PLANNI NG REF . 252782
PROPERTY ADDRESS : 10 East Park Farm Drive
: 10 East Park Fa Charvil, Reading, Berkshire, Berkshire

: RG10 9WJ
SUBM TTED BY . Ms Amanda Rutter
DATE SUBM TTED : 08/12/ 2025

COWENTS:

I wish to submit a fornmal objection to planning application 252782
for the proposed fuel oil storage and distribution facility. Having
revi ewed the application docunents and consi dered the inplications
for our community, | have significant concerns about the suitability
of this devel opnent.

1. SEVERE ENVI RONVENTAL RI SK TO CHARVI L COUNTRY PARK AND PROTECTED
SPECI ES

The site's immediate proximty to Charvil Country Park and the River
Loddon presents an unacceptable environnental risk. This area
supports European Protected Species, specifically otters (protected
under the Conservation of Habitats and Species Regul ati ons 2017),
as well as nationally rare endenic species including the Loddon
dragonfly and Loddon lily, which are found nowhere else in the
country.

The park provides inportant habitat for diverse wildlife including
nesting waterfowl , herons, bats, deer, anphibians and established
fish populations. As a regular user of this nature reserve, |'ve
wi t nessed the ecol ogical value of this area and the conservation
wor k undertaken to enhance it.

The proposal to store approxi mately 800, 000-1, 000,000 litres of

di esel, kerosene and other petrol eum products within netres of this
sensitive ecosystemcreates a catastrophic contam nation risk. Any
spillage or tank failure would cause irreversi ble danmage to
protected habitats and could result in crimnal liability under
wildlife protection |egislation.

The applicant's clainmed 14% bi odi versity net gain through planting
six trees and sonme shrubs is wholly inadequate nitigation for the
scale of environnental risk posed by industrial fuel storage
adjacent to a nature reserve. This appears to be a token gesture to
satisfy planning requirenments rather than genui ne environnental
protection.

Furthernore, this proposal directly contradicts the Twyford and
Charvil Nei ghbourhood Pl an (May 2024), which explicitly requires
devel opnents to "identify, map and saf eguard conponents of |oca
wildlife-rich habitats and w der ecol ogical networks" and to
"mtigate any inpact of devel opnment on biodiversity."

2. FLOOD RI SK AND | NEVI TABLE CONTAM NATI ON SCENARI O

The site is located within a docunented floodplain with a history of
regul ar inundation. Evidence includes:

- Woki ngham Bor ough Council flood reports (2014) confirm ng the
site w as conpl etely subnerged

- Recent flooding events (2024) with water surrounding the site

and reaching building | evel

- Annual winter flooding affecting the nmeadows and site perineter

- Multiple eyewitness accounts fromlocal residents

Storing petroleumproducts at a site with this flood history is
fundanmental | y unsafe. During flood events, engineered contai nnent
systens such as bunds becone ineffective when the entire site is
underwat er. Fuel, being lighter than water, will float and di sperse
across fl oodwater, contan nating:



- The River Loddon and St Patrick's Stream

- Charvil Country Park | akes and associ ated wetl| ands

- Downstream wat er courses i ncluding the R ver Thanes

- Local aquifers and groundwat er

Ri parian habitats and protected wildlife areas

Recovery and renediation following a flood-related fuel spill would
be extrenely difficult, if not inpossible, across such a w de

di spersal area. The environnental danmage woul d be |ong-lasting and
potentially

per nanent .

dimate change projections indicate increasing flood frequency and
intensity for the Thames Vall ey region. The Environnent Agency's

| at est gui dance requires consideration of enhanced rainfall patterns
and flood risk over the operational lifetinme of devel opnents.
Approving fuel storage at this location effectively guarantees a
future environnental disaster as clinmate inpacts intensify.

