


Part B — Your Representation

Please use a separate sheet for each representation

The accompanying guidance note available at: https://www.westberks.gov.uk/Ipr-proposed-
submission-consultation will assist you in making representations.

Your representation should cover succinctly all the information, evidence and supporting information
necessary to support/justify the representation and the suggested change(s) as there will not
normally be a subsequent opportunity to make further representations, further submissions will
ONLY be at the request of the Inspector, based on the matters and issues they identify for

examination.

Your name or

organisation (and
client if you are an

agent):

Hallam Land Management Limited

Please indicate which

part of the Local Plan Review this representation relates to:

Section/paragraph: The Development Strategy and Delivering Housing
Policy: SP12, SP14

Appendix:

Policies Map:

Other:

1. Legally Compliant

Please see the guidance notes for an explanation of what ‘legally compliant’ means.

Do you consider the Local Plan Review is legally compliant?

Yes

Yes

No

Please give reasons for your answer:




2. Soundness

Please see the guidance notes for an explanation of what ‘soundness’ means.

Do you consider the Local Plan Review is sound?

The soundness of the LPR should be assessed against the following criteria from the National

Planning Policy Framework (NPPF)

Please tick all that apply:

NPPF criteria

Yes

No

Positively Prepared: The plan provides a strategy which, as a minimum,
seeks to meet the area’s objectively assessed need and is informed by
agreements with other authorities, so that unmet need from neighbouring
areas is accommodated where practical to do so and is consistent with
achieving sustainable development

No

Justified: the plan is an appropriate strategy, taking into account the
reasonable alternatives, and based on proportionate evidence

No

Effective: the plan is deliverable over the plan period and based on effective
joint working on cross-boundary strategic matters that have been dealt with
rather than deferred, as evidenced by the statement of common ground

No

Consistent with national policy: the plan should enable the delivery of
sustainable development in accordance with the policies of the NPPF

No

Please give reasons for your answer:

Please see the attached representation.

3. Complies with the Duty to Co-operate

Please see the guidance note for an explanation of what ‘Duty to Cooperate’ means.

Do you consider the Local Plan Review complies with the Duty to Co-operate?

Yes No

Please give reasons for your answer:




4. Proposed Changes

Please set out what change(s) you consider necessary to make the Local Plan Review legally
compliant or sound, having regard to the tests you have identified above (Please note that
non-compliance with the duty to co-operate is incapable of modification at examination).

You will need to say why this change will make the LPR legally compliant or sound. It will be helpful
if you are able to put forward your suggested revised wording of any policy or text. Please be as
precise as possible.

The Local Plan should increase the housing requirement at Mortimer either by the allocation of land
at Kiln Lane or by directing the Neighbourhood Plan to allocate additional land to that currently
allocated.

5. Independent Examination

If your representation is seeking a change, do you consider it necessary to participate at the
examination hearing session(s)?

Yes Yes No

If you wish to participate at the oral part of the examination, please outline why you consider this to
be necessary:

To explain the matters raised in the attached representation.

Please note the Inspector will determine the most appropriate procedure to adopt to hear those who
have indicated that they wish to participate at the oral part of the examination.

6. Notification of Progress of the Local Plan Review

Do you wish to be notified of any of the following?

Please tick all that apply: Tick
The submission of the Local Plan Review for Independent Examination Yes
The publication of the report of the Inspector appointed to carry out the examination Yes
The adoption of the Local Plan Review Yes

Please ensure that we have either an up to date email address or postal address at which we can
contact you. You can amend your contact details by logging onto your account on the Local Plan
Consultation Portal or by contacting the Planning Policy team.

Signature | Owen Jones Date | 2" March 2023

Your completed representations must be received by the Council by 4:30pm on
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Introduction

These representations to the West Berkshire Local Plan 2022-2039 have been prepared on
behalf of Hallam Land Management Limited.

Hallam control land at Mortimer in the east of the District that is eminently suitable for housing
development, both in terms of the Plan’s spatial strategy and its specific characteristics.

