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Protecting our Streets

Protecting the character of our 
traditional high streets is highlighted 
by the successful second reading in 
Parliament of a Private Member's Bill. 
The Protection of Local Services 
(Planning) Bill seeks to give local 
planning authorities new planning 
controls to prevent supermarkets 
from taking over local stores and 
pubs. The Bill proposes a 
requirement for the Secretary of 
State to amend the General 
Permitted Development Order 
allowing councils to remove all land 
or premises used or formerly used as 
a local service from its (the GDPO) 
scope.

The bill defines local services as 
including retail outlets, pubs, banks, 
health facilities, post offices and 
schools. Unfortunately, as with most 
Private Member's Bills this piece of 

legislation is unlikely to succeed due 
to pressure on parliamentary time. 
However, progressive and positive 
communities could possibly use the 
powers within the Localism Act, 
especially Neighbourhood 
Development Orders to achieve a 
similar objective.
The Bill can be read at: http://

www.publications.parliament.uk/pa/

cm201011/cmbills/021/11021.pdf

Right Again!
New research published today (9th 
July 2012) by the London School of 
Economics and English Heritage 
supports what has been known for 
years by ASHTAV and our fellow 
heritage organisations - heritage has 
economic value!

The research shows that houses in 
conservation areas sell at a premium 
and show a greater appreciation in 
value than those in other areas, even 
after adjusting for the effects of the 
kind of property involved and where 
it is located. The research was large 
scale and rigorous analysing more 
than a million property transactions 
between 1995 and 2010 and data on 
more than 8,000 English 
conservation areas. It showed that 
properties in conservation areas sell  
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Extracts from The Director’s Blog
John Shaw reports news of immediate interest to members in his blog.  
It is accessible from http://ashtavdirector.blogspot.co.uk/
or from the Ashtav website, or from Google+ and Facebook.

Continued on page 3



for 23% more, on average, than 
houses outside conservation areas. 
Even when the aforementioned 
adjustments for type and location of 

properties were made, a premium of 
around 9% was still found.

Even in conservation areas deemed 
to be "at risk" by Local 
Authorities, which could mean 
buildings lying derelict, loss of 
historic details such as sash 
windows, neglected public 
o p e n s p a c e s a n d n e w 
buildings which threaten the 
area's character, there is a 
premium of 5%.
For full details of the research, 

p l ease see :  www.eng l i sh -

her i tage.org.uk/profess iona l/

research/social-and-economic-

research/value-conservation-areas
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The previous edition had a feature from 
Scandinavia. Although we are a UK 
association other nationalities share 
similar problems, albeit in a different legal 
framework.  

This issue contains an account of a 
controversial, but award winning, infill 
development in Norway and a wakeup call 
on membership from Australia.

There are major developments with the 
on-line-game Tavasham, please visit the 
website and play the demo video, then tell 
all your friends who share your interest in 
Heritage and Conservation. 

Extracts from Members News letters and 
Heritage Alliance have been carried over.

Dan Wild Editor

Continued from page 2



Ashtav'shares'many'11objec2ves'and'has'
reciprocal'membership'with'Open'Spaces'
Society'which'is'Britain’s'oldest'conserva2on'
body'and'has'been'campaigning'since'1865.'
We'wholeheartedly'commend'this'new'award.

'An'ambi2ous'community'campaign'to'
preserve'a'threatened'30Eacre'beauty'spot'in'
Farnham'has'been'named'winner'of'the'firstE
ever'Open'Space'Award.

The'amazing'success'of'The'Bishop’s'Meadow'
Trust'impressed'judges'from'Open'Spaces'
Society'and'earned'it'the'top'spot,'despite'
strong'compe22on'na2onwide.'

The'movement'began'when'it'emerged'
Bishop’s'Meadow,'described'as'a'“green'lung'
for'Farnham”,''was'at'risk'of'being'sold'to'
developers.

Trust'chairman'Jo,'aged'56,'has'lived'in'
Farnham'all'her'life.'She'said:'“We'really'are'
absolutely'thrilled'with'how'the'campaign'has'
developed.'The'response'has'been'fantas2c'
and'it'feels'like'it’s'all'coming'together'now.'

She'said'the'meadow'was'flourishing'with'
more'plants'and'new'species'of'wildlife,'
including'Peregrine'Falcons.'

The'Open'Space'Award'was'launched'this'year'
to'celebrate'the'efforts'of'those'who'protect,'
increase,'enhance'and'champion'common'
land,'town'and'village'greens,'open'spaces'
and'public'rights'of'way.'It'is'hoped'it'will'
become'an'annual'event.

'OSS member Bob Milton, who nominated 
The Bishop's Meadow Trust; OSS vice-
chairman Jean Macdonald; Jim Munro; Jo 
Aylwin and Gerri Smyth, all members of 
TBMT; with Tim Crowther, chairman of OSS.
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New Open Spaces Society Award
Victory for Surrey campaigners who saved wild meadow
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A number of powerful generational, 
cultural and economic forces are colliding 
to create a perfect storm that will make 
the next 5-20 years some of the toughest 
ever faced by associations. Associations 
who don’t adapt face a slow decline into 
obscurity as they are replaced by newer, 
more innovative, less bureaucratically 
challenged, less change resistant 
competitors. While the idea of membership 
will continue, the antiquated models of 
recruiting, retaining and engaging 
members cannot survive in an 
increasingly challenging and ever-
changing operating environment.

Are younger members joining your 
association and then leaving after a year 
or two? Or not joining at all? Are you 
struggling to get people to your events? 
Are you battling to recruit quality 
volunteers? Is your board full of men 
aged over 50? Are competitive 
organisations forming around you?

These are the stirrings of the "perfect 
storm" of generational, cultural and 
economic forces that are combining to 
challenge the way associations operate.

Association leaders need to effectively 
position themselves to deal with these 
challenges and take advantage of the 
opportunities they bring. 

Following are some of the major issues 
that association leaders should be 
addressing now for the future success of 
their associations:

Baby Boomers are retiring

Baby Boomers started their adult lives 
determined to change the world and they 
have certainly done so. During their 
working lives they have been the most 
likely to join, the most likely to renew, and 
the most likely to volunteer with 
associations.
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Membership is Dead?

by Belinda Moore

This article from Australia appeared out of the blue.  It’s a wake up 
call for Ashtav and it could be for our members.

About the Author 
Belinda Moore has assisted 
thousands of not-for-profit 
organisations with their membership 
challenges. She specialises in training, 
motivating and up-skilling boards, staff 
and volunteers to improve membership 
performance. 

  
Belinda is the author of two books 
including “The Membership Machine “ 
and “Membership Fundamentals”.  
Belinda works at Strategic Membership 
Solutions (SMS) an Australian owned 
and operated consultancy. 



Perhaps more importantly, they are more 
likely to join an association with the 
understanding they will need to work to 
assist the association to achieve its goals.

The fact that Baby Boomers are generally 
willing to contribute their time and 
expertise to develop the associations they 
choose to join strongly contributed to the 
rise in the number and strength of 
member based organisations from the 
1970s onwards.

2011 represented the start of a big change 
for many associations. This was the year 
that the first Baby Boomers turned 65 and 
started to retire. By 2029 most Baby 
Boomers will be retired. By 2034, the last 
of the boomers will be 70 and you will 
have very few members of this generation 
left as members.