I note the application indicates a surface water discharge pipe
running directly to the River Loddon. For a site handling petrol eum
products, this represents an unacceptabl e direct contam nation

pat hway. The Environnent Agency nust formally approve this
arrangenent, and their consultation response should be a
prerequisite for determnation.

3. COMBI NED FI RE RI SK - | NADEQUATE HAZARD ASSESSMENT

The application contains a critical onmission that prevents proper
safety assessnent: it fails to evaluate the cunulative fire risk
created by siting a fuel storage facility directly adjacent to an
existing tyre storage and di stribution warehouse.

Fire risk context:

Tyre storage is classified as a hi gh-hazard operation under the
Envi ronnmental Permtting (England and Wal es) Regul ati ons 2016. The
Envi ronment Agency's Fire Prevention Plan Guidance (2018)
specifically identifies tyre storage as requiring strict separation
and nmtigation due to:

- Extrene heat rel ease (tenperatures exceedi ng 1000 O

-Difficulty of extinguishnment (fires can burn for weeks)

- Toxi ¢ snoke containi ng carci nogens and heavy netal s

- Potential for explosive events

The proposed fuel depot would store substantial quantities of

fl ammabl e and conbustible |iquids regul ated under the Dangerous
Subst ances and Expl osi ve At nospheres Regul ati ons 2002 ( DSEAR),
creating its own significant fire and expl osi on hazard.

Conbi ned ri sk scenari o:

A fire originating at either facility would create i mediate risk of
cross-boundary ignition, resulting in a conmpound incident involving
both burning tyres and ignited fuel. The consequences woul d incl ude:
- Maj or incident requiring extended energency response (potentially
days)

- Risk of fuel tank rupture and expl osion fromradi ant heat exposure
- Large-scal e toxi c snoke plune affecting residential areas

- Necessary evacuation of nearby hones

- Severe environnental contami nation fromfirefighting runoff

- Compl ete road closure elimnating evacuation routes

Regul at ory non-conpl i ance:

This onission violates the National Planning Policy Framework
requirenents:

- Paragraph 97: decisions nust "pronote public safety and take into
account w der security and defence requirenments by anticipating and
assessi ng possible risks"



- Paragraph 174: requires consideration of "cumul ative effects

ari sing from new devel opnent”

Under the Town and Country Pl anning Act 1990 (Section 70(2)),

the Local Planning Authority nust consider all material planning
consi derations including cunul ati ve hazards from adjacent |and uses.
The absence of cross-boundary fire risk assessnent neans the Counci
| acks essential information for |awful determ nation

| formally request:

- Mandatory conbined fire risk assessnent before determ nation

- Formal consultation with the Health and Safety Executive

- Fire and Rescue Service assessnent of energency response
capability and evacuation pl anni ng

- Denonstrati on of adequate separation distances or mtigation
measures neeting industry standards

4. H GHWAY SAFETY CONCERNS AND | NADEQUATE | NFRASTRUCTURE
Od Bath Road is a sem-rural residential road with substandard
geonetry, inadequate for intensive HGY operations. The proposed
traffic generation represents a dangerous intensification

Infrastructure deficiencies:

- Narrow carriageway with restricted forward visibility around a
doubl e bend

- Subst andard footway w dth (inadequate when passi ng HGVs)

- M ssing footway provision on sections of the route

- Exi sting severe congestion during peak periods

- Current problens with HGY access to adjacent tyre depot causing
road bl ockages and safety conflicts

Vul nerabl e road user risk

This route serves as the prinmary pedestrian and cycle |ink between
Charvil and Twyford, with significant vul nerabl e user groups:

- Children accessing Charvil Piggott Prinmary School and The Piggott
Secondary School

- Fam lies and recreational users accessing Charvil Country Park

- Elderly residents from surroundi ng devel opnents

- Commuter cyclists traveling to Twyford Station

- Four bus services sharing the carri ageway

bserved danger ous nmanoeuvr es:

During the applicant's unauthorised operation in Decenber 2024,
articul ated tankers were observed executi ng dangerous nanoeuvres

i ncludi ng swi ngi ng across both carriageways when turning,
conflicting with traffic energing fromthe blind bend, and

conpl etely obstructing the footway.

