for the creation of public access
to this land and it has significant recreation potential and can deliver benefits for the wider
community. It is therefore considered that opportunities should be taken to re-establish
community utilisation of the cricket pitch commensurate with its status as Local Green
Space.
4.40. Policies for managing development within a Local Green Space should be consistent with
those for Green Belts. The provision of appropriate facilities (in connection with the existing
use of land or a change of use) for outdoor sport, outdoor recreation, are not inappropriate
development; as long as the facilities preserve the openness of the Green Belt and do not
conflict with the purposes of including land within it.
4.41. The proposed NDP policy response is as follows:
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Proposed Policy Direction 7 - The Cricket Ground (as identified on the map below) is
designated as a Local Green Space as defined in paragraphs 99 to 101 of the NPPF. Local
policy for managing development within this Local Green Space will be consistent with
national policy for Green Belts.

Sustainable Design
4.42. The NPPF confirms the creation of high-quality buildings and places is fundamental to what
the planning and development process should achieve. Good design is a key aspect of
sustainable development, creates better places in which to live and work and helps make
development acceptable to communities. Plans should, at the most appropriate level, set
out a clear design vision and expectations, so that applicants have as much certainty as
possible about what is likely to be acceptable. Neighbourhood plans can play an important
role in identifying the special qualities of each area and explaining how this should be
reflected in development. The NPPF also confirms that the planning system should support
the transition to a low carbon future in a changing climate, taking full account of flood risk
and coastal change. It should help to: shape places in ways that contribute to radical
reductions in greenhouse gas emissions, minimise vulnerability and improve resilience;
encourage the reuse of existing resources, including the conversion of existing buildings;
and support renewable and low carbon energy and associated infrastructure.
4.43. To support the achievement of good design, the Government has published11 detailed
guidance on the key points to take into account on design with a National Design Guide that
sets out the characteristics of well-designed places and demonstrates what good design
means in practice. This will be taken into account in the masterplanning and design of the
11

https://www.gov.uk/guidance/design
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development alongside any Local Design Guide for West Berkshire and update to the
Compton Village Design Statement.
4.44. The redevelopment of the Institute is a development of strategic importance within a
Service Village in the AONB, where great weight should be given to conserving and
enhancing landscape and scenic beauty. The redevelopment of the Site is of greater
significance than others in the village owing to its scale, location, and impact on sensitive
areas or important assets and it is therefore crucial to achieve a well-designed place in the
context of all relevant site constraints and opportunities.
4.45. In order to create a distinctive place, with a consistent and high-quality standard of design
that is consistent with the objectives of the NPPF, the application should be informed by a
detailed masterplan leading to a Design Code being established as a requirement of any
Outline Planning Permission to guide the submission of the ‘reserved matters’. The Pirbright
site, being discreet, offers an ideal opportunity to build a state of the art development, using
the latest eco building materials, energy efficiency measures, emission controls and central
power/heat sources that will assist in transitioning to a low-carbon future in a changing
climate. Groundwater in the aquifer is approximately 10-20 metre underground is an ideal
heat source for ground source heat pumps that could be deployed for individual dwellings
or for collections of dwellings as in a district heating approach. The scale of any ground
source heat pump installations may be feasible to supply properties outside of the site.
4.46. All stages of the design process should be subject to meaningful engagement with the local
community and stakeholders. These include workshops to engage the local community,
design advice and review arrangements, and assessment frameworks such as ‘Building for
Life’. West Berkshire Council should have regard to the outcome from these processes, in
the exercise of development management functions, including any recommendations made
by design review panels. The proposed NDP policy response is as follows:
Proposed Policy Direction 8 – The planning application for the redevelopment of the Site
will be expected to be accompanied by a design brief or masterplan that has been subject
to public consultation undertaken broadly in line with the West Berkshire Statement of
Community Involvement. This should be preceded by a design code in consultation with
the community and this will be a condition of the outline permission in such
circumstances. Those commissioning the project should aim to achieve high quality and
sustainable design using the ‘Building for Life’ assessment framework to take an
innovative and creative solution for this site. The design framework should identify
opportunities for development to draw its energy supply from decentralised, renewable
or low carbon energy supply systems and for co-locating potential heat customers and
suppliers. It is recommended that appropriately qualified and experienced design
professionals such as registered architects, urban designers, landscape architects and
public artists are engaged at an early stage of the development proposal to ensure all
aspects of design are considered.
20
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Appeal Decision
Inquiry Held on 13-16 and 20-21 November 2018
Site visit made on 15 November 2018
by Michael J Hetherington BSc(Hons) MA MRTPI MCIEEM
an Inspector appointed by the Secretary of State
Decision date: 03 December 2018

Appeal Ref: APP/W0340/W/18/3200575
Land off Charlotte Close, Hermitage, Berkshire





The appeal is made under section 78 of the Town and Country Planning Act 1990
against a refusal to grant planning permission.
The appeal is made by CALA Homes (Chiltern) Ltd against the decision of West
Berkshire Council.
The application ref. 17/01144/FULEXT, dated 19 April 2017, was refused by notice
dated 20 October 2017.
The development proposed (as amended) is the erection of 36 dwellings and associated
landscape and highway works.

Decision
1. The appeal is dismissed.
Application for costs
2. At the inquiry an application for costs was made by CALA Homes (Chiltern) Ltd
against West Berkshire Council. This application is the subject of a separate
decision.
Preliminary Matters
3. The original application related to a 40 dwelling scheme. With the Council’s
agreement, it was reduced to 37 dwellings; this is the scheme that was refused
planning permission. However, prior to the inquiry, the appellant submitted a
further change, reducing the proposal to 36 units. This has been the subject of
consultation, the results of which1 I have taken into account.
4. Bearing in mind, first, the modest scale of the proposed change (one dwelling),
second, that the change represents a reduction in the amount of development,
third, that the Council does not object to the change, and, fourth, that
interested parties (including the Council) have been given an opportunity to
comment, I have determined this appeal on the basis of the 36 unit scheme.
I issued a ruling to that effect at the start of the inquiry.
Main Issues
5. The appeal site is allocated for the development of approximately 15 dwellings
in the West Berkshire Council Housing Site Allocations Development Plan
Document (HSA DPD), which was adopted in 2017.
1