It will not be long before the membership - 
and leadership - of every association will 
consist almost entirely of people from 
Generation X and Y.

As Sarah Sladek discusses in her book, 
The End of Membership As We Know It, 
the departure of the Baby Boomers from 
the workforce heralds a massive change 
for associations as they can no longer rely 
on these active, engaged and supportive 
Baby Boomer members to support the 
growth of their associations.

The one mitigating factor is the economic 
issue facing many Baby Boomers today. 
The lifestyle aspirations of the Baby 
Boomers means that nice cars, holidays, 
bigger homes and other luxuries are seen 
as “needs” rather than “wants”. This, 
combined with the effect of the recent 
economic turmoil on investments and 
retirement savings, is likely to see many 
Baby Boomers extend their retirement age 

past 65 with many already indicating they 
will need to work until 75 to achieve their 
financial goals.

While not great news for Baby Boomers, 
extended retirement dates will soften the 
impact of this generation’s departure from 
the workforce by giving some associations 
more time to adapt. However, it is a 
temporary period of grace and not a 
reason to delay implementing necessary 
changes.

If your association is to thrive into the 
future, you must be attractive to all 
generations. Your entire organisational 
culture needs to reflect a generationally 
diverse, welcoming and engaging 
community.

Skilled staff and volunteer leader 
shortages are here

In Australia the actual number of 
Generation X individuals in Australia, 4.4 
million, is much smaller than the number 
of Baby Boomers, 5.3 million, and this 
poses a couple of challenges for 
associations.

The exodus of experienced Baby Boomers 
from senior roles into retirement means 
we are going to experience a shortage of 
talent at senior levels across all sectors,
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creates an issue for associations seeking 
both paid staff and talented volunteer 
leaders.

For associations, where salaries are not on 
a par with the for-profit sector, this may 
result in a struggle to attract senior staff 
capable of navigating their association 
through turbulent times.

The quality of association boards will also 
be affected as the reluctance of 
Generation X to upset their work-life 
balance, combined with their smaller 
numbers, will create a much smaller pool 
of potential volunteer leaders to call on.

Associations must actively encourage, 
nurture and involve their future leaders 
now.

Associations are heavily geared 
towards Baby Boomers

Because Baby Boomers are so actively 
involved in their associations, the products 
and services, communication channels and 
decision making structures within most 
associations are geared almost entirely 
towards this group.

This has seen associations concentrate 
their financial and time resources towards 
Baby Boomer orientated activities at the 

expense of investing resources into 
products and services geared towards 
younger people.

Indeed, the Decision to Join research 
project conducted by the American Society 
of Association Executives found that 
association leaders gave low importance 
rankings to the services that young people 
valued as important (eg: access to career 
information). The survey also found that 
young people gave associations poor 
performance ratings on the delivery of 
those services.

Creating an organisation that appeals to 
younger generations means instilling an 
innovative, proactive and member 
responsive culture throughout the entire 
organisation.

This isn’t just starting a Facebook page. It 
isn’t setting up a Young Professionals 
group that isn’t resourced nor connected 
to anywhere else in the association. It 
definitely isn’t a board made up almost 
entirely of white men over the age of 50. 
The kind of change required needs to be 
embedded throughout your entire 
organisation.

In the absence of associations that are 
responsive to their needs younger 
members will find, or create, their own 
solutions. Associations who don’t adapt 
will see a proliferation of competitors 
entering the market, seeking to fill the 
void they have created.

If your association is to thrive into the 
future it needs to be proactively engaging 
younger members now.
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Generations X and Y need clear, 
tangible, compelling value

Generation X grew up during times of high 
divorce rates where it was very likely that 
both parents were working. They are 
highly independent, and very protective of 
their work-life balance.

Generation Y grew up with the internet 
and a constant barrage of messages from 
a variety of media. They are highly 
educated, innovative, entrepreneurial, 
cause driven, marketing savvy and globally 
focussed. They are very aspirational and 
are attracted to successful brands.

Generations X and Y have vastly different 
expectations to Baby Boomers when it 
comes to association membership. To 
justify the investment of time and/or 
money into an association they want to 
see very clearly defined, tangible and 
compelling value - and not just when they 
join. Younger members are constantly 
reassessing the value of the organisation 
to them so your value needs to be 
regularly reinforced even after they join.

Younger members are also much less 
willing to be a part of an association that 

needs work. They would rather be 
associated with a responsive, innovative, 

socially aware organisation that they 
perceive to already be successful. If 
they can’t see that in your 
organisation they will look elsewhere.

Associations need to understand the 
value they can deliver to their 
members. Are members looking for a 
fantastic career, a great lifestyle, a 
happy family, a successful business, a 
healthy planet, or something entirely 
different? Find out what their 
aspirations are and proactively 
provide tangible products and services 
to help your members more quickly 
and effectively achieve them.

The value returned to each member needs 
to far exceed the membership fee 
invested. This may mean a more creative 
suite of products and services, or 
restructuring of membership fees.

Associations who have predominately 
organisational (rather than individual) 
members will be affected similarly as it is 
individuals within those organisations who 
will make the decision to join or renew 
their membership. Over the next 20 years, 
it is more and more likely that person will 
be considering membership from a 
Generation X or Y perspective.

If your association is to thrive into the 
future, you need to clearly understand 
what value you can deliver to younger 
members and be able to strongly provide 
that value. In addition you must 
understand the best means of 
communicating that value to both 
prospective and existing members in such 
a way that it motivates them to join and 
engage with your association.
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Associations are too slow to 
adapt new technologies

There have been more technological 
advancements in the past 20 years than in 
the past 200 years. Generations X and Y 
grew up during this time and are very 
quick to adapt to the new opportunities 
that technology creates. But for traditional 
associations who have relied on pretty 
much the same communication models for 
hundreds of years, keeping pace with 
these changes is difficult.

There are still associations promoting as a 
major benefit that they "keep members 
up-to-date with the latest news" – and yet 
only send members a monthly or weekly 
newsletter. To a generation who are adept 
at using Twitter - where a couple of hours 
is a very long time - the associations’ 
claims are seen as a bad joke at best.

Technology provides associations with 
opportunities to streamline service 
delivery, decrease costs and increase 
responsiveness. At the most basic level, a 
membership database integrated with your 
website to enable people to manage their 

own members is critical. Once those basics 
are in place, you can start to look at the 
possibilities presented by social media, 
online communities, smart phone 
applications and more.

If your association is to thrive into the 
future, you need to become adept at 
taking advantage of technological 
advancements and integrating them into 
your communications and member service 
strategies.

Associations need to facilitate 
and enable communities

The old-fashioned model of an association 
maintaining a transactional relationship 
with members, where the main 
communication channel is a one-way trip 
from association to member, is no longer 
sustainable.

Successful associations facilitate 
communication between themselves and 
between members to enable the creation 
of relationships that increase the ability of 
members to create value for themselves 
and others (whether that be success 
personally, in business or otherwise).
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Younger generations want to be part of a 
dynamic, engaging and innovative 
community. By focusing on creating 
engaging, innovative and strong 
communities – both online and offline – 
you will create an association that is very 
attractive to younger members.