The subnitted Transport Assessnent appears to underestimte peak
hour conflicts, cunulative inpacts with existing tyre depot traffic,
pedestrian delay and risk, and accelerated road deterioration from
HGVY axl e |l oading (the road was recently resurfaced but is not
designed for this traffic |oading).

This proposal directly contradicts the Twyford and Charvi

Nei ghbour hood Pl an's explicit objective to "reduce traffic flow,
connect wal king and cycling routes, and provi de adequate pavenents
to inprove pedestrian safety" along O d Bath Road

G ven the conbination of HGV volune, infrastructure constraints,

vul nerabl e users and poor visibility, serious or fatal accidents are
a probable outcone if this devel opnent proceeds. The Hi ghways

Aut hority should conduct a Stage 1 Road Safety Audit and provide a



formal response on safety grounds.

5. EMERGENCY RESPONSE AND COVMUNI TY RESI LI ENCE

The site configuration creates critical energency response
constraints:

- Single point of access shared with adjacent prenises

- AOd Bath Road woul d be bl ocked during any major incident,
elimnating egress

- Restricted access for energency vehicles and specialist equipnent

- No viabl e evacuation route for residents (trapped between

incident site and A4)

- Unknown capability of local Fire and Rescue Service for specialist
fuel fire response

A conmpound fire incident involving both fuel depot and tyre

war ehouse would require nultiple fire appliances, hazmat teans,

envi ronnmental contai nnent nmeasures, extended road cl osures, and
possi bl e evacuati on of several hundred hones. Such an incident would
necessitate nutual aid fromsurrounding fire services and could | ast
for days.

Has the Fire and Rescue Service been formally consulted? Their
assessnent of operational access, water supply, evacuation

requi renents and conbi ned hazard response capability should be
mandat ory before determ nation.

6. RESI DENTI AL AMENI TY | MPACTS

The proposed operating regi ne (5am 6pm seven days per week, wth
tankers "potentially arriving outside these hours") represents
severe intensification conpared to the previous service station use,
af fecting over 1,000 hones.

Noi se i npact:

During the applicant's unauthorised Decenber 2024 operation

resi dents experienced:

- Constant HGV noise fromearly norning including diesel engines,
reversing alarms, air brakes and idling

- Loadi ng punp operation

- Weekend di sruption

- Loss of reasonabl e enjoynent of homes and gardens

No adequate noi se i npact assessnent has been provi ded. The proposa
clearly violates NPPF paragraph 185, which requires devel opnents to
"mtigate and reduce to a mninumpotential adverse inpacts
resulting from noi se" and "avoid noise giving rise to significant
adverse inpacts on health and quality of life."

Qdour and air quality:

Resi dents experienced pervasive fuel odours during the Decenber
operation, affecting footpaths adjacent to the site and penetrating
into hones in nearby streets. Exposure to volatile organic conpounds
(VQOCs) fromfuel storage and transfer operations presents
docunent ed heal th concerns

No air quality assessnent has been subnitted despite the storage and
handl i ng of volatile petrol eum products. An air quality inpact
assessnent including VOC eni ssions and odour dispersion nodelling
shoul d be nandatory.