Contained in Inquiry Document (ID) 19. Core documents are listed as CD.
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6. It is common ground that the development plan is up to date, that the Council
can demonstrate a five year supply of land for housing as required by the
National Planning Policy Framework (the Framework), that the site lies in a
valued landscape in terms of paragraph 170 of the Framework and that the
‘tilted balance’ set out in paragraph 11(d) of the Framework is not engaged.
I have no reason to take a different view on these matters.
7. Following the appellant’s submission of further transport evidence, the Council
indicates that it no longer wishes to pursue its reason for refusal in respect of
highways impact. During the inquiry, it also stated that it did not wish to carry
forward its refusal reason in respect of drainage and flood risk.
8. Taking account of the site’s allocation in the HSA DPD, the main issues in this
appeal are therefore:
(a) the appeal scheme’s effects on landscape character and visual impact,
bearing in mind the site’s location within the North Wessex Downs Area
of Outstanding Natural Beauty (AONB);
(b) whether adequate public open space would be provided;
(c) whether the scheme’s density would reflect the adjacent settlement
character;
(d) the adequacy of the scheme’s proposed pedestrian and cycle links;
(e) the scheme’s effects on protected trees; and
(f) its effects on biodiversity, including protected species.
Reasons
Housing Site Allocation
9. As noted above, the appeal relates to an allocated housing site. Policy HSA24
of the HSA DPD (2017) requires that its development accords with a number of
parameters. Those of most relevance to the main issues in this appeal require:
(a) the provision of approximately 15 dwellings to be developed at a mass
and density that reflects the adjacent settlement character;
(b) that the site will be accessed via Station Road and Charlotte Close with
the provision of pedestrian and cycle linkages through the site to an
adjoining site (land to the south east of the Old Farmhouse)2;
(c) the undertaking of an extended phase 1 habitat survey, together with
further detailed surveys arising from that as necessary, and a Great
Crested Newt survey to cover all ponds within the vicinity of the site;
(d) that the final developable area will be dependent upon the extent of any
appropriate avoidance and mitigation measures required to be
implemented to ensure any protected species will not be adversely
affected;
(e) development in accordance with the Landscape Sensitivity Assessment
(2011), including: the protection and enhancement of the tree line along
Station Road and other on-site trees; the protection and enhancement
of the hedgerow along the eastern boundary; and the maintenance of
the views through and over the built form to the woodland beyond; and

2

Planning permission for up to 21 dwellings on this site was granted in outline during the inquiry – ID32.
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(f) that the development design and layout will be further informed by a
full detailed Landscape and Visual Impact Assessment (LVIA).
10. The Council does not dispute that the appeal site is suitable in principle for
development along the lines set out in policy HSA24. I have no reason to
disagree. Its concerns relate to the details, most notably the scale, of the
present 36 dwelling scheme.
11. The appellant accepts that the proposal would not amount to ‘approximately 15
dwellings’ and, to that extent, that the appeal scheme would conflict with the
relevant requirement of policy HSA24. I agree with that view. However,
notwithstanding this conflict, the appellant considers that the appeal scheme
would accord with the development plan as a whole. I address this matter in
more detail in the remainder of my decision.
12. The appellant has submitted the layout of a 15 unit residential development on
the appeal site, together with supporting information including comparative
photomontages. However, it was clarified at the inquiry that this scheme does
not have planning permission and, indeed, does not form the basis of a
planning application. The appellant accepts that there could be alternative
ways of developing the appeal site in accordance with the above-noted policy
HSA24 parameters. For these reasons I do not attach weight to the appellant’s
15 unit scheme.
13. Nevertheless, given the site’s allocation, I agree with the appellant that my
assessment of the merits of the appeal scheme should take into account the
Council’s acceptance that the site is suitable for development in principle. In
particular it is necessary that the effects of the present proposal should be
considered against the likely effects of an ‘approximate 15 dwelling’ scheme
being developed on the site in line with the requirements of policy HSA24.
Landscape Character, Visual Impact and the AONB
14. The appeal site comprises former grazing land on the edge of Hermitage. The
land is not presently in agricultural use, being somewhat overgrown with scrub,
bracken and rough grassland. Four mature trees within the site were felled in
2016, prior to the making of a Tree Preservation Order (TPO). Open fields lie
to the east of the site, separated by a boundary including a number of conifers
and a lower broadleaf hedge, and to the south of Station Road, which runs
parallel to the site’s southern boundary. Station Road, which lies on raised
ground and provides a link between the main village and the detached
Hermitage Green development, is flanked by several mature trees and a
separate footway (to the south); a number of smaller trees and parts of a
hedgerow also lie along and near to the site’s southern boundary.
15. To the west, the site adjoins the village. The nearest properties are mainly
residential, notably those flanking Charlotte Close, a small cul-de-sac that
would form the appeal scheme’s vehicular access. Commercial garage
buildings on Newbury Road occupy a site proposed for a mixed-use scheme
comprising residential units and a convenience store. The site’s short northern
boundary, which is defined by a mix of conifers and broadleaved trees and
shrubs, adjoins land to the rear of the White Horse public house. Beyond that,
and also adjoining the site’s north-eastern corner, lies the Old Farmhouse
development site already noted.
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16. The appellant’s landscape witness describes the site as being an urban fringe
environment3. I do not agree. As is described in more detail below, Hermitage
is a rural village, occupying a clearly rural setting. Views from the village
towards the surrounding countryside, backed by more distant wooded hillsides,
act to strengthen this rural character.
17. The appeal site is seen within this context. Notwithstanding the establishment
of some scrub within the site, grassland remains. The site appears open and
undeveloped. Trees and shrubs define its southern, eastern and northern
boundaries: while the conifers are not native species, the presence and
alignment of trees and shrubs around the site’s edges is consistent with the
pattern of field boundaries in the wider rural landscape. As a result of these
factors, the site has clear visual and landscape similarities with agricultural land
in the vicinity of the settlement. It is seen as part of the intimate and smallscale landscape of fields and field boundaries that surrounds Hermitage,
contrasting markedly with the built-up nature of the village itself.
18. This contrast is particularly apparent in views from Charlotte Close, where the
gate clearly marks (in visual terms) where the settlement ends and the
surrounding countryside begins. The site’s rural character is also experienced
from Station Road, where the undeveloped nature of the site can be
appreciated through gaps in the vegetation on and near the site’s southern
boundary4. While Station Road accesses the Hermitage Green development,
the section of this road to the south of the site has a clearly rural character,
being flanked at present by open land to the north and south.
19. The third main public viewpoint towards the site, from Lipscomb Close, is more
distant from the site. In such views, the site is at present largely screened by
the conifers along its eastern boundary. These are proposed for removal as
part of the appeal scheme.
20. Drawing these matters together, I consider that the appeal site has a rural
character and can clearly be differentiated from the adjoining settlement.
21. The 37 unit scheme that was the subject of the Council’s refusal of planning
permission was the subject of a Landscape and Visual Impact Assessment
(LVIA)5. However, it was confirmed at the inquiry that the appellant does not
intend to rely on this document in the present appeal and, rather, that the
evidence of Mr Cook, its landscape witness, should be preferred instead. It is
accepted that Mr Cook has assessed the effects of the 36, rather than the 37,
unit scheme. Nevertheless, I have two key concerns about the approach that
he has followed in assessing the scheme’s landscape and visual effects.
22. First, he has not submitted a full LVIA. While he has summarised his
conclusions6, it is not fully clear how these have been derived. For example, it
is not explained which specific landscape features have been assessed in the
landscape character assessment within his summary table. Submission of a
‘full detailed’ LVIA is a requirement of HSA DPD policy HSA24. Submission of a
LVIA is also required by the HSA DPD’s general site policy GS1.

