
Response to Application 14/P/00826, Pirbright Institute, Ash Road 
 

Pirbright Parish Council supports the work of Pirbright Institute and its aim of improving facilities at the 
site. However, following the extraordinary meeting on 30 June to consider the community’s views of the 
proposed development and further discussion at its monthly meeting on 29 July 2014, PPC has 
concerns over key aspects of the application as currently proposed and confirms its holding objection 
to this proposal in the absence of further information and amendments to it, on the following grounds: 
 
Outline Application:  the outline nature of the application presents particular concern because all that 
may be considered at this stage is the quantum of development and the red line application area. None 
of the supporting material can be relied upon or considered as part of the decision making process. 
This gives the community no certainty as to: 
a) the means of access, the extent of development within the site or site coverage; 
b) the siting of buildings, the scale of buildings, the consequent employment and visitor levels.  PPC 
has specific concern over the impact of potential buildings within the site, in views from Ash Road and 
the wider area, including important views from common land to the west and the cumulative nature of 
development within the site over many years. 
 
EIA: PPC considers the outline nature of the application with all matters reserved inconsistent with the 
correct interpretation of the Town & Country Planning (Environmental Impact Assessment) Regulations 
2011 and EIA Directive.  In essence, for EIA development it is clearly established in case law that a 
relevant decision under the terms of the Directive and Regulations can only be carried out in the 
context of a full and proper assessment of the relevant environmental effects.  The submitted ES and 
NTS do not in PPC’s opinion comply with this requirement.  
  
It is not possible for an application with all matters reserved to be properly assessed.  The effects of 
the development cannot be properly identified with any certainty and the relevant mitigation cannot be 
reasonably recommended, since the application does not set out the precise form of development that 
is being assessed, its extent, scale, massing, phasing or other related issues.  An example of this is set 
out in the Transport Assessment included with the ES, which does not even attempt to assess 
construction impacts as the timing of development, its order or character has not been defined. The 
same is true of the landscape assessment, where the nature of impact on the landscape and visual 
receptors cannot be assessed since the scale and nature of the buildings are not defined.  
  
Green Belt: the site lies within the Green Belt, proposing significant development beyond the existing 
site boundary and within the ‘major developed site’.  PPC considers that the applicant is incorrect in 
stating that the principle of development is accepted.  Under NPPF paragraph 89 the redevelopment of 
previously developed sites within the Green Belt is only acceptable where the proposed development 
‘would not have a greater impact on the openness of the Green Belt and the purpose of including land 
within it than the existing development’.  The application is therefore, inappropriate development in 
principle.  It is further considered that the application will, as proposed, have an unacceptable impact 
on the Green Belt that is not justified by ‘Very Special Circumstances’.  
The application does not adequately set out alternatives to the development nor to the quantum and 
form of development proposed.  It is incumbent on the applicant to set out why other sites, 
combinations of sites or other means cannot meet the need for the facilities proposed.  In suggesting 
that very special circumstances exist, the amount and nature of all new floorspace must be justified: at 
present this is not the case and it is clear from the application documents that third party companies 
and institutions will occupy some of the space.  Even if the notional research basis of the core facility is 
accepted, not all of the development forms part of this core requirement and is not therefore justified.                
                                                                                                                                                                    
Nature Conservation: the increase in the number of potential employees and visitors to the site does 
not appear to have been adequately reflected in an assessment of the effects on the nearby SPA 
heathland and associated habitats and species.   
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Landscape and Visual Impact: for the reasons set out above, it is considered that the application 
has the potential to lead to a significant adverse impact on Pirbright’s landscape and visual setting  
and the sensitive environment of the Parish.   
This is compounded by:                                                    
a) the amount of floorspace proposed;                                                                                                      
b) the lack of clarity in the siting, form and massing of the buildings;                                                                  
c) the lack of detail on the landscaping proposed within and around the site and consequent impact 
on local amenities and views within the area.  It should be noted that the site is prominent in views 
from the Ash Road, including the listed house opposite, and recreational areas on the SPA heathland 
in the surrounding area.  
 
Transport: PPC is concerned at the potential effects of the development on the Parish in terms of 
both the level of traffic generated and the lack of positive measures to tackle the effects and level of 
traffic created.  The ES does not consider the duration and nature of construction traffic, which is a 
serious issue as this has to travel over rural and village roads, the impact on which has not so far 
been assessed.  There appears confusion over the number of employees at the site ranging from 
650 to 1000 people plus delegates to conferences.   
There is apparently no certainty or means of control and no real improvements to the pedestrian, bus 
or cycle network to take account of the increase in movements proposed.  We are mindful also of the 
Highway Authority’s concerns in this regard. The inherently unsustainable location of the facility, 
located some distance from effective public transport and the urban area should be acknowledged 
and real measures proposed to help minimise the effects of car and HGV traffic. The application is 
clearly deficient in this regard at present.     
 
Health: there is also a concern that no assessment has been made of the potential impact on health, 
which appears to have been scoped out of the EIA process.  Pirbright Institute undertakes potentially 
hazardous work and processes, including potential discharges to water, air and environment.  While 
the benefits of this are acknowledged, a clear process and risk assessment needs to be undertaken, 
including the effects of transport and road accidents.  This should include proposals for how to deal 
with any major incidents that may arise. 
 
Community: in spite of the positive engagement that the Institute has adopted with the Parish and 
local community, for which we are grateful, it is not considered that the application contains adequate 
measures that are designed to offset the adverse impact of the development on the local community 
and the environment. 
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