Vi sual inpact and character:

The devel opnent woul d introduce industrial-scale fuel tanks,
security fencing, and 24-hour security lighting, fundanmentally
altering the em -rural gateway character between Twyford and Charvi
settlenents. 7. PUBLIC HEALTH | MPLI CATI ONS

The wel | -docunented Bram ey, Surrey fuel |eak incident denonstrates
the serious public health consequences of fuel storage



failures: Contani nated water supplies affecting multiple properties;
Under ground fuel mgration through soil and groundwater systens;
Expl osi on risk fromvapour accunulation in confined spaces; Health
effects fromchronic funme exposure; Years of investigation and
renedi ation; Significant property deval uation

These risks are anplified at the Charvil site due to flood
susceptibility, inmedi ate watercourse proxinmty, high groundwater
tabl e, dense residential population, and recreational use of

adj acent nature reserve

The application provides insufficient detail regarding tank
specifications, condition and inspection protocols, |eak detection
and nonitoring systens, groundwater nonitoring proposals, energency
response procedures and equi pnment, staff conpetency requirenents,
and long-termenvironnental liability insurance.

8. CGROUND CONDI TI ONS AND STRUCTURAL SUI TABI LI TY

The applicant's proposal includes extensive ground stabilisation
wor ks (concrete block retaining walls and |inestone-filled
gabions), explicitly acknow edging the site is constructed on "nade
ground. "

Thi s adni ssion reveals fundanental unsuitability for heavy fue
storage infrastructure. Made ground typically conprises variable

fill material with poor conpaction characteristics, creating risks
of: -Differential settlenment causing tank and contai nnent structure
failure

- Cracki ng of bunds during ground novenent

- Underground void formati on and col | apse

- Uncharacteri sed contam nation from previ ous site uses

- Preferential groundwater pathways through disturbed materia

Has an adequat e geotechnical investigation been undertaken? The
submi ssion shoul d include detail ed ground investigation reports,
bearing capacity analysis for |aden tanks (potentially exceeding
100 tonnes when full), contam nation assessnent and renedi ation
strategy, and foundation design cal cul ati ons.

The requirenent for extensive stabilisation works denonstrates this
site is inherently unsuitable for infrastructure requiring |ong-term
structural integrity.

9. APPLI CANT CONDUCT AND REGULATORY COMPLI ANCE

The applicant comrenced operations at this site in Decenber 2024

wi t hout planning permission, installing fuel tanks, accepting
deliveries, and subjecting residents to noise, odours and traffic

i npacts. Operations only ceased follow ng enforcenent intervention
This denonstrates concerning disregard for regulatory processes and
raises legitimte questions about future conpliance with any
conditions inposed. If planning requirenents were ignored, what
confidence can the Council have in operational conpliance with
environnental permts, working hours restrictions, or vehicle
novenent control s?

10. LACK OF DEMONSTRABLE COVMUNI TY BENEFI T

The applicant has failed to denonstrate:

- Wiy this environmentally sensitive |location is necessary - That
alternative suitable industrial sites are unavail able

- Genui ne | ocal enploynment benefits (conpany headquarters in
Lancashire)

- How t hi s devel opment serves conmunity rather than purely
commer ci al

interests

Multiple residents have identified superior alternative uses,



particularly car parking for Twyford Station to serve the Elizabeth
Li ne. This woul d provide genuine conmunity benefit (supporting

| ocal conmmuters, reducing congestion, generating council revenue)
with zero environnental risk.

O her appropriate alternatives include small business/office units
supporting local enploynent, conmmunity facilities, or residentia
devel opnent conpatible with the surroundi ng area.

11. | NADEQUATE STATUTCRY CONSULTATI ON

Revi ew of the planning file reveals unclear consultation status with
critical statutory bodies:

- Environment Agency: Formal approval required for fuel storage
installation and surface water discharge to River Loddon

- Health and Safety Executive: Consultation role for nmajor hazard
devel opnents near residential areas

- Natural Engl and: Assessnent required for inmpacts on European
Protected Species and nationally rare species

- Fire and Rescue Service: Assessnent of energency response
capability and evacuation pl anni ng

- Thames Water: G oundwater protection and water quality nonitoring

These consultations should be conpl eted and responses publicly
avai | abl e before determ nation. The Council cannot |awfully
deternmne this application wi thout proper statutory consultation
12. QUESTI ONS REQUI RI NG ANSVEERS BEFORE DETERM NATI ON

I formally request witten responses to the foll ow ng:

1. Has the HSE assessed the conbined fire risk between the fue
depot and adj acent tyre warehouse?

2. Has the Environment Agency approved surface water discharge to
the River Loddon froma petroleumhandling facility?

3. What flood levels are predicted over the next 30 years

i ncorporating climte change projections, and do tank/bund hei ghts
provi de adequate freeboard?