3
4
5
6

For example, paragraph 12.25 of Mr Cook’s proof of evidence.
For example, see photograph BK2 in appendix BK6 to Mrs Kirkham’s proof of evidence.
CD1.03.
Summarised in appendix 26 to his proof of evidence.
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23. Second, I disagree with a basic premise of Mr Cook’s assessment – namely that
the majority of the landscape and visual impacts described would be beneficial.
In large part, this conclusion results from his view (expressed at the inquiry)
that in this location the housing that is presently proposed would be of a type
and quality that would have at least a neutral effect, and that the scheme’s
green infrastructure elements (notably the removal of the conifers) and the
introduction of new boundary planting would create a net benefit.
24. In respect of the scheme’s housing element I do not accept Mr Cook’s assertion
that the effect of the proposed housing would be neutral in landscape and
visual terms. Irrespective of the design quality of individual dwellings, and
subject to the effect of intended green infrastructure proposals, the presence of
housing within the appeal site, together with the suburbanising effects of
roads, driveways, fences and ancillary domestic buildings, would act to
generally detract from the site’s rural character, as described above.
(I comment later about the scheme’s acceptability in terms of density with
reference to the adjacent settlement character.) While there is disagreement
about the scale and timing of effects between the Council’s landscape witness
and the LVIA submitted in respect of the 37 unit scheme, both take the view
that adverse effects would result, at least at some stage during the scheme’s
development.
25. The site contains two broad landscape elements – the grassland/scrub within
the site and the trees and hedgerows that lie on its boundaries, notably to the
east and south. The main parties differ as to the value to be attached to these
features. In the Council’s view the site overall has ‘exceptional/high’ value, as
a result of its location within the AONB7. In contrast, the appellant considers
the grassland/scrub and the conifers to be of ‘low’ value8, while the value
attached to the other existing trees and hedgerows is not explicitly stated.
26. I accept the appellant’s assertion that in principle a large AONB may contain a
variety of landscapes of differing values when assessed at a more local scale.
However, for the reasons set out above I consider that the appeal site has a
rural character, exhibiting clear visual and landscape similarities with other
agricultural land in the vicinity of the settlement. As discussed below, I also
consider this character to contribute to the natural beauty of the AONB. As
such, it seems to me that the site has, at least, a ‘high’ landscape value.
27. Accordingly, the scheme’s effect on landscape character would be markedly
different to the ‘moderate (beneficial)’ suggested by Mr Cook9. Bearing in mind
my assessment above, I agree with the Council that the site has a ‘medium’
susceptibility to change. Adopting GLVIA methodology10, this gives the site a
‘medium-high’ degree of landscape sensitivity.
28. In terms of the magnitude of change that would result, I agree with Council’s
assessment (‘medium-high’). Clearly, the introduction of 36 dwellings onto
undeveloped former pasture land would represent a significant change. While
protected trees would be retained11 and new planting introduced, the resulting
boundaries would be seen in the context of the adjoining residential gardens
rather than undeveloped fields. In addition, the suggested crown lifting and
7

Mrs Kirkham’s proof of evidence, paragraph 5.38.
Mr Cook’s proof of evidence, paragraphs 5.11 and 5.8.
9
Mr Cook’s proof of evidence, paragraph 5.17.
10
Appendix BK1 to Mrs Kirkham’s proof of evidence.
11
Clarified at the inquiry by Mr Cashman.
8
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crown reduction of a number of protected trees, as set out in the submitted
arboricultural impact assessment and method statement12 (and discussed
further below in respect of the relationship between protected trees and the
proposed flatted block) could act to diminish their prominence and reduce their
screening effect. Although the felling of the conifers would remove non-native
trees from the landscape, this would also act to reduce the prominence and
screening effect of the site’s eastern and northern boundaries.
29. Applying GLVIA methodology, a ‘medium-high’ degree of change to a site of
‘medium-high’ sensitivity would result in a landscape effect of ‘major/moderate’
significance. For the reasons described above, I consider that this effect would
be adverse. This would result in material harm to landscape character.
30. Clearly, development of the appeal site along the lines set out the HSA DPD
would also result in landscape change. However, the scale of development set
out in policy HSA24 would be less than half of the 36 units now proposed. This
would leave greater potential for open land to be retained within the site and
for a greater degree of separation to be introduced between residential
properties and the site’s southern and eastern boundaries. As already noted,
policy HSA24 requires that the development design and layout will be further
informed by a full detailed LVIA. As such, I am satisfied that it is likely that a
scheme along the lines of that set out in the HSA DPD would have a materially
less adverse landscape effect than that now proposed.
31. Turning to the scheme’s visual effects, and with reference to the discussions at
the inquiry, it seems to me that there are three public views of particular
significance: those towards the site from the Newbury Road/Charlotte Close
junction, Station Road and Lipscomb Close. These approximately relate to
viewpoints 4, 7/8 and 13 in the Landscape Statement of Common Ground,
although in considering views from Station Road I have assessed views from
the carriageway itself, as well as from the footway to the south.
32. When seen from the Newbury Road/Charlotte Close junction, the appeal site
appears as undeveloped land beyond the end of the small residential cul-desac. Although open space is proposed on the southern side of the scheme’s
access road, the line of dwellings further east (notably units 1-5) would be
easily seen. To my mind, they would appear as a built intrusion into the
presently open view across the site towards the trees and shrubs on the site’s
southern boundary and the wooded slopes beyond. While the tops of trees and
distant slopes would remain visible, they would appear as a background to a
built-up, rather than a rural scene. I agree with the Council’s landscape
witness13 that this would create a ‘major/moderate adverse’ visual effect at
year 1. Given the intention that the open space area would accommodate a
childrens’ play area as well as a sustainable drainage (SuDS) feature, I see
little potential for the introduction of significant planting sufficient to materially
reduce this effect by year 15. A harmful visual impact would result.
33. In contrast, the lower unit numbers set out in the HSA DPD offer the potential
for land to the south of the suggested access road to remain undeveloped,
thereby retaining the above-noted view. In principle therefore it seems to me
likely that the above-noted harm could therefore be reduced or avoided by a
scheme along the lines of that set out in policy HSA24.
12
13

