PLANNI NG REF : 251310
PROPERTY ADDRESS : Little Prinrose
: Church Road, Farley Hil

: RGr 1TU
SUBM TTED BY : M Phil & Davina MDonal d
DATE SUBM TTED : 22/06/2025

COWENTS:

Ref erence: Pl anning Application 251310 - Request for an

Envi ronmental Screeni ng Opinion for Residential Devel opnent - Land
at Bl ackcroft Farm West of Readi ng Road, Arborfield

Dear Sir/ Madam

W are witing as residents of Farley Hll to provide a fornma
obj ection on the EI A Screeni ng Qpi nion request subnmtted by Rubix
Land Ltd for the above application, 251310.

W note the applicant's assertion that the proposal constitutes

' Schedul e 2' devel opnent under the Town and Country Pl anni ng
(Environmental |npact Assessnent) Regul ations 2017. W strongly
contest the applicant's subsequent conclusion that an Environnental
| npact Assessnent (EIA) is not required.

It is our firmposition that the proposal is likely to have
significant effects on the environnent, and we formally request that
the Council issue a positive Screening Opinion, confirmng that an
EIA is mandatory before this application can be determ ned. CQur
reasoni ng, based on the criteria outlined in Schedule 3 of the EIA
Regul ations, is as follows.

1. Characteristics of the Devel opnent

The sheer scale of the proposal is substantial and represents a
maj or urban devel opnent in a rural setting. The project includes:

- Atotal of 650 residential units, conprising 450 dwellings and a
200-hone retirenent village with a care hone and | ei sure conpl ex.
- An expansion of the Blackcroft Farm I ndustrial Estate.

- The construction of a new 4-arm roundabout on the A327 Readi ng
Road.

This mass and scale are entirely out of keeping with the receiving

environnment of Farley HIl. Furthernore, the applicant's review
fails to adequately consider the cunul ative inpact of this
proposal . It

will be built adjacent to the mmjor, still-ongoing redevel opnent of

the Arborfield Garrison. The addition of traffic from 650 hones and
expanded industrial use, conbined with the existing pressures from
the Arborfield Green devel opnent, will place an i mense and
unassessed cunul ative strain on the |ocal road network (A327),
ecosystens, and community infrastructure. The applicant's own
Transport Note

acknow edges the need for future capacity testing, denonstrating
that the current submission is insufficient to rule out significant



i mpacts.

2. Location of the Devel opnent & Environnental Sensitivity

We fundanentally challe nge the applicant's assertion that the site
"is not located within or in the imediate vicinity of a 'sensitive
area'". This represents an overly narrow interpretation of the EIA
Regul ations. The environnental sensitivity of this specific |ocation
is exceptionally high

- Anci ent Wbodl and: The applicant's own reports confirmthe site
contains two areas of designated Anci ent Wodl and: Wstwood Copse
and C aypits Wod. These are also identified as Habitats of

Pri nci pal

| nportance. Ancient Wodland is an irrepl aceable habitat, and its
presence alone neans the site is, by any reasonable definition
environnental ly sensitive. The proposal to place najor devel opnent
in such imediate proxinity risks fragnentation, pollution, and
degradati on which can only be assessed via an El A

- Proximty to Nationally and Internationally Inportant Sites: The
applicant's own Prelimnary Ecol ogi cal Appraisal confirns the

devel opnent site lies just 600mfromthe Thanes Basin Heath Speci al
Protection Area (SPA) and is located within the SSSI |npact Risk
Zone for Branshill SSSI. A devel opnent of this scale, so close to
sites protected under international and national law for their

vul nerabl e bird popul ati ons and heat hl and habitats, presents a clear
and undeni able risk of significant effects fromincreased
recreational pressure, water runoff, and urbanisation. A full EIA
is the only appropriate nechanismto assess these risks.

- Val ued and Rural Landscape: The applicant's own Landscape and

Green Infrastructure Strategy references the 'Farley Hi Il Val ued
Landscape Assessnent' and confirnms the site lies within the 'Farley
H 1l Sand and Gravel Hills' Landscape Character Area, which is noted
for its

"secluded, renote character”. This confirns that the | andscape has a
recogni sed sensitivity and val ue that would be fundanentally and
irreversibly harmed by a devel opnent of this scale.

3. Characteristics of the Potential |npact

The applicant's prelimnary reviews are insufficient to properly
assess the magni tude, conplexity, and pernanence of the inpacts.

- Magnitude and Conpl exity: The introduction of potentially over
1,500 new residents, a retirenent village, and associated industria
traffic into a rural road network is a |arge-scal e and conpl ex
event. The applicant's own traffic data shows the A327 is already a
busy road, with a two-way AM peak hour flow of 1443 vehicles.

- Inmpact on Hi ghway Safety for Vul nerable Road Users: The
devel oper's own reports identify the local area as being
characterised by "quiet rural |anes and tracks, sone sunken, which



wi nd through the woodl ands, bordered by bul ky hedgerows and often
wi t hout kerbs or intrusive signage". Their reports also identify
"margi nal | and uses includi ng pony paddocks with associ ated st abl es”
as an existing feature of the |andscape. These | anes are actively
used by vul nerabl e road users, including nunerous horse riders from
several local equestrian

establi shnents. The applicant's transport assessnent confirns that
key roads such as Church Road and Readi ng Road have 50nph speed
limts and | ack pavenents. Injecting a high volunme of new traffic
from 650 honmes onto these fast, narrow, and unlit rural |anes
creates a severe and unacceptable safety risk for the equestrian
community and other users. This significant inpact on public safety
has not been adequately assessed.

- Duration and Reversibility: The inpacts of this devel opnent wll
be permanent and irreversible. It will fundanentally and forever
alter the character of Farley H Il froma small, sem -rural village
to a su burban extension of the main Arborfield devel opnent, eroding
its distinctiveness and tranquil environnent.

M sl eadi ng Application Title

Finally, we nust point out that the application is consistently
titled "Land at Blackcroft Farm.. Arborfield'. As a matter of fact,
the proposed devel opnent site is not in Arborfield; it is in Farley
Hll. This is msleading and underm nes the transparency of the
application process, with the potential for residents of Farley Hil
to be insufficiently alerted to a maj or devel opnent on their
door st ep.

Concl usi on

G ven the significant scale of the devel opnent, its location within
and adjacent to highly sensitive environnental areas (including two
Anci ent Whodl ands, the Inpact Ri sk Zone of a SSSI, and cl ose
proximty to an SPA), and the high probability of significant,
permanent, and cunul ative inpacts on the | andscape, ecol ogy, and

| ocal

infrastructure, we believe the threshold for an El A has been clearly
met .

The applicant's own consultants identify the need for further

i nvestigations, including a shadow Habitats Regul ati ons Assessnent
(sHRA), biodiversity net gain assessnents, and further surveys for
nmul tiple protected species. This denonstrates that the current
information is inadequate to conclude that there will be no
significant environnental effects.

We therefore formally and strongly request that Wki ngham Borough
Council issue a positive Screening Opinion, confirmng that a ful
and conprehensi ve Environnental |npact Assessnent is required for
application 251310 before it can be |l awfully determ ned.

Yours faithfully,

Phi| and Davi na McDonal d