If your association is to thrive into the 
future, you need to reposition it to connect  
people in ways that will provide them with 
meaningful, positive outcomes. Your 
association needs to be the instigator of 
meaningful conversations rather than 
simply a provider of information.

Communicating effectively is as 
important as the message

The younger generations are highly 
connected individuals. They consume 
information voraciously and through 
numerous online and offline channels.

They want to be kept up-to-date with 
what’s happening … while it is happening. 
If the information is interesting, relevant 
and tailored for them they want to know it. 
They definitely do not want to be 
spammed with every piece of news their 
association wants to get into the 
marketplace.

For your messages to successfully compete 
with the myriad others being sent to your 

market through a wide variety of channels 
it is imperative you become an expert at 
communicating to your members.

Some associations are having significant 
success with viral marketing campaigns 
conducted entirely via the web, bypassing 
traditional media. Others have found 
creative ways to integrate traditional 
media and social media tools to generate 
results.

If your association is to thrive in the future 
you need to understand your different 
membership segments, the kind of content 
each segment is seeking, and the 
communication mediums each individual 
wants their content to be delivered via.

Social media is too popular and 
powerful to be ignored

Social media is massively popular yet, 
according to research by Sue Froggatt and 
Marketing General, few associations are 
having more than moderate success using 
the medium.

The few associations that are successful 
generally have staff dedicated to managing 
their social media presence and a co-
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ordinated strategy that integrates social 
media tools into overall communication 
plan.

Research by Marketing General found that 
successful public social networks (eg: an 
active Facebook page) had no effect on 
member retention. However retention 
rates were positively affected if an 
association had a successful private social 
network (a member-only community).

This demonstrates that the use of social 
media by associations is still very much in 
the early stages, with much more to be 
learned about how to leverage the 
medium to achieve association goals.

For many associations, the biggest barrier 
to social media is the requirement to give 
up some control over your 
communications. Many Baby Boomer 
leaders fear getting involved because 
“someone might say something bad about 
us on our Facebook page”.

It is important to understand that this 
should be seen as a benefit. If someone 
feels strongly enough to post a negative 
comment then it is highly likely that 
comment would have been posted 
elsewhere online had you not provided a 
forum. The fact they have used your forum 
gives you (or better yet a member) the 
opportunity to address the issue directly.

Getting involved in social media makes you 
part of the conversation. It is an 
opportunity to communication with 
members, prospective members and the 
rest of your stakeholders in a way that 
conveys your personality and lets people 
build a relationship with your organisation.

Executed well, it can provide you with a 
massive positive boost to your profile – 

and some great opportunities to leverage 
membership, event registrations and more.

If your association is to thrive in the 
future, you need to embrace social media 
to achieve your association goals, using a 
clear strategy that is integrated with your 
other communication channels and backed 
up with adequate staff and financial 
resources.

Younger members like 
innovative, interesting and fun 
events

Younger people love to learn. They love to 
connect in person with others. So you 
would think association events would be 
booming. But for many associations this 
isn’t the case.

There are still some associations who have 
a compulsory weekly meeting made up of 
the same small group of Silent Generation 
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and Baby Boomer members held in a 
musty old venue that starts with a 
rendition of God Save The Queen. Those 
are not the kind of events that will excite 
and attract younger generations.

Younger generations need events and 
learning formats that are tailored to their 
needs and learning preferences. They like 
the opportunity to get together in smaller 
groups to learn from each other. They like 
an interesting, convenient and practical 
venue. They like learning to be fun.

There are many new, innovative learning 
formats that are proving popular. From 
ideas as simple as scattering chairs and 
tables (instead of putting them in rows) to 
entire conferences being run without a 
program. The possibilities are limited only 
by your imagination.

Younger people are also trying to balance 
work and lifestyle so you may find they are 
multi-tasking – your association event may 
also be where your member will meet their 
life partner, next employer, tennis buddies, 
etc. Depending on your organisation there 
may be some opportunities for you to 
subtlety facilitate these interactions.

No matter how much effort you make it is 
still unlikely that younger members will 
attend your events as regularly as Baby 
Boomers due to their work-life balance 
priorities.

If your association is to thrive, your 
organisation needs to review venues, 
format, frequency, duration, content and 
engagement mechanisms of your events, 
and establish whether they are relevant 
and engaging for younger members.

Gen X and Y attitudes to 
associations are influenced by 
ongoing negative media

During the formative years of Generation X 
there were a large number of highly 
publicised political scandals that 
contributed to their distrust of authority. 
These included the Watergate scandal in 
the United States, the sacking of the 
Australian Prime Minister by the Governor-
General and the rampant police corruption 
during the Sir Joh Bjelke-Peterson years 
(and subsequent Fitzgerald Inquiry) in 
Queensland to name just a few.

More recently in Australia, the proliferation 
of media, the highly connected nature of 
the younger generations and the need of 
media to generate a constant flow of 
scandal and intrigue is rapidly creating 
distrust of associations (particularly unions 
and political parties) by the young on a 
larger scale. In Australia, political parties, 
unions, associations and charities are all 
major media targets and all are likely to be 
affected in some way.

There has been a constant stream of news 
coverage throughout the lives of the 
younger generation including politicians 
inflating travel expenses, industry 
association and union leaders acting in 
unethical and morally questionable ways, 
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charities being defrauded, sportsmen 
abusing women, and more.

The media is not entirely to blame for the 
ongoing coverage of scandals. It is the 
individuals who behave in immoral, 
unethical and illegal ways – and the 
boards and staff leaders who do not create 
and enforce procedures to stop this kind of 
behaviour - that are bringing associations 
into disrepute and affecting the attitudes 
of the younger generation.

Through providing fodder for the media 
and failing to address unacceptable 
behaviour, individuals and the 
organisations they are members of sow 
distrust towards associations, and also 
contribute to a strong decline in support 
for member based organisations in 
general.

This is further exacerbated by the 
tendency for associations to rely on the 
good work they have done in the past to 
drive membership into the future.

For example, unions were once regarded 
as, unquestionably, the champions of the 
average worker. Their efforts achieved 
phenomenal changes such as fair pay, 
better work conditions, and increased job 
security. However, the bulk of these wins 
occurred before Generation Y was even 
born. Today, you are more likely to hear of 
a union leader’s unethical behaviour than 
of any positive changes he or she has 
wrought. The failure of the union 
movement to recognise and react to this 
shift in perception by the average person 
is currently devastating employee unions 
in Australia.

If your association is to thrive, everyone 
connected to your organisation needs to 
behave in a morally, ethically, socially 

responsible and ethical manner. And if they 
don’t policies and procedures need to be 
rigorously enforced. You need to 
understand and proactively manage the 
public perceptions of your association.

Baby Boomers are resistant to 
the changes associations need

Despite wanting to change the world, now 
they have reached a situation where they 
are comfortable, Baby Boomers are 
resistant to change. They are especially 
resistant to change when it requires them 
to give up some of the control they have 
spent their entire careers trying to attain.

This is one of the biggest factors 
restricting associations from making the 
changes required to successfully attract 
and retain younger members.

Many Baby Boomers feel uncomfortable 
with the fast, ad-hoc, largely unregulated 
communication media that the younger 
generations see as integral to their daily 
lives. Many association leaders are 
reluctant to adopt more innovative 
initiatives because those initiatives don’t 
appeal to them personally.