4. Has Natural England confirned no adverse inpacts on European
Protected Species and nationally rare species?

5. Has the H ghways Authority conducted a Stage 1 Road Safety Audit,
and what is their fornmal position?

6. What evacuation plan exists for nearby residents in the event of
fire, explosion or toxic release?

7. What alternative sites were assessed, and why is this |ocation
consi dered appropriate despite obvious constraints?

8. What enforcenent action was taken regardi ng unaut hori sed Decenber
2024 operations, and how does this affect assessnent of applicant
credibility?

9. What environnental liability insurance coverage exists, and what
guarantees exist for long-termrenedi ati on fundi ng?

10. Has the Fire and Rescue Service confirmed capability to respond
to major fuel fire at this |ocation?

11. What | ong-term groundwater nonitoring will be required, who wl|
enforce it, and howw Il it be funded?

12. How wi || operating hours be enforced when the application states
tankers may arrive "outside" specified hours?

13. PCLI CY CONFLICTS

This application conflicts with planning policy at nultiple levels:

Nati onal Pl anning Policy Framework:
- Para 97: Fails to adequately assess risks and pronote public



safety - Para 174: Ignores cunul ative effects of devel opnent
- Para 183: Site unsuitable given likely pollution effects

- Para 185: Creates significant adverse inpacts on health and
quality of life through noise

- Para 195: Fails to conserve and enhance bi odiversity
Twyford and Charvil Nei ghbourhood Pl an (May 2024):

- Direct contradiction of traffic reduction objectives

- Failure to protect wildlife-rich habitats

- Conflict with policies protecting residential anmenity and rura
character

Woki ngham Bor ough Local PI an:

- Policies protecting rural character and settlenent separation
- Environmental protection policies for watercourses

- Hi ghway safety and sustainabl e transport policies

14. PRECEDENT | MPLI CATI ONS

Approval woul d establish dangerous precedent for further industrial
intensification, potentially leading to cunul ati ve degradati on of
this transitional zone between Twyford and Charvil. The Council nust
consider the long-terminplications of increnental industrialisation
destroying the sem -rural character that residents val ue and that

pl anni ng policy seeks to protect.

SUMVARY OF OBJECTI ON GROUNDS

- Unaccept abl e environnmental contam nation risk to protected

habi tats and speci es

- Inevitable fuel spillage during flood events given docunmented site
hi story

- I nadequat e assessnent of conbined fire hazard with adjacent tyre
war ehouse

- Highway safety risks to vul nerabl e users on substandard

astructure

- Severe residential amenity inpacts through noi se, odour and
character change

- Denonstrabl e applicant non-conpliance with planning regul ations

- Superior alternative uses providing genuine comrunity benefit

- I nadequate statutory consultation with rel evant bodies

- Miltiple conflicts with planning policy at all levels

- Setting of dangerous precedent for inappropriate devel opnent
REQUEST FOR REFUSAL

| respectfully request the Planning Cormittee refuse this
application on the grounds set out above.

Should the Committee be minded to approve despite these objections,
I

request:

- Completion of all statutory consultations with responses nade
public

- I ndependent conbined fire risk assessnent

- Public nmeeting for comunity presentation of concerns

-Site visit by Commttee nmenbers

- Witten responses to all questions raised above

This represents inappropriate industrial devel opnent in an
environnental ly sensitive residential location. The risks to public
safety, protected wildlife, and community well being far outwei gh any
benefits. There is no conpelling justification for approval. Yours
faithfully,

Amanda Rutter