As drafted, the consultation document does not afford a role to Mortimer in providing additional
housing over that which is allocated in the current Stratfield-Mortimer Neighbourhood Plan. Yet,
that Neighbourhood Plan was prepared in the context of the 2012 West Berkshire Core Strategy
and covered the period to 2026.

By simply rolling forward the current allocation to meet the new housing requirement to 2039,
the growth of Mortimer is proportionately lower over the longer term.

The Neighbourhood Plan describes particular socio-economic characteristics that are prevalent
locally; the affordability of housing; a shortage of certain types of housing in the parish; an
ageing population and an under-representation of young persons and families.

Given that the existing allocation was to be developed by 2026 to assist in ameliorating these
issues, the fact it is now proposed to be the only new housing over a much longer period will
undermine its contribution. Those characteristics will endure and worsen unless a greater
amount of new housing is provided in addition to the existing allocated site.

Moreover, whilst the delineation of Settlement Boundaries has been considered in the process
of preparing the Local Plan Review, an objective examination of that drawn at Mortimer
illustrates it is drawn tightly around the existing built-up area of the settlement. Consequently,
there are no genuine opportunities for windfall development.

For these reasons, we consider the Local Plan should increase the amount of housing to be
provided at Mortimer. This would be consistent with paragraph 66 of the NPPF.

In this context, our representations consider the following matters:
Chapter 4 The Development Strategy and the role of Mortimer in the east of the District
Chapter 6 Delivering Housing and the approach to Mortimer

The suitability of land at Kiln Lane, Mortimer
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The Development Strategy

Consistent with the current Local Plan, the Development Strategy retains its Spatial Areas: (1)
Newbury and Thatcham, (2) the Eastern Area and (3) the North Wessex Downs Area of
Outstanding Natural Beauty.

We agree, as a matter of principle, that Newbury and Thatcham, as the main settlements in the
District, should be a focus for new development. We similarly agree that, because of its valued
landscape characteristics, only a modest amount of development should be directed to the
AONB.

However, we consider that insufficient regard has been had to the role of the Eastern Area and
its ability to accommodate new housing. Policy SP14 indicates that Theale is the only Rural
Service Centre in the Eastern Area where new housing allocations are proposed (i.e., in addition
to existing those identified in the Site Allocation DPD). As such, the suitability of other
settlements, particularly Mortimer, is overlooked.

Mortimer is a Rural Service Centre. This is a group of settlements with a good range of key
services and opportunities for employment, community and education. They serve a wide
catchment area and contain reasonable accessibility and regular public transport to a number of
destinations (Table 1 of the consultation document refers).

Paragraph 4.32 of the consultation document refers to these settlements in the following terms:

“...the six rural service centres across the District provide a focal point for the surrounding
villages and rural areas in terms of the provision of services and facilities. Although they do not
have as wide a range of services as the urban areas, they are still sustainable locations.”

The Settlement Audit (Appendix 3) indicates the relative advantages of Mortimer in comparison
with other locations generally in the rural parts of the District. Mortimer’s scoring is comparable
to other settlements where new housing allocations are proposed.

It is instructive to consider how the Neighbourhood Plan describes Mortimer.

Rail and road links mean that people naturally look to Reading and then Newbury or Basingstoke
for employment and town-based facilities. Mortimer has a railway station on the Reading to
Basingstoke line but it is about 1.5 miles from the centre of the village.

The centre of the village is now in what was Mortimer Common, with Post Office, bank, shops,
St. John's Infant School, village hall, and churches all close together. St. Mary'’s Junior School is
located over a mile from the centre of the village, nearer the station. For secondary schooling,
students usually attend Willink School in the neighbouring parish of Burghfield.

Because Mortimer has a long history and an increasing population it has managed to retain most
of its traditional facilities and to develop some new ones. As such it continues to act as a small

rural centre for itself and other villages nearby.