It is this kind of self-centred thinking that 
will lead some associations to fall 
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dangerously behind in the race to adapt to 
the new landscape the perfect storm is 
creating.

It is vital that decisions on new initiatives 
are based on sound research into the 
target generation rather than the 
opinions of board members and 
staff leaders.

If your association is to thrive, your 
leadership needs to consider new 
ideas. Leaders also need to allow 
themselves to be guided by good 
research to understand what will 
appeal to the younger market.

Where to from here?

This article covers just some of the 
many factors coming together to 
create the new membership 
environment. To adapt will require 
fundamental change that cannot 

happen overnight. Your association needs 
to start acting … now. Without immediate, 
urgent action there is a very real risk that 
associations, as we know them, will 
disappear not with a bang, but with the 
tiniest of whimpers.
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What are ASHTAV doing?

We are being pretty innovative with the on-line-game:  Visit the website 
www.ashtav.org.uk and play the demo video under “on-line-game”.

The Directors Blog is accessible as an on line blog 
ashtavdirector.blogspot.com

And on Facebook And on Google+

But there is still work to do whilst keeping our traditional members engaged 

Tell us what your society/council is doing, there is much to learn and 
much to share.



20 years on from that famous Rio summit 
when the world seemed to be split 
between the view that mankind had a very 
short time to solve the problem of 
accelerated global warming caused by the 
release of carbon gases and the view that 
the rise in world average temperatures 
was nothing more than a climatic blip, and 
we still expend a lot of hot air arguing over 
wind!

The majority view is now that global 
warming is due to increased greenhouse 
gases, and even the sceptics agree on the 
merit of reducing imports of oil and gas 
from unstable and ideologically opposed 
states.

Mankind’s use of energy sources has 
influenced patterns of development over 
the millennia. Early mechanized food 
processing techniques, such as milling of 
grain, utilised wind and water power and 
villages grew where the mills were.

The discovery of the huge resources of 
energy that were locked into fossil fuels 
such as coal and latterly oil and efficient 
methods of releasing that energy led to the 
industrialization of the western world and 
to the current development of the 
economies of India and China. 
Unfortunately this release of energy also 
involves the release of huge amounts of 
greenhouse gases, and, of course fossil 
fuels are a finite resource. One has to 
accept that a lot of the angst of the 
western world was a fear that fossil fuels 
would run out in a shorter time, particularly 
as the development of the Third World 
accelerated. As things have turned out 
though, more and more reserves of fossil 
fuels have been discovered and the 
scarcity feared has not occurred as proved 
by the relatively stable real price of oil 
since the late 1970s, when the price of oil 
reached its all-time peak.

So the argument for finding alternative 
sources of energy than fossil fuels is now 
more based on climatic change resulting 
from increased greenhouse gases rather 
than the fear that fossil fuels will run out, 
although the need to conserve such fuels 
remains important. The alternative sources 
are referred to as “renewable energy”, a bit 
of a misnomer as energy cannot be 
renewed! These sources principally 
include the use of wind power, water 
power (especially tidal water), solar power 
and gas produced from waste matter. 

Of these wind, especially the wind turbine, 
has turned out to be a bit of a “Marmite” 
subject - one either loves it or hates it!
Some see the wind turbine as a thing of 
beauty whilst others see them as an 
abomination to be expunged from all areas 
of town and country!

I have been witness to some very 
impassioned arguments supporting both 
ends of the spectrum from we must have 
wind turbines at any cost to meet the 
energy needs of the future to wind turbines 
don’t work all the time and will never be a 
reliable source of energy. 

Too often, in my opinion, the need for 
renewable energy has been given more 
weight than the beauty and/or historic 
character of both countryside and town 
and many turbines have been located in 
places where they can only be described 
as a “blot”.

At a recent Public Hearing into a refusal of 
planning permission for the erection of two 
turbines (24m high to hub with 9m radius 
blades) at which I presented evidence 
relating to the historic landscape and 
planning of the area, arguments were put 
forward relating to the “imperative” need to 
supply energy via renewable resources 
and the fact that wind turbines would 
become just as acceptable in the 
landscape as windmills in previous 
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centuries and electricity pylons in more 
modern times. 

Counter arguments revolved around the 
fact that needs shouldn’t be met at any 
costs, or “the end doesn’t justify the 
means” . Windmills of yore were better 
related to their settings in terms of design 
and scale and electricity pylons don’t have 
very large moving parts (blades!).
The Inspector was very fair in his decision 
saying:- “At both national and development 
plan levels this case falls to be considered 
against policies which seek to promote the 
deployment of renewable energy schemes 
without losing sight of the harm which, it is 
recognised, can result. It is an especial 
feature of wind energy schemes that, other 
than in heavily industrialised or 
commercialised landscapes, an adverse 
visual effect is almost inevitable. 
Notwithstanding the wind mills and wind 
pumps of the past, the current technology 
is still of relatively recent origin, and 
turbines are difficult to accommodate in 
attractive and valued countryside 
landscapes.  He found that although the 
turbines were acceptable in the landscape 
when viewed from certain directions, they 
harmed the setting of and principal 
viewpoints from heritage assets such as a 
twelfth century church(Grade II, 2.5km 
away) and historic parkland (Grade II, 
2.6km distant)

The increasing concern over the effect of 
wind turbines on the landscape has been 
reflected in the support of policies that 
seek to ensure that such structures are 
developed in appropriate places. A recent 
case in Norfolk exemplifies this. Following 

a public consultation, both Great Yarmouth 
Borough Council and a planning inspector 
refused a wind turbine proposal, finding 
that further turbines in the area would 
threaten its character and natural beauty. 
In May a High Court judge, Mr Justice 
Lang, backed those decisions, 
emphasising that the government’s 
encouragement of renewable energy 
sources does not have “primacy” over 
local conservation policies.

A toughened stance on wind turbines has 
also been taken by Lincolnshire County 
Council after councillors said they wanted 
to halt the “unrestrained invasion” of 
turbines across the county and 
neighbouring areas. A statement from 
Lincolnshire insists in that general there 
should be a presumption against wind 
farms “on the grounds of potential negative 
cumulative visual impact”. It also says 
that settlements of more than 10 
dwellings should not have wind turbine 
developments in more than 90 degrees 
of their field of view, “this normally 
equates to 10km from windows in 
residential properties”.
Individual dwellings should not have 
wind turbines in more than 180 degrees 
of their field of view, the statement 
adds.

No doubt members will have your own 
views on wind turbines, as on marmite! 
What is certain is that more care will 
need to be taken to ensure that sensitive 
landscapes and heritage assets are 
protected from invasive development. 
ASHTAV welcomes this increased 
attention to heritage and greater 
involvement of the public in decision 
making over such developments. 
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IN ANY HOMOGENEOUS GROUP of 
buildings, it will be necessary at 
some time or another to replace one 
of them with a new building. It 
may be for a variety of reasons: an 
existing building may have been 
gutted by fire, it may have become 
dilapidated beyond repair, or the 
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Bryggen a Problem in Infill Architecture
Dag Myklebust, Cultural Heritage Conservation Officer
with an introduction by Dan Wild and review by John Shaw

We were delighted with the view from from 
our hotel room in Bergen (Norway) At first 
we didn't notice the new development, 
then became intrigued and had to 
investigate.