See schedule set out in appendix 1 to Mr Cashman’s proof of evidence.
Effects summarised in appendix BK2 to Mrs Kirkham’s proof of evidence.

https://www.gov.uk/planning-inspectorate

6

Appeal Decision APP/W0340/W/18/3200575

34. I saw on my visit that the interior of the appeal site is easily seen from Station
Road through gaps in the boundary vegetation. The appeal scheme – most
particularly the south-facing elevations of units 1-12 – would be very apparent
to passers-by at year 1. Given the rural nature of this part of Station Road,
where open land is currently present on both sides, the resulting effect would
be ‘major/moderate adverse’. As the footway to the south of Station Road is at
a somewhat lower level to the road, I do not share the Council’s view that a
‘major’ adverse effect would result in respect of pedestrians using that route.
Nevertheless, a harmful visual impact would result.
35. It is proposed to strengthen the site’s southern boundary treatment. However,
although full planting details could be secured by condition if the scheme were
to be otherwise acceptable, the limited degree of separation (some 3 metres)
between the back of the proposed residential gardens and the site’s boundary
would in my view be insufficient to introduce material screening. The presence
of built development would remain apparent to passers-by. While post and rail
fencing is suggested for the rear gardens, the appellant’s witness accepted at
the inquiry that this could not be easily controlled in the future and that closeboarded fences could be introduced. In addition, crown lifting and/or crown
reduction of the protected trees in the vicinity of the flatted block (see below)
could act to increase its visibility from Station Road. I do not therefore feel
that the above-noted adverse effect would be materially reduced by year 15.
36. For the reasons set out above, I consider that the lower unit numbers set out in
the HSA DPD offer the potential for a greater area of landscaping – and
therefore more substantial planting – to be introduced on or near to the site’s
southern boundary. It is therefore likely that the above-noted harm could be
reduced or avoided by a scheme along the lines of that set out in policy HSA24.
37. As already noted, Lipscomb Close lies at a greater distance from the appeal site
than the other viewpoints described above. While the site is visually wellcontained when seen from this direction by the conifers along its eastern
boundary, these are proposed for removal in the appeal scheme. The dwellings
along the eastern side of the development (notably units 13-19) would
therefore be visible over the intervening field. A built feature would be
introduced into a view that, notwithstanding the limited visibility of the
Hermitage Green development and the presence of existing buildings at and
around the Old Farmhouse, is generally rural in character.
38. However, given the likely presence of houses on the adjoining Old Farmhouse
development, and noting the degree of separation between the site and the
viewpoint, I consider that the resulting effect would be only ‘moderate adverse’
at year 1. This would not amount to significant harm, but would still be an
adverse effect. Given the limited width of the intended planting strip (as on
the southern boundary), I do not feel that the new planting would be sufficient
to materially reduce this effect by year 15. Indeed it is likely that the contrast
between the appeal scheme and the more generous landscape buffer proposed
in the Old Farmhouse development would over time become apparent.
Consistent with my comments above, I feel that the lower unit numbers set out
in the HSA DPD offer the potential for a more generous landscaped area to be
introduced on or near to the site’s eastern boundary.
39. I turn to consider the effects on the AONB. The appellant’s case, in summary,
is that irrespective of whether landscape or visual harm is identified through
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the LVIA process discussed above (although the existence of such harm is
disputed), the proposal would not harm the special qualities of the AONB.
40. The defining characteristic of an AONB, upon which section 85(1) of the
Countryside and Rights of Way Act 2000 places a duty to conserve and
enhance, is its natural beauty. In seeking to determine the special qualities
that give the North Wessex Downs AONB its natural beauty, the appellant
refers exclusively to the AONB Management Plan 2014-2019 (AONB MP)14.
However, although this is the AONB’s statutory management plan it does not
follow that it represents the sole assessment of the features and qualities for
which the AONB has been designated. In that context, the AONB MP itself
makes reference to a 2002 landscape assessment which it states, among other
matters, ‘draws out the special qualities of the landscape’15.
41. That document, the North Wessex Downs AONB Integrated Landscape
Character Assessment16, identifies the locality as lying within the Lowland
Mosaic landscape character type. Among the key assets of the Lowland
Mosaic, to be conserved and enhanced, that it describes are ‘field patterns and
hedgerows and particularly through ensuring appropriate management to allow
regeneration of hedgerows’. More specifically, the site and its surroundings lie
within the identified Hermitage Wooded Commons landscape character area.
Key characteristics of this area (in summary) include: ‘variable land cover
forming an intricate mosaic of woodland, pasture and small areas of remnant
heathland …’; ‘large interconnected woodland blocks and strong hedgerow
pattern with mature trees restrict views and create an enclosed and intimate
character … low wooded horizons are a feature’; and ‘… small, irregular fields of
informal and piecemeal enclosures …’. One of the identified key issues is
‘comparative accessibility resulting in development pressures, particularly for
new residential development including suburbanising influence of built
development (eg fencing, lighting and paddocks)’. I consider that the adverse
landscape and visual effects that I have described above would be at odds with
these key characteristics.
42. Furthermore, it is clear from the AONB MP itself that it is the rural character of
the AONB that underlies many, if not most, of its special qualities. In respect
of the Lowland Mosaic, the AONB MP states that ‘the key issues for the Plan
period will be conserving and enhancing the small-scale, secluded and rural
character of the area …’17. For the above-noted reasons, I consider that the
appeal scheme would not accord with this ambition. Drawing the above
together I consider that the appeal scheme would materially harm the natural
beauty of the AONB.
43. In making these assessments, I am mindful of the findings of the Landscape
Sensitivity Assessment 2011 (LSA 2011) of a number of potential development
sites within the AONB18. As already noted, policy HSA24 requires the site’s
development to accord with that document. However, the findings of the LSA
2011 need to be considered in the present context. Specifically, it states,
among other matters, that the site is well contained by tree and scrub
vegetation and that development could be accommodated and retain a small
14
15
16
17
18