The age structure of the parish is slightly older than the average for West Berkshire and there
are fewer persons in the 13 to 30 year age groups than on average in West Berkshire. However,

there are slightly more children below the age of 13 than the average for the wider area. Of
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particular note is the age band of 25 to 30 where Stratfield Mortimer has only some 62% of the
wider average.

(Emphasis added)

Identified “weaknesses” in the Parish are accelerating housing cost, lack of affordable housing to
buy and lack of affordable housing to rent.

In these terms, Mortimer is a suitable location for new housing when viewed in the context of
advice in the NPPF:

“In rural areas, planning policies and decisions should be responsive to local circumstances and
support housing developments that reflect local needs; and

To promote sustainable development in rural areas, housing should be located where it will
enhance or maintain the vitality of rural communities. Planning policies should identify
opportunities for villages to grow and thrive, especially where this will support local services.”
(8§78 and §79 refers)

Yet the consultation document does not intend that any additional housing is provided at
Mortimer to that already allocated in 2017.

Paragraph 6.36 of the consultation document sets out the position for Mortimer as follows:

“110 awellings are already allocated up to 2026 in the Stratfield Mortimer Neighbourhood Plan.
The Parish of Stratfield Mortimer contains the village of Mortimer which is identified as a Service
Village within the settlement hierarchy meaning that it has a limited range of services and has
some limited development potential. Given the outstanding dwellings still to deliver, no
additional allocations in the plan period are proposed.”

Table 2 of the consultation document indicates that of the 110 dwellings allocated for
development up to 2026, only 28 have been built with a remaining 82 as at 31st March 2022.
The rationale set out in paragraph 6.36 lacks logic as it dilutes the contribution it makes to new
housing and in effect constrains the growth of the settlement, despite its status and suitability as
a Rural Service Centre.

In effect it is simply reducing what was to be 110 houses built between 2017 and 2026 to 110
houses built between 2017 and 2039; in effect halving the amount of housing relative to the
overall period of time. In the face of the characteristics of Mortimer, described by the
Neighbourhood Plan, this is illogical.

In this context is instructive to consider the Housing Background Paper which reveals that
housing completions from The Street are expected to be achieved by 2026. The effect of this is
that for the remaining 13 years of the plan period, there would be no new planned housing at
Mortimer despite its role and status in the Local Plan.

Accordingly, contrary to the established tests of soundness, in this respect, the Local Plan is not
“positively prepared”.

Moreover, in the east of the District, these settlements are in close proximity to the District’s
administrative boundary, and consequently related to a greater extent than other settlements to
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the major urban area of Reading. Reading is a sub-regionally important settlement with
exceptional linkages to London which have been enhanced by the recent opening of Cross Rail.

Successive assessments of how Reading is expected to meet its future development
requirements have confirmed the likelihood of unmet need arising. In this regard, a new
settlement concept at Grazeley, south of the M4, partly within West Berkshire and partly within
Wokingham was considered as an option, although later the restrictions associated with the
Atomic Weapon Establishment precluded this.

The locational attributes of a new settlement at Grazeley are of course shared by those existing
settlements in close proximity to it, including Mortimer which is well related to the existing
railway station. In these terms, those settlements could contribute to meeting future
development needs with the benefit of accessibility to Reading.

Importantly, Mortimer is not constrained by the Emergency Planning Zone (DEPZ), shown at
Appendix 3 of the consultation document, which covers a significant part of this spatial area.

For all these reasons, and in the context of the need for additional housing land, discussed in the
following section, Mortimer represents an eminently suitable settlement for additional housing.
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Delivering Housing

The Local Plan should, as a minimum, provide for objectively assessed needs for housing and
other uses. It should be prepared with the objective of contributing to the achievement of
sustainable development. In the context of the social element of sustainable development the
planning system should support strong, vibrant and healthy communities, by ensuring that a
sufficient number and range of homes can be provided to meet the needs of present and future
generations. (88, §11b, §16 of the NPPF refer).