Ashtav is always interested in sympathetic 
development in historic areas and the 
internet revealed an account of its history.  
Needless to say it was not without 
controversy, but there are valuable lessons 
for us all and a fascinating story.



owners may simply require more 
room. 

The shape and size which the 
replacement takes will usually be 
determined by the location and will 
be dependent on a number of 
factors, such as the wishes of the site 
developer, the architect’s competence 
and assessment of the task, the rules 
and regulations dictated by the local 
community. The physical situation of 
the site will also determine to a large 
extent what solutions which will be 
feasible. 

Since there are many ideological and 
philosophical conceptions concerning 
infill architecture, the solution which 
is ultimately chosen will often be 
controversial and subject to debate. 
Almost without fail phrases like “an 
expression of our time” and “the 
demands of the present day” will 
crop up in the ensuing discussions. It 
is indeed a moot point whether 
people are capable of paying proper 
attention to “the spirit of the age” 
when it concerns their own time. It is 
easy to defend the argument that 
“the spirit of the age" can only be 
recognised from another point in 
time: that it is the outcome, in other 
Words, of the cultural struggle which 
has taken place within a period, here, 
for example, the product which has 
resulted from opposing conceptions 
about the form of a new building can 
be compared with other 
contemporary achievements. 

Even though the new development at 
Bryggen in Bergen is so close in time 
to the present that we cannot claim 
any historical distance from it, it 
provides an excellent example of infill 
architecture which was the result of 
exhaustive discussions. During the 

preceding controversy a great variety 
of possibilities were put forward. This 
can therefore serve as a model for 
the debate which must continually 
take place when attempting to adapt 
new buildings to existing ones when 
they happen to be of historical or 
architectural value. 

The reason why so much energy has 
been expended on Bryggen is 
because this wharf side site in the old 
Hanseatic port of Bergen constitutes 
one of Norway’s most important 
areas of historical and architectural 
interest. The major part of the 
complex, which dates from the early 
eighteenth century, was added to 
UNISYS World Heritage List in 1980. 

In the buildings of ßryggen it is 
possible to see 21 continuing 
adaptation to the previous building 
pattern throughout most of its 
history. Even the early generations of 
timber buildings followed established 
patterns, determined by site 
boundaries and building techniques. 
When the late medieval offices and 
Warehouses were literally reduced to 
a heap of ashes in the catastrophic 
fire of 1702, the new buildings which 
were subsequently erected on the 
site retained the medieval character. 
Today, it is basically only the outer 
cladding in the form of 
weatherboarding which distinguishes 
the surviving row of the early
eighteenth century Warehouses from 
their pre Reformation forerunners, 
where the wall-logs would have been 
left exposed. 

With the extensive redevelopment of 
the south East section which took 
place between 1899 and 1912, not 
only were new buildings erected 
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which utterly disregarded the 
dimensions of the earlier warehouses 
and the still-surviving examples to 
the north, but new building materials 
were also taken into use, rendered 
brick for the most part, but also 
granite. Nevertheless, this new 
section of wharf side warehouses, 
shops and offices can deservedly 
claim to be an example of infill 
architecture. The most characteristic 
feature of the earlier buildings, the 
high narrow gables facing the 
harbour, was repeated, and much of 
the detail was inspired by the 
medieval stone architecture of other 
Hanseatic towns. An attempt was 
being made to establish a connection 
not only with Bryggen's earlier 
wooden architecture, but also with 
the culture with which Bryggen had 
been closely associated throughout 
many centuries. 

When a new catastrophic fire 
occurred in July 1955, the ensuing 
situation did not differ essentially 
from previous ones: part of the 
complex of buildings had been 
destroyed and a choice had to be 
made how to replace what had been 
lost. But this time there was a 
parallel debate on what should be 
done with the surviving part of the 
old row of warehouses, a group of 
listed buildings which had fallen into 
disrepair and whose continued 
existence was not felt to be a matter 
of fact. 

The decision to preserve them was 
finally taken by the politicians in 
1963, which thus established the 
basic precondition for the future 
development of the site. 

Considering the course of events in 
retrospect, it was certainly fortunate 

that this was an area of extreme 
archaeological interest. No new  
buildings could be erected before the 
site had been investigated, and 
archaeological excavations which 
were expected to last; at least until 
the following year began in October 
1955. However, the discoveries 
proved to be so valuable that 
excavations continued without a 
break right up to 1968 and were not 
completely finished until 1979. It is 
now clear that the length of time 
taken by the excavations has been 
instrumental in the form of the new 
buildings. 

But in principle several possibilities 
have always been available: 

1. Total reconstruction of the original 
wooden buildings

2. New development which took no 
account of the surrounding buildings

3. New development adapted to  in 
with the adjacent buildings, but 
clearly modern in design

4. Pastiche architecture, i.e. new 
buildings 

5. Various combinations

When reviewing these possible 
solutions, it is important to 
remember the situation at the time.
Seen from the harbour, which is a 
long narrow bay cutting into the 
heart of the city from the south-
West, We would have had the 
following picture: beginning at the 
left end, there is a wide space 
simultaneously combining a broad 
public thoroughfare and firebreak, a 
very characteristic feature in 
Bergen’s city landscape. To the right 

19



lies the area devastated by the fire, 
to the left a variety of large buildings 
in brick or stone, and at the back the 
dominating and characteristic west 
end of Bergen’s oldest standing 
building, the twelfth century church 
of St Mary’s, with its west front 
flanked by two high towers. South of 
the church lies a museum, built in 
1976 to house and display the 
archaeological finds from the 
excavations in Bryggen, and placed 
so that the surviving remains of 
some of the medieval houses lie in 
situ inside the museum. Bryggens 
Museum was designed by the 
architect Qyvind Maurseth. To the 
right we see the great open site left 
after the fire, stretching for more 
than 70 M along the Waterfront, and 
now in the late seventies fully 
excavated and waiting development. 
This is bounded on the right by the 
early eighteenth century Wooden 
warehouses which survived the fire, 
ten narrow buildings with horizontal 

weatherboardíng, only three storeys 
high and with their characteristic 
gables facing the harbour. They cover 
nearly 100M In of the Waterfront and 
are separated by a wide street from 
the large brick buildings, which were 
erected in the early years of this 
century and which have already been 
mentioned. 

In the main there are three clearly 
defined sections:
1, an open site awaiting 
development; 2. an unbroken row of 
relatively low wooden buildings; and 
3. an unbroken row of high brick 
buildings, common to the last two is 
that they are used for commercial 
purposes and that they both consist 
of a series of parallel buildings with 
their gables facing the harbour, 
giving the characteristic zig-zag roof-
line. What they do not have in 
common is their size and use of 
building material. 
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Let us now look at the five possible 
solutions mentioned previously and 
consider what would have been 
involved in the redevelopment of the 
site at Bryggen. 

1. Total reconstruction of the original 
Wooden buildings. 

This was surely a Utopian solution, at 
any rate if it implied an exact replica 
built with similar materials. Original 
buildings of the same type are still 
standing on the adjacent site, so that 
any idea of a museum-like 
reconstruction was really 
unnecessary. The floor area in such a 
development would be so limited that 
the project would hardly be 
financially viable. Moreover, the 
functions which were envisaged, such 
as shopping malls and a hotel, 
require extensive fire precautions 
which would not be compatible with 
an exact reconstruction. 