CD15.4.
CD15.4, page 20.
CD12.7.
CD15.4, page 29.
Appendix 17 to Mr Cook’s proof of evidence. (CD12.2 contains an extract for a different settlement).
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scale pattern without intruding into the wider AONB. In terms of visual impact
it states that development would have a localised impact on views out from
property along the B4009 (Newbury Road) to the wooded hills to the east and
that by retaining and enhancing existing tree cover and hedgerows, the visual
impact of any development could be contained19.
44. It is however clear from an examination of relevant photographs, as well as
from the evidence of Council witnesses and local residents, that there have
been material changes in the amount of tree and scrub cover within the appeal
site since the LSA 2011 was undertaken. In particular, four mature trees have
been felled. There also appears to have been a reduction in the area of scrub
within the site. The site is therefore markedly less well contained than it was
at the time of LSA 2011 – an effect that would be exacerbated by the intended
removal of the conifers. My findings in this appeal relate to the site as it
presently appears and to the scheme that is presently proposed.
45. The LSA 2011 concluded that development of the site subject to the stated
recommendations would result in little harm to the natural beauty of the AONB.
As already noted, the baseline conditions of the site have changed since that
assessment. However, given that a greater part of the site would be available
for landscaping than in the present proposal, I see no reason why a scheme
along the lines of the approximate 15 dwellings stated in policy HSA24 could
not be developed with less harm being caused to the AONB’s natural beauty
than would arise from the appeal proposal.
46. The main parties differ as to whether the appeal scheme would amount to
major development in the AONB. Paragraph 172 of the Framework states,
among other matters, that planning permission should be refused for major
development other than in exceptional circumstances, and where it can be
demonstrated that the development is in the public interest. Footnote 55 to
that paragraph explains that whether a proposal is major development in this
context is a matter for the decision-maker, taking into account its nature, scale
and setting and whether it could have a significant adverse impact on the
purposes for which the area has been designated or defined.
47. In the present case, I do not consider the appeal scheme to amount to major
development in the sense of paragraph 172. In the context of a village of
some 800 dwellings, it would not amount to a significant proportional increase
(some 4.5%). While harm would be caused to the AONB as already discussed,
it would be localised – being restricted to the site itself and a limited number of
viewpoints. It would not therefore have a significant adverse impact in the
terms set out in footnote 55. I note in this context that the Council does not
consider either the Old Farmhouse scheme (21 units) or the site’s development
for the approximate 15 dwellings set out in policy HSA24 to amount to major
development in this context. Nevertheless, this does not affect the material
harm that the appeal scheme would cause to the AONB’s natural beauty.
48. Drawing the above together, I conclude that the appeal scheme would result in
material harm to the site’s landscape character, would create a harmful visual
impact in respect of views from Charlotte Close and Station Road and would
materially harm the natural beauty of the AONB. In this regard the scheme
would conflict with relevant development plan policies, notably policies GS1
and HSA24 of the HSA DPD and policies ADPP5, CS14, CS18 and CS19 of the
19

Page 77 of LSA 2011.
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West Berkshire Core Strategy (2006-2026) (CS). In all cases, it is likely that
these adverse effects could be reduced and/or avoided by a development with
lower unit numbers along the lines set out in policy HSA24.
Public Open Space
49. Saved policy RL.1 of the West Berkshire District Local Plan 1991-2006 (LP)
requires new residential development of ten or more dwellings to provide
between 3 and 4.3 hectares of public open space per thousand population in
such form, scale and distribution as may be considered appropriate depending
on local circumstances. While the LP mentions an average occupancy rate of
2.6 persons per dwelling dating from 1998, I see no reason not to apply the
more recent occupancy rate of 2.46 persons per dwelling derived from the
2011 census20. There is clearly an advantage to using up-to-date information.
This gives a population figure of some 88 people for the appeal scheme,
equating to a required provision of 0.264 to 0.378 hectares.
50. The appeal scheme proposes the provision of 0.02 hectares of childrens’ play
space, along with 0.17 hectares of public amenity space. The latter includes an
open space area to the south of the access road that would accommodate a
SuDS feature, linear open spaces flanking the two pedestrian/cycle links and
the planting strips that are proposed along much of the site’s southern, eastern
and northern boundaries.
51. There is no dispute that the proposed total falls short of the requirement of LP
policy RL.1. While the appellant refers to a further breakdown of open space
types set out in the Council’s Planning Obligations Supplementary Planning
Document (SPD), stating that it is not feasible to provide the ‘playing fields and
specialist activity areas’ element within the appeal site, this does not supersede
the relevant development plan requirement. On the appellant’s figures, there
is a clear shortfall.
52. However, this shortfall is more serious than is suggested by the above figures
for two reasons. First, given the appeal site’s rural location and noting the
particular constraints imposed on the site’s development by HSA DPD policy
HSA24, it seems to me that there is scope to exceed the minimum open space
requirement set by LP policy RL.1 in the present case. Second, although
amenity land is listed as an open space function in LP paragraph 7.5.1, it is
clear from LP paragraph 7.5.3 that informal open space should be accessible
safely by foot. This is a clear indication that the intention of the relevant policy
standard is to provide usable and accessible open space: in my view, much of
the landscaped strips on the site’s eastern and southern boundaries would fail
to satisfy such a requirement. From the evidence before me, it appears that
they would largely be occupied by trees and shrubs.
53. For these reasons, I conclude that adequate public open space would not be
provided. There would be a shortfall from the standard set out in LP policy
RL.1. As such the scheme would also conflict with LP policies RL.2 and RL.3
and, in this regard, CS policy CS18. In contrast, I see no reason why adequate
public open space provision could not be made within a development with lower
unit numbers along the lines set out in HSA DPD policy HSA24.

20

Paragraph 3.3.2 of Mr Phillip’s proof of evidence.
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Density
54. As already noted, HSA DPD policy HSA24 requires the site’s development to be
at a mass and density that reflects the adjacent settlement character. The
Council raises an objection to the scheme’s density in this context.
55. Both main parties have sought to calculate the density of the appeal scheme in
comparison to that of other sites in Hermitage. Unfortunately there is little
agreement about the details of these calculations21. Nevertheless, the overall
pattern of the village’s development is clear22. While most of Hermitage has
been built at a relatively low net density of between 5 and 20 dwellings per
hectare (dph), more recent additions (since 2004) have been at a markedly
higher net density – namely Hermitage Green (2004 – 36.5dph), Pinewood
Crescent/Forest Edge (2005 – 38.3 dph) and Blake Road (2012 – 35 dph).
56. The appellant argues that these additions form part of the settlement’s
character and that the appeal proposal, which it states would achieve a net
density of 33.6 dph (an assessment that is disputed by the Council), would
therefore reflect that character. However, it seems to me that the relevant
requirement of policy HSA24 can fairly be read as referring to the adjoining
settlement as a whole – a view that is consistent with the Framework’s
requirement23 that development that makes efficient use of land should take
into account (among other matters) ‘the desirability of maintaining an area’s
prevailing character and setting (including residential gardens)’ (my italics).
57. The prevailing character of Hermitage is clearly that of low density residential
development. To my mind, the above-noted recent residential developments
appear as uncharacteristic additions to the prevailing density of the village.
Their approval and construction predate the policy approach towards residential
densities within the AONB that is now set out in the HSA DPD.
58. But in any event, I see no reason why the density of development at Hermitage
Green should guide that of the appeal scheme. Hermitage Green has a
particular history, involving previously-developed land, that is not directly
relevant to the present proposal. Moreover, it is physically distinct from the
remainder of the village and is visually separated from the appeal site, which it
does not directly adjoin – the two site corners being separated by Station
Road. While the garage site (proposed to be redeveloped at 36.4 dph) does
adjoin the appeal site, it is also brownfield land and already forms part of the
village’s built-up area. The Old Farmhouse scheme proposes a somewhat lower
density than these two schemes of some 28.8 dph.
59. Furthermore, the appeal site would be accessed via Charlotte Close, which
(along with properties on the opposite side of Newbury Road) is an area of low
density residential development like much of the rest of the village. To my
mind, the present proposal would appear at odds with this immediate setting.
It would markedly exceed the prevailing density of the village, and would also
exceed the likely density of the recently approved Old Farmhouse scheme.