At the outset it is necessary to consider the plan period itself; referred to as 2022-2039 and
extending 17 years (§22). The NPPF indicates that Local Plans should cover a minimum of 15
years from adoption. In this instance, that would require the Local Plan to be adopted in 2024 to
meet the bare 15 years. Experience suggests that the remaining stages of the plan making
process are unlikely to be complete within that period of time, particular, if has been suggested,
this consultation has to be revisited.

Consequently, the plan period should be extended. This has the effect of increasing the amount
of future development land that needs to be identified.

A Local Plan’s strategic policies should set out an overall strategy for the pattern, scale and
design quality of places, and make sufficient provision for: a) housing (including affordable
housing), employment, retail, leisure and other commercial development. (8§18 refers)

We agree that the Local Plan should consider an amount of new housing which reflects the
Government's Standard Method (i.e., 513 dwellings per annum). We also note that Policy SP12
expresses the housing requirement as a range, with a minimum requirement of 513 dwellings per
annum meeting the 2022 LHN and the upper end of the range allows for approximately 5%
additional homes (rounded to 538) on top of the 2022 LHN. This is said to support the
government’s objective of significantly boosting the supply of homes, which is set out in the
NPPF.

Over the course of the 17 years of the Local Plan period, the upper end of the range amounts to
an additional 425 new homes over the minimum requirement derived from 513 dwellings per
annum.

To help understand the material benefit of the higher of the two requirements, the Council’s
evidence as to the need for affordable housing is instructive. This indicates a need for at least
330 affordable and social rented homes per annum. This is over 60% of the suggested housing
requirements. On the basis that the delivery of affordable homes is through the allocation of
market housing there is plainly a justification for adopting a higher housing requirement.

Already it is known that Reading is not able to provide sufficient housing land to meet its
requirement (86.5 of the consultation document refers). This is calculated by reference to the
current Local Plan and SHMA and not the more recent Standard Method requirement which is
higher, with almost 300 additional homes each year. On this basis the extent of unmet need
from Reading is likely to be significantly higher than the current 230 dwellings which the
consultation document refers to.

Given the circumstances associated with Grazeley referred to in the previous Section, the
existing settlements that shared those locations characteristics but are not constrained by the
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Emergency Planning Zone could contribute an amount of housing towards that. For this reason,
additional housing to the residual 82 houses should be directed to Mortimer.

It is also instructive that the housing trajectory at Appendix 8 illustrates that over the plan period
there is a continuous decline in housing completions over the longer term. This is likely to be
exacerbated in the event Sandleford Park does not achieve the 1500 new homes allocated to it
in Policy SP16 or that North Thatcham similarly fails to deliver 1,500 new homes allocated to it
in Policy SP17.

Sandleford Park comprises two areas of land in separate ownership. Planning permission has
been granted for 1000 new homes on the main body of the site, but an application for the
residual area, seeking permission for 500 new homes has not progressed for a number of years -
the most recent submissions to the planning file appear to be from 2020.

North Thatcham is similarly afflicted by a multiplicity of landownerships which requires a
collaborative and comprehensive approach to its future development. We doubt it will therefore
achieve the 1500 new homes intended to be provided in the plan period.

The spatial distribution of the allocations is shown in Table 4.2 of the Housing Background
Paper; this illustrates that a very similar amount of new housing is proposed in the AONB in
comparison with the Eastern Area. As the NPPF advises, great weight should be given to
conserving and enhancing landscape and scenic beauty of such a designated landscape and the
scale and extent of development should be limited. One would expect a material difference in
the amount of housing to be provided between these two spatial areas. In fact, contrasting
Policies SP14 and SP15 indicates that more “new” homes are allocated to the AONB than the
Eastern Area.

When considered across the Eastern Area, Table 4.2 and Appendix 10 of the Housing
Background Paper reveal that all housing sites are expected to be completed by 2031/32 with
no housing completions after this year until the end of the plan period. Again, this aspect of the
Local Plan is not “positively prepared”.