2. New development taking no 
account of the surrounding buildings. 

This proposal, on the other hand, 
was a highly realistic one. 
Throughout the 1950s and 60s 
various schemes were suggested 
which in no way harmonised with the 
surroundings. Even highrise blocks 
were proposed, since the site’s 
central location and correspondingly 
high market value invited an intense 
development. The only positive 
argument, which could possibly be 
put forward from a conservation 
point of view, would he that it would 
increase the cultural and historical 
value of the authentic wooden 
buildings on the adjacent site and 
thus increase the pressure to place 
these under a more consistent and 
stringent form of care and 

preservation. But this increase in 
cultural value would hardly 
compensate for the destructive effect 
such a development would have had 
for the whole of the harbour district. 

3. New buildings designed to fit in 
with the existing ones, but clearly 
modern in their design. 

This was a solution which sounded 
attractive, considering the location 
with the two existing groups of 
buildings forming two independent 
blocks, each clearly a product of their 
own time, yet clearly integrated. If 
this proposal was chosen, the 
problem would be to define the 
standards which would be necessary 
to achieve a satisfactory 
juxtaposition with the other two 
groups of buildings. Either wood or 
brick could be chosen, but the choice 
of dimensions would be a much 
more difficult problem. The largest 
buildings lay furthest away and if the 
new development was allowed to be 
as high, then the group in the middle 
would appear crushed. It would be 
possible to build higher towards the 
rear of the site, but then St Mary’s 
would have to be taken into account, 
One criterion was nevertheless 
absolutely essential: the new 
development must have some form 
of saddleback roof construction 
reflecting the zigzag outline of the 
gables facing the waterfront. 

The new buildings could either be 
designed in imitation of the existing 
buildings in one of the two groups to 
the south, or alternatively as 
Reconstructions - though not 
necessarily built with solid logs - of 
the actual buildings which had been 
destroyed, using extant measured 
drawings. 
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5. The various possibilities combined 
in some way. 

6.
As the reader has probably already 
guessed, the chosen solution was a 
combination of the various 
possibilities. 

After many attempts to get planning 
permission for various high-rise 
schemes in the 19505, a low-ríse 
project was put forward in 1962 
containing a shopping mall with an 
underground bus station and car-
parking facilities below street level. 
The architects were Aa11 and 
Lakeland. In 1974 they presented a 
new project, this time a hotel, 
designed by their partner, Qyvind 

Maurseth. The basic idea was that 
the architecture should be clearly 
modern in its design but subordinate 
in its dimensions to the  of buildings. 
The facade of the building towards 
the harbour was divided into a 
series of blocks, varying slightly in 
height but retaining the proportions 
of the adjacent buildings. The roofs 
were flat. 

The project was discussed thoroughly 
with the Central Office of Historic 
Monuments, which laid emphasis on 
the row effect of the original 
buildings. Until the turn of the 
century, there had been a long series 
of buildings with much the same 
height and with the zig-zag silhouette 
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The proposed shopping centre on the vacant site at Bergen designed by the architects
Aal and Lokeland 1962

Proposal for a hotel on the vacant site at Bryggen designed by architect Eyvind Maurseth 
1974



of the gables. This was a feature 
which was now lost, but could it be 
re-created in some way? 
Despite its idealistic wishes, the 
Historic Monuments  accepted the 
project, which was nevertheless 
shelved owing to the crisis in the 
tanker shipping industry. The debate 
consequently cooled down. However, 
not all the shipowners had been 
affected by the crisis and with a 
considerable financial donation from 
the international shipping magnate 
and native of Bergen, Erling Dekke 
Naess, the building of Bryggens 
Museum went ahead and was opened 
in 1976. As mentioned previously, 
this was also designed by Maurseth. 
Thus modern architecture was 
introduced to Bryggen. 

Nineteen-sixty-two saw the 
foundation of Stiftelson Bryggen (The 
Bryggen Foundation), a trust with the 
idealistic aims of preserving the 
surviving old buildings of ßryggen. In 
1978 the trust approached Maurseth 
with a request to design a new 
building on the still-open site 
incorporating the re-erection of the 
original warehouses, an idea which 

had been launched by the Historic 
Monuments Office four years earlier. 
When new investors caused interest 
in the hotel plans to be revived, it 
was natural that Maurseth should be 
selected as architect. And in the 
meantime ideas about infill 
architecture and adaptation to 
existing buildings had begun to 
receive a more sympathetic 
treatment. 

Maurseth’s new design incorporated 
saddle-back roofs. The whole 
complex was divided into two main 
blocks. The rear part of the site 
would be occupied with a modern 
building in red brick, whose layout 
reflected the long narrow warehouses 
on the original Bryggen properties. 
The roof-level stepped down towards 
a transverse glass-covered street or 
passage which separated the rear 
part of the site from the smaller front 
section with its waterfront facade. 
This part would consist of a 
reconstruction of the buildings 
which had stood there before the 
1955 fire, constructed in concrete but 
with wooden walls and roof. Detailed 
measured drawings existed of the 
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Sketch by Ola H. Overds from the Central Office of Historic Monuments during 
discussions with the site developers (I,aAll and Lokeland’s proposal: II, Is this actually 
impossible or simply inconceivable?)



original warehouses. 

This solution where an obviously 
modern building adapted to an 
existing environment was combined 
with a pastiche a modern concrete 
structure disguised as a continuous 
row of wooden warehouses facing the 
wharf was subsequently realised, 
admittedly only after hard 
discussions involving the architect, 
the site developers and the Central 
Office for Historic Monuments. 
Maurseth, however, is willing today to 
accept full responsibility for the final 
result. 

The project has its critics. Some feel 
that it is difficult to comprehend the 
history of the building, since the 
main facade does not automatically 
indicate the period to which it 
belongs. Others find it hard to accept 
the open plan of the upper floor 
which contradicts the apparent 
structure indicated by the Waterfront 
facade of a series of small buildings. 
The transverse passage through the 
heart of the complex, which is partly 

for fire precautionary reasons, is 
criticised on the grounds that it is an 
entirely foreign element on a site 
which was characterised by long 
parallel rows of buildings separated 
by narrow passages running up from 
the Waterfront. It was also for fire 
reasons that the warehouse adjacent 
to the surviving group on the south 
side was not reconstructed, with the 
result that there is now a gap in what 
had originally been a continuous 
facade. Many react to the fact that 
on entering the new building they are 
suddenly confronted with the 
exteriors of apparently old Wooden 
houses. It is also maintained that 
Maurseth would have been quite 
capable of designing a modern 
facade which nevertheless could 
show respect for the special demands 
of the site and its preserved 
buildings, so that the “modern” for 
once could come into its own. 

It is hoped that this account has 
demonstrated that almost any 
proposal for the Bryggen site would 
have been met with counter-
arguments, while at the same time 
justifiable reasons could have been 
found to defend it. This serves to 
emphasise yet again the need for a 
thorough analysis of the purposes 
and aims of conservation, so that all 
the possible results of any particular 
course of action can be clearly 
perceived and evaluated. 