21

See comparison table in ID20.
See for example the net density plan in appendix 6 to Mr Turner’s proof of evidence. For consistency, I have
adopted Mr Turner’s density calculations in this part of my decision, although I note that some of these are
disputed by the Council.
23
Paragraph 122 of the Framework.
22
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60. I therefore conclude that the density of the appeal proposal would not reflect
the adjoining settlement character, contrary in this regard HSA DPD policies
HSA24, C1 and C3 and CS policies CS14 and CS19. Development of a scheme
along the lines set out in policy HSA24 would result in a markedly lower site
density, in line with the village’s prevailing character as described above.
Pedestrian and Cycle Links
61. The Council accepted at the inquiry that its concerns about the design of the
junction of the southern pedestrian/cycle link and Station Road could in
principle be addressed by the imposition of a planning condition. I have no
reason to disagree. Its remaining concerns relate to the design of the
pedestrian/cycle route at the north-eastern corner of the site that is intended
to link with the Old Farmhouse site in line with HSA DPD policy HSA24.
62. This route would be short (some 20 metres within the site). It would be
overlooked in part by the north-facing elevation of the plot 19 house. Windows
in the front elevation of the plot 20 house would allow views down the length of
the route within the site. While the indicative layout for the Old Farmhouse
development suggests that a ‘dog-leg’ would result, there is sufficient flexibility
in that planning permission (which requires further details to be submitted) to
enable an appropriate design to be achieved. I have seen no substantive
evidence that the resulting arrangement would encourage anti-social behaviour
– or indeed that such behaviour is a particular problem in the village.
63. I conclude that the proposed pedestrian and cycle links would be adequate. In
this regard the appeal scheme would accord with relevant development plan
policies, notably HSA DPD policy HSA24 and CS policies CS13 and CS14.
Protected Trees
64. The matters separating the main parties in respect of protected trees were
clarified during the inquiry. The appellant confirms that it is not intended to
remove any trees within the site that are subject to TPO protection. This
relates to nine individual trees, mostly (but not exclusively) located near to the
site’s southern boundary, and a number of smaller trees (group A1) near to the
southern boundary. It is common ground that, were the appeal scheme
otherwise acceptable, tree protection measures could be secured by the
imposition of a planning condition.
65. The Council’s outstanding objection relates to the potential for the appeal
scheme to create pressure for the felling or reduction of protected trees in the
vicinity of the proposed flatted block at the site’s south-eastern corner.
Particular concern is raised about three mature trees (nos. T2, T3 & T4 of the
TPO). These comprise two Oaks and one Sweet Chestnut. All are mature and
all are easily seen from Station Road; in such views their scale and appearance
contribute significantly to the area’s amenity.
66. Is common ground, as established on site, that the closest elevation of the
flatted block would be sited some 2-3 metres from the canopy of the nearest
tree (the Oak T2). The resulting relationship would be clearly apparent to the
flats’ occupiers; all three trees would appear as substantial features when seen
from facing windows and from the amenity space to the south of the building.
67. However, while I note the concerns that have been raised by the Council about
the appellant’s shadow analysis, I consider that as a result of the trees’ position
https://www.gov.uk/planning-inspectorate
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and the siting and orientation of the flatted block, both the rear elevation and
the amenity space would be likely to be subject to acceptable levels of sunlight
during the afternoon. In making this assessment I have noted the appellant’s
recommendation that these trees should be subject to crown reduction (to
balance shape) and crown lifting over Station Road as required24. While the
details of any pruning would be a matter for the Council to consider at the
appropriate time, I have no reason to believe that such works would harm
either the trees’ long term health or their amenity value. The intended
communal management of the flats’ amenity address would be likely to
address any concerns about falling leaves and other debris.
68. Therefore, while I am conscious that pressure can exist for the felling or
unacceptable reduction of protected trees, I am satisfied that given the
circumstances described above, this would be unlikely to be a material factor in
the present case. I conclude that the appeal scheme would be unlikely to
materially harm protected trees. In this regard, it would accord with relevant
development plan policies, notably HSA DPD policy HSA24.
Biodiversity
69. As is also explored in the costs decision, the positions of the main parties have
evolved in respect of this issue since the Council’s refusal of planning
permission. Three main matters now separate the main parties: (1) the
hedgerow on the site’s southern boundary, (2) reptiles and (3) Great Crested
Newts (GCN). I address each in turn.
70. Hedgerow: The Ecology Assessment (EA) submitted with the application (as
amended)25 identifies an intact, species rich hedgerow with trees along the
site’s southern boundary. However, while parts of this feature can be seen at
the site, other sections appear to comprise a narrow belt of trees rather than a
hedgerow in the accepted sense of the word. As already described, there are
gaps in the vegetation. Nevertheless, I do not doubt that the remaining
feature retains at least some of the habitat value of the hedgerow that was
observed when the site was originally surveyed. The appeal scheme proposes
new planting along this boundary, the details of which could be secured by
condition were the development to be otherwise acceptable. This offers the
potential to reinforce and/or reinstate a valuable habitat feature.
71. There was debate at the inquiry about the role of this hedgerow in terms of the
wider connectivity of habitats in the site’s locality. In my view it provides (or
has the potential to provide) a linkage between larger woodland blocks as part
of a wider network of field boundaries in the locality. Indeed, this is accepted
by the appellant’s EA26.
72. I have commented above that the suggested 3 metre planting strip would offer
limited potential for screening along this boundary. However, while a larger
landscaped area – which could potentially be secured as part of a proposal
along the lines of that set out in HSA DPD policy HSA24 – would provide
greater opportunities for habitat enhancement (for example more planting or
the establishment of areas of habitat adjoining the hedgerow), I see no reason
why a hedgerow of ecological value could not be accommodated within the
24
25
26