For these reasons, the amount of new housing in the Eastern Area, and at Mortimer specifically,
should be increased.
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The suitability of land at Kiln Lane, Mortimer

Located to the east of Kiln Lane and west of The Avenue, the land which Hallam control
measures 7 hectares in size, and is comprised of a horse paddock and a single arable field.

Via The Street and the existing Public Rights of Way network, the Site is well located to existing
facilities within the village centre (within 800m - 10 mins), whilst to the east is the Primary
School and Mortimer train station, providing strong links to Reading and Basingstoke.

The Site could accommodate some 75 new homes which is consistent with the scale and role
and function of a rural service centre. In addition, there is potential for elderly persons
accommodation and the provision of a new early years facility, which reflects identified needs in
the Neighbourhood Plan. Alongside new development would be accessible green space,
potentially comprising children’s / teenage play space, and allotment provision. These
community facilities seek to compliment existing green spaces within the village.

Future development has the potential to establish an effective transitional edge to the east of
Mortimer, to slow traffic speeds along The Street and to maintain an attractive gateway or sense
of arrival to the village.
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Summary

This response to the West Berkshire Local Plan 2022-2039 has been prepared on behalf of
Hallam Land Management Limited.

We have identified that, irrespective of the current consultation relating to the NPPF, it is firmly
the case that Local Plans should continue to provide a sufficient supply of housing land to meet
identified needs.

In this regard, we agree with the Council that there is no basis to reduce the number of new
homes that is planned for on the basis of the Government’s Standard Method. In fact, because
of the inevitable situation where unmet need will arise from Reading, the higher end of the range
is still too low and should be increased.

Turning to spatial strategy and the distribution of new housing, to manage the pattern of growth
and achieve the most sustainable pattern of development, an additional amount of housing
should be provided in the Eastern Spatial Area. For the reasons set out herein, Mortimer is an
eminently suitable location categorised as a Rural Service Centre and outside the Emergency
Planning Zone which constrains other locations. It is not within the Area of Outstanding Natural
Beauty which is subject to a high level of protection.

The notion of no additional housing at Mortimer to that allocated in 2017 and to be developed
by 2026, fails to consider longer term needs to the end of this current plan period. In these
terms, the Local Plan is not positively prepared.

Located to the east of the Kiln Lane and west of The Avenue, the land which Hallam control
measures 7 hectares in size, and is comprised of a horse paddock and a single arable field. The
Site could accommodate some 75 new homes which is consistent with the scale and role and
function of a rural service centre. In addition, there is potential for elderly persons
accommodation and the provision of a new early years facility, which reflects identified needs in
the Neighbourhood Plan. Alongside new development would be accessible green space,
potentially comprising children’s / teenage play space, and allotment provision. These
community facilities seek to compliment existing green spaces within the village.

Accordingly, the Local Plan should either allocate land at Kiln Lane or set out an additional
amount of housing to be provided by additional allocations in a new Stratfield-Mortimer
Neighbourhood Plan.

LRM Planning Limited
28" February 2023





















SITE AND LOCAL CONTEXT

2.1 The following sets out a selection of site photographs illustrating the nature of the Site and its immediate context

The Street To the South

View taken from the north eastern corner of the Site, looking  View east along The Street adjacent existing open space in  View taken from PROW STRA/8/1 facing north towards the
the centre of Mortimer (c.300m to the west of the Site) Site.

west along The Street.

East, West and Central
View taken from within the Site along Public Right Of Way

View north along Kiln Lane. Filtered views of the Site are View taken south along the Avenue. The site is visible to the
possible through the vegetation on the left of the image. right of the image defined by a native hedge and tree line. (PROW) STRA/9/4 towards the western Site boundary.

View looking across the north of the Site towards the Avenue from a location on the eastern Site boundary near Kiln Lane.

Figure 5 Site Photography
















