Finally, there should not be any 
doubt that the Bryggen hotel project 
as it was finally realised in 1982 has 
many warm supporters, and this was 
made eminently clear when the Hotel 
was awarded the Europa Nostra prize 
for good architecture in 1984. 
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The roof over part of the new hotel 
contained the reconstructed buildings. 
The transverse roof ridge is a result of 
the large through rooms on the upper 
floor



John Shaw’s review

I must confess that when I visited 
Bergen last August I was completely 
unaware of the new hotel behind the 
waterfront facade at Bryggen until 
we walked around the older former 
warehouses and looked at the new 
commercial premises and realised 
that the frontage was a pastiche of 
the adjoining older properties.
The almost three decades that the 
development has now been in situ 
have resulted in a scheme whose 
design and execution complements 
the style, character and ambience of 
the area completely.

Everybody associated with 
it deserves congratulations.

The above article by Dag 
Myklebust explains the 
gestation of the scheme 
and very expertly explains 
the choices and problems 
faced by developers and 
decision makers in 
attempting to build within 
an historic area.

Such developments are 
almost always guaranteed 
to give rise to sometimes 
very heated expression of 
opinion, with abhorrence of 
pastiche at one end of the 
spectrum and an inability 
to accept modern 
architectural solutions that 
appear to be a “carbuncle 
on the face of an old 
friend”, to quote one such 
example, at the other.

For me, pastiche is fine 
when used appropriately. 
That is when the design 

used is complementary to adjoining/
nearby design of building and not a 
pastiche of building design from 
another area unrelated to the 
architecture of the area within which 
it is to be located. This is a failing of 
the Poundbury, Dorset, development, 

in my opinion, where pastiches of 
architectural form from various 
periods have been used that have 
little or no place in Dorchester.
Bryggen is an excellent example of 
the appropriate use of pastiche.
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Ethical views discounted

The Secretary of State has accepted 
the recommendation of an inspector 
to refuse an application for a 

research centre set within the walled 
kitchen garden of a Grade 1 house, 
finding it would detract from the 
setting of a listed wall.  The proposal 
entailed using four rectangular steel 
and glass structures that would 
expose more of the brick wall than 
before, but appeared regimented 
stark and out of place, amongst 
brick, stone and slate materials. 
Thousands of representations had 
been received objecting to the 

research use of the 
buildings, but the minister drew 
attention to the courts’ determination 
that moral concerns are not normally 
material to planning decisions. 
DCS  No:100-075-879

A little surprising that the applicants 
left themselves open to refusal by 
their choice of materials. That got the 
minister and inspector off the hook 
this time. Which research uses might 
be acceptable, supposing the 
buildings were to be? Where is the 
line to be drawn between social 
prejudices and moral concerns? 
Bookmakers, brothels and banks? 

Car wash approved on 
contaminated ground

An enforcement notice preventing 
the use of a former coal yard and 
sidings for car washing has been 
overturned, after an inspector ruled 
that remedial measures could be 
taken. 
DCS  100-075-818

Was that the real objection? There 
might be better uses for a polluted 
patch, but should not there also be a 
wider, sustainable duty to ensure 
polluted patches are cleaned up and 
utilised, beyond the writ of the 
pollution inspectorate? How do such 
spaces score in the in town/out of 
centre debate? Or is that the sort of 
luxury that only highly civilised 
communities can afford? Many of our 
inner city sites and places in older 
villages could benefit from a tax-
remission scheme.
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The Inspector Says...

Extracts from the planning press selected and annotated by John Bishton



Greenbelt cemetery works 
acceptable

An inspector has allowed graves, 
memorials, hard standing areas and 
parking at a cemetery in the green 
belt in Yorkshire, finding that they 
were compatible with the site’s 
planning status and would not 
undermine highway safety or 
residential amenity.
DCS No: 111-075-816

How did this get to an inspector?

Church fails to make cash case 
for solar panels

A Grade 2 listed church has failed in 
its attempt to secure permission for 
56 solar panels; the inspector finding 
that they would cause substantial 
harm to the heritage asset and would 
not be justified by public benefit. The 
66 sq metres of panels would almost 
completely cover the roof above one 
aisle. It has a slate roof of distinctive 
texture and colouring. He judged that 
they would appear modern and 
discordant and compromise the 
historic character of the church. He 
was told that the savings would 
assist the church in its upkeep and 
allow expansion of its community 
activities. He was not satisfied that 

the benefits would be sufficient to 
overcome his concerns.
DCS:100-075-820   

Some members might want to know 
a great deal more about this one. 
What is its context? How well was the 
case presented, detailing ambitions 
and capacity for fulfilling them, and 
the need to be met? Was too much 
taken for granted? Is the building 
entirely 19th century and why was it 
listed? This is not a case for attempts 
at blanket legislation

Unrestricted retail use of 
showroom refused

The inspector ruled out the change of 
use to non-food retailing because the 
applicant refused to accept a 
condition restricting the range of 
goods to be sold. 
DCS: 100-075-873

Quite right too!

Appellant wins costs on council’s 
change of mind
The demolition of a dwelling and its 
replacement by a 12-bedroom hotel  
been permitted after the local 
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authority accepted that its definition 
of “brown-field “ differed from the 
national criteria. The site was in the 
countryside adjacent to a golf course. 
The council initially argued that it did 
not comprise previously developed 
land and the UDP required hotel 
developments to be within existing 
settlements.

 The appellant pointed to the 
council’s policies needing high quality 
serviced accommodation. The 
inspector observed that tourists 
would usually come by car and it 
would be no less sustainable for 
them to arrive in the countryside. He 
found the design acceptable, and the 
hotel to be a satisfactory 
complement to the golf course.  He 
also found that there had been no 
justification provided for dropping its 
initial contention about brown-field 
status and failure to substantiate the 
claim that the application was 
contrary to policy, so he awarded 
costs on these grounds. 
DCS: 100-075-590 
It is hard to think that the officers 
went along with this. How does it fit 
with localism? (Work that one out for 
yourselves.)

Reporter sees scope for re-use of 
gas-holder

A reporter, (Scottish for inspector), 
has refused to sanction the 
demolition of a category B gas-holder 
in Edinburgh, saying that he was not 
satisfied that all the alternatives had 
been explored. It had survived 
largely in its original form, an 
increasingly rare relic of the city’s 
evolution and early twentieth century 
methods of energy production, 

technology (and I would add, 
increased comfort). 

The inspector drew attention to the 
requirements of Historic Scotland 
that such buildings should be 
marketed for a reasonable period, at 
a price reflecting its condition and 
the extent of repairs needed, and 
selling to a restoring purchaser.  This 
had not been done. The appellant 
replied that it had not been done 
before with a holder on this scale. 
The reporter responded that, with wit 
and imaginative thinking, a restored 
structure “might frame a variety of 
leisure or commercial applications”.    
DCS:  100-075-865

I wonder what he had in mind.  
Anyway, the legislation tied his hand, 
as it is meant to do.
Suggestions please

Unusual business set–up agreed

A company has succeeded in gaining 
permission for a double-fronted shop 
to be used for an innovative variety 
of purposes in an Essex town centre. 
It included printing, copy writing, film 
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production and web-development as 
well as furniture design service. Part 
of the floor space would be used for 
display, conferences, film, studio and 
staff facilities. The issue was whether 
the mix could constitute an A.1 retail 
use in a town centre where 80% of 
frontages were required by a 1994 
local plan to remain in retail uses.