See schedule set out in appendix 1 to Mr Cashman’s proof of evidence.
CD1.10.
Figure 10 and page 29 (last paragraph) of CD1.10.
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strip that is now proposed. Subject to the approval of appropriate details,
I consider that the appeal scheme would not harm, and could indeed enhance,
the hedgerow’s biodiversity value.
73. Reptiles: It is common ground that the appeal site is a key reptile site, with
the presence of three species established (Common Lizard, Slow Worm and
Grass Snake). It is also common ground that insufficient habitat for reptiles
would be retained within the site as a result of the scheme. Accordingly, the
appellant proposes to create a reptile receptor site on land north of Shaw,
some 4 km south of the appeal site. Subject to matters discussed below, the
undertaking seeks to secure this site as part of a wider ecological management
scheme that would also include (among other matters) further assessment of
the appeal site’s reptile population and details of future management and
monitoring. Survey work confirms that the receptor site does not presently
support a reptile population. Habitat improvements are suggested.
74. Given my overall conclusion that the appeal should be dismissed, it is not
necessary to undertake an assessment of whether the undertaking complies
with the tests set by Regulation 122 of the Community Infrastructure Levy
(CIL) Regulations 2010. Nevertheless, I do comment on its details in respect
of species protection measures.
75. In doing so, matters are complicated by the introduction of measures in respect
of GCN that did not appear in earlier drafts of the undertaking – in particular
the provision (introduced at a late stage during the inquiry) that an alternative
receptor site can be considered if the Council states that the identified receptor
site (termed the Ecological Management Area in the undertaking) should be at
location other than that referred to above.
76. While I have no reason to doubt that in principle an alternative site (including
management and monitoring actions) could be secured in legal terms, I have
specific concerns about the approach that the appellant has pursued.
77. The mechanism to secure a different receptor site27 requires that either a deed
of variation of the present deed (under section 106A of the Act) or a new
planning obligation has been entered into. In practice, this would have a
similar effect to a negative (Grampian-style) condition that limited the
commencement of development until the deed of variation or new planning
obligation is entered into. Planning Practice Guidance28 advises (in respect of
negative conditions) that such an arrangement is unlikely to be appropriate in
the majority of cases. It adds that ensuring that any planning obligation or
other agreement is entered into prior to granting planning permission (my
italics) is the best way to deliver sufficient certainty for all parties about what is
being agreed and that (among other matters) it is important in the interests of
maintaining transparency.
78. It seems to me that the principle of this advice applies equally to the present
undertaking. Relying on another planning obligation or a deed of variation is
neither certain (in that the identified site is not guaranteed to come forward)
nor transparent. I have seen no details of any alternative site and therefore
I cannot reach a view on the merits of any such site when determining the
present appeal. In summary, the inclusion of this provision, which I appreciate
27
28
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is intended to address Council concerns about the identified receptor site’s
suitability for GCN as well as reptiles, means that I cannot be sure that the
identified receptor site (for which evidence has been presented and which
I have visited) would be secured. I have no information about any other
potential site that may come forward upon which to base my decision.
79. Notwithstanding this, it is appropriate to consider the merits of the identified
receptor site in respect of reptiles. With reference to Natural England (NE)
standing advice29, it is clear that translocation represents a last resort. It
would only be justified in principle if the appeal scheme were to be otherwise
acceptable – which is not the case. Nevertheless, if my other concerns did not
exist, I am satisfied that the identified receptor site would be acceptable in
terms of the NE advice. Although smaller than the appeal site, the receptor
site has the potential to become a materially improved reptile habitat given the
arrangements proposed for habitat establishment and management.
Monitoring would be secured and maintenance would continue for a 25-30 year
period. The appeal site’s development would not commence until the receptor
site had been set out in accordance with the agreed scheme.
80. Subject to the above, I therefore consider that were the scheme otherwise
acceptable, the identified receptor site and its associated habitat improvement,
management, monitoring and translocation arrangements would be sufficient to
safeguard the appeal site’s reptile population. However, for the reasons set
out above, I am not satisfied that the undertaking provides sufficient certainty
that this outcome would be achieved. Accordingly, my overall view is that the
scheme would fail to adequately protect the appeal site’s reptile population.
81. While a development along the lines of that set out in HSA DPD policy HSA24
would result in more space being available for on-site mitigation, the Council
accepts that off-site mitigation may possibly be required in the context of that
scheme30. Nevertheless, the potential to retain some reptile habitat on-site
would be likely to result in greater safeguards for the site’s reptile population
than the present proposal.
82. Great Crested Newts (GCN): As already noted, HSA DPD policy HSA24
requires that a GCN survey is undertaken ‘to cover all ponds within the vicinity
of the site’. However, although the appellant’s EA identifies eight ponds within
500 metres of the appeal site (two of which – ponds 1 and 2 – lie within 250
metres), none were actually surveyed. While the EA states that access was not
possible to any of these ponds, the appellant’s ecology witness was, in
response to questions at the inquiry, unable to explain what actions (if any)
had been taken to attempt to gain access.
83. The EA notes that an eDNA survey was undertaken from a ‘wet ditch’ that
extends north from pond 2 towards the appeal site – with a negative result.
While I have no reason to doubt that the relevant sampling was undertaken in
line with accepted procedures (although full details have not been provided), it
appears from the evidence before me that the waterbody concerned is likely to
contain a flow of water. As such, it is unlikely to prove attractive to GCN.
(However, the Council’s allegation that the waterbody may be polluted by runoff from nearby roads is unsupported by substantive evidence.)