The inspector was satisfied that the 
requirement needed to be read in 
conjunction with PPS4, on 
sustainable development. As 85% of 
the proposed window display would 
be goods for sale, she agreed that it 
would not create a dead frontage.
DCS: 100-075-917 

Why banish multi-skilled jobs to the 
back streets? Let us see people at 
work. This is not like a bland bank or 
building society façade. Just a bit odd 
that more recent documents than the 
local plan had not been considered 
originally. 

Luxury campsite allowed in 
outstanding landscape

An inspector has granted temporary 
permission for a campsite in the High 
Weald AONB, deciding that the 
tourism benefits outweigh the area’s 
character and appearance. The 
scheme included five yurts while an 
existing barn would be used for 
storage, an office and a workshop. 
He accepted that the scheme would 
be compatible with the area’s natural 
beauty, as the ensemble would be 
imperceptible in distant views.  
However, he was concerned that the 
maneuvering of cars might result in 
disturbance to nearby housing, and 
that should traffic turn out to be 
greater than expected the sharing by 

pedestrians and cars of a track could 
be unsatisfactory. Given these 
uncertainties, he issued a five-year 
permission for a trial run. 
DCS  No: 100-075-940

This could be the thin end of a very 
big wedge!  How much investment is 
a luxury site going to need to make it 
luxurious?  Is five years long enough 
to clear the overheads if another 
inspector decides not to renew the 
permission? What sort of precedent 
does it set? Are there not many 
comparable sites? What is meant by 
imperceptible? After all, we don’t 
have many views on the scale of 
Normandy.

Time limit on conversion held to 
be unreasonable

Costs have been awarded against a 
council for unreasonable behaviour 
concerning an application for 
conversion of three barns into homes 
and the erection of five stables. The 
problem was bats. An existing survey 
was out of date. The council claimed 
that a new survey would be needed if 
development did not begin within two 
years, and attempted to impose 
cancellation of the permission if that 
did not happen. The inspector agreed 
that a new survey would indeed be 
needed, but he said: 11-076-224 a 
condition requiring a new survey if 
the start did not come within two 
years, was preferable to the council’s 
requirement, and there had been no 
negotiation, so a full award was 
made against the council.

Surely the council’s solicitor would 
have advised against trying to trump 
primary legislation. How was the 
council’s position arrived at? 
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Distance defines sustainability

A development of 73 homes on the 
edge of an Essex town has been 
refused permission despite the 
inspector’s approval of design and 
landscaping. The site lies 620 metres 
from a bus stop and a mile from the 
town centre. This did not meet with 
the need to maximize accessibility by 
walking, cycling, and public 
transport.
DCS  No:100-075-074

This might, but only might, set a 
useful precedent, but probably only 
in crowded parts of the Home 
Counties, or near a major centre of 
employment. When would the gap 
between the town and the new 
settlement come under pressure, in 
an area of housing shortage? 
However, many linear villages, and 
some that have developed recently 
into small towns, could only have 

new developments necessarily at 
such distances. One of the factors 
that would have to be considered is 
the viability of any bus services that 
exist and their likely permanence.

Attempt to utilize emerging Core 
Strategy fails.

An inspector has allowed a scheme 
for 150 homes recommended by 
officers and rejected by members, on 
three fields on the edge of a 
settlement defined as a favoured 
location in a local plan. This 
recognized its status as one of the 
most sustainable places in 
transportation terms, with an 
extensive range of facilities and 
services, and its relative proximity to 
a larger settlement within an area 
where further housing would 
generally be encouraged. The council 
was unable to demonstrate a five-
year supply of housing land. The 
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emerging core strategy places the 
settlement in a rural area that it 
regarded as suitable.
for only limited new development. 
Allowing the appeal, it he said would 
set an undesirable precedent, and 
preempt future decisions on the scale 
and location of housing.
The inspector said the site lay in a 
key area for new homes.  Three 
potential options within the core 
strategy envisaged a significant 
proportion in the area. A land supply 
of less than three years reinforced 
the need for further provision. In his 
view, the prematurity argument 
lacked substance. He awarded full 
costs to the appellants. 
DCS  No:11-076-471

This must have been very frustrating, 
in particular for the officers, as well 
as expensive for the ratepayers.  Had 
the future sites team been under-
resourced for years? ASHTAV 
members will be interested in what 
appears, (I only say appears), to be 
a case of attempting to insulate an 
attractive place. This failed appeal 
points to two needs:  first, keeping 
up with legislation about supply, and 
second, all of us taking an interest in 
the quality and layout of new-build. 
Some of the difficulty, it seems to 
me, arises from the core strategy 
being concerned with global 
numbers, (echoes of Regional 
Strategies?), but not being site- 
specific, in part because of the time-
span, taken along with windfall sites, 
except when read along with an 
adopted Strategic Housing Land 
Assessment 

Lodge extension refused on 
heritage grounds

A proposal to extend a lodge at the 
entrance of, (and within) a listed 
cemetery has been refused on design 
quality grounds.  The inspector noted 
that the NPPF requires that the 
Framework carried forward the 
concept in PPS5 that, the more 
important an asset, the more weight 
should be given to its conservation. 
She criticized the design in detail. 
The appellants maintained that 
refusal could jeopardize the future of 
the property, but they provided no 
marketing evidence.to convince her.
DCS  No: 100-076-808 . 
Raise the quality or propose a 
different use for it.
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And now for the significant one!

Emerging target favoured over 
regional strategy.
 rejected proposals for 77 homes in a 
Wiltshire town after supporting the 
council’s assessment of housing 
need. The appellant based his claim 
on the draft regional strategy of 
2004, adopted in 2008. The council 
responded with more up-to-date 
figures, claiming that the Core 
Strategy would be adopted before 
the end of 2012, as it was now at  its 
final stage of consultation. Their plan 
was for 18% fewer by 
2026 than the 2004 draft 
regional strategy. The 
Inspector preferred to rely 
on the core strategy 
figures. More than 
sufficient land was 
available.  As the plan 
amounted to 29% of the 
minimum housing 
requirement for the town 
she decided that allowing 
the appeal would seriously 

compromise the local community’s 
ability to determine future housing 
growth in an area where there 
appeared to be enthusiasm for 
preparing a neighbourhood plan.
DCS  No: 100-076-615 

   Good news.  The locals will be 
concerned, one hopes, not just with 
numbers, but also with what goes 
where and the various needs of their 
community.
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Most of the preceding reports, though not the last, cover 
administrative details of planning law. But we are now in a new 
world. Those cases reflect the pause before the adoption of the 
novel concept arising from the Secretary of State’s statement 
that his intentions as expressed in Parliament are now to be 
understood as policy, (though some are not yet enshrined in 
law). We await examples of cases that, following the NPPF, will, 
within the format provided by the Localism Act, create new 
principles by precedents that are to emerge from the totality of 
the NPPF combined with the Localism Act, and Sustainability 
advice. It looks as if the inspector’s job and that of the courts 
are destined to become even more difficult. 

The next report covers an interim phase, because it exemplifies 
an attempt by a council to use their still emerging core strategy 
to justify rejection of an application on grounds of prematurity.  
In a more buoyant economy the changes made might have led 
to many applications, and stimulated competitive land 
acquisition. Land banking, however, continues.