29
30

ID16.
Mr Sutton’s proof of evidence, paragraph 4.6.3.
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84. In any event, given the presence of another unsurveyed pond (pond 1) some
80 metres from the appeal site, and noting that (as is not disputed) the site
itself contains suitable terrestrial habitat for GCN, it seems to me that the EA’s
conclusion that there is a ‘negligible potential for the presence of GCN on site’31
was not adequately justified. It is surprising that the EA’s conclusion, which is
now contested by the Council, was not challenged in its case officer’s report,
which does not refer in detail to GCN at all. Nevertheless, this omission does
not over-ride my view that inadequate consideration was given to GCN in the
EA – a failing that is striking given the requirement set out in policy HSA24.
85. Subsequent to the refusal of planning permission, the Council informed the
appellant that a GCN population of a ‘moderate’ size class had been found in
pond 1 during surveys associated with the Old Farmhouse development. In my
view, it is likely that this population remains: planning permission for that
development was granted subject to appropriate mitigation measures,
including the provision of on-site GCN habitat.
86. Given the presence of a connecting field boundary, and noting both the
proximity of the appeal site to pond 1 and the suitability of the site’s terrestrial
habitats for GCN, it seems to me that there is a high probability of GCN being
present on the site. This conflicts with the relevant conclusion of the EA. It
also conflicts with the appellant’s view that notwithstanding the information
now before the inquiry, the presence of GCN on-site is unlikely and if they are
present they are likely to be few in number32.
87. Taking the above matters together, and notwithstanding the (to my mind
surprising) view of the Council’s ecology witness that no further survey work is
now needed, I consider that a proper assessment of the likely effects of the
appeal scheme on the above-noted GCN population has not therefore been
undertaken. National policy in Circular 05/2006 requires that this is
established prior to any grant of planning permission33. Leaving such work to
be conditioned after a grant of planning permission should only occur in
exceptional circumstances. The appellant argues that the ‘highly belated
emergence of the issue’34 generates such exceptional circumstances. I do not
agree. While better advice could certainly have been provided by the Council
during the planning application process, the need to undertake GCN surveys
was clearly signalled in the relevant development plan policy (HSA24).
Furthermore, the appellant was aware of that policy’s development, having
made representations on it during the HSA DPD examination.
88. As described above, the appellant has sought to make provision for potential
GCN translocation through the submitted unilateral undertaking. For the
reasons already discussed (and irrespective of my view that the identified
receptor site would be suitable for reptile relocation), I have general concerns
about the principle of the overall approach that has been adopted. These
comments are equally relevant to the intended approach in respect of GCN.
89. Furthermore, and notwithstanding the above, I do not consider that the
identified receptor site would be suitable for GCN relocation. It fails several of
the tests set out in the relevant NE standing advice35. Given my comments
31
32
33
34
35
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above, I feel that this suggested mitigation strategy does not derive from a
proper assessment of the likely effects of the appeal scheme on GCN. As with
reptiles, translocation is sequentially less preferable than other measures,
including redesigning the development scheme to provide on-site mitigation.
The identified receptor site was not selected with GCN in mind, does not
contain any waterbodies and, on the evidence before me, does not lie close to
any waterbodies. It is further away from the appeal site than the 1 km
distance set out in the standing advice.
90. For the above reasons, I consider that the appeal scheme would fail to secure
adequate protection for the site’s GCN population. I cannot therefore be
satisfied that a licence under the Habitats Regulations 2017 would be granted
in the event of the appeal being allowed, were matters otherwise acceptable.
91. While a development along the lines of that set out in HSA DPD policy HSA24
would result in more space being available for on-site mitigation, it is unclear –
in the absence of a proper assessment – whether this would be sufficient to
secure adequate protection for GCN. Nevertheless, given the sequential
approach noted above, the potential to retain some habitat may well result in
greater safeguards for the site’s GCN population than the present proposal.
92. Overall conclusion on biodiversity: Drawing the above together, I conclude
that while the appeal scheme would not harm, and could indeed enhance, the
biodiversity value of the southern hedgerow, it would fail to provide adequate
protection for the site’s reptile and GCN populations. In the latter regard, the
scheme would conflict with relevant development plan policies, notably HSA
DPD policy HSA24 and CS policy CS17. It is likely that a development along
the lines of that set out in HSA DPD policy HSA24 would result in greater
safeguards for the site’s reptile and GCN populations than the present proposal.
Other Matters
93. Local residents raise concerns about the scheme’s effects on highway safety,
with particular reference to the mini-roundabout at the Station Road/B4009
junction to the south of Charlotte Close. However, no technical highway
evidence has been produced in support of these concerns. I therefore have no
reason to dispute the Council’s view36 that in the light of additional transport
impact evidence that has been provided by the appellant, taking account of
cumulative effects of other committed developments, it is satisfied that the
effects on the B4009 and nearby roundabout would be acceptable.
94. While no specific provision is made for local services and facilities through the
submitted undertaking, such matters would be eligible for CIL funding were the
scheme to be otherwise acceptable. The main parties now agree that the
Council’s previous concerns in respect of drainage and flood risk could be
adequately dealt with by details that could be the subject of conditions in the
event of the appeal being allowed. I have no reason to disagree.
Planning Balance and Conclusion
95. I have concluded above that the appeal scheme’s pedestrian and cycle links
would be adequate, that the scheme would be unlikely to materially harm
protected trees and that the biodiversity value of the site’s southern hedgerow
would not be harmed and could indeed be enhanced. The scheme’s intended
36
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provision of affordable housing, which would be secured by the submitted
undertaking and which would exceed the likely provision from a scheme along
the lines of that set out in HSA DPD policy HSA24, would be a considerable
benefit. As the Council accepts, the provision of additional market housing
would also be beneficial: it was clarified at the inquiry that while the CS seeks
to provide the majority of new housing outside the AONB, the Council does not
in practice operate a ‘cap’ on housing proposals within the AONB.
96. Nevertheless, I have also concluded: (1) that the appeal scheme would result
in material harm to the site’s landscape character, would create a harmful
visual impact in respect of views from Charlotte Close and Station Road and
would materially harm the natural beauty of the AONB; (2) that adequate
public open space would not be provided; (3) that the density of the appeal
proposal would not reflect the adjoining settlement character; and (4) that the
proposal would fail to provide adequate protection for the site’s reptile and GCN
populations. In all of these respects, the scheme would conflict with
development plan policies, in addition to the acknowledged conflict with the
‘approximate 15 dwellings’ figure set out in HSA DPD policy HSA24.
Furthermore, in respect of all of these conclusions I consider that it is likely, on
the evidence before me, that the adverse effects that I have identified could be
reduced, or avoided altogether, by the development of a scheme along the
lines of that set out in policy HSA24. Clearly, however, any specific proposal
would require to be assessed on its merits at the appropriate time.
97. Accordingly, the appeal scheme would conflict with the development plan as a
whole. The benefits that have been advanced in favour of the scheme,
including economic benefits such as employment opportunities and the New
Homes Bonus, the provision of more market homes and the considerable
benefit of additional affordable housing, are not sufficient to overcome that
conflict. I therefore see no reason to depart from the advice in paragraph 12
of the Framework that where a planning application conflicts with an up-to-date
development plan permission should not usually be granted.
Overall Conclusion
98. For the reasons given above and having regard to all other matters raised,
I conclude that the appeal should not succeed.

M J Hetherington
INSPECTOR
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