PLANNI NG REF . 261059
PROPERTY ADDRESS : Arborfield Village Hall
. Eversley Road, Arborfield

. R& 9PQ
SUBM TTED BY : Arborfield & New and Pari sh Counci
DATE SUBM TTED . 17/ 06/ 2026

COWENTS:
Arborfield and New and Parish Council Fornmal Objection to Planning
Application 261059

Site: Land south of Langley Conmon Road,

Arborfield Geen

Proposal : Qutline application for up to 660 dwellings, elderly care
acconmnodati on, SANG open space and associ ated works

Applicant: Crest Nicholson Operations Ltd

1. Conflict with the Wki ngham Local Plan Core Strategy

1.1 CS1 - Sustainable

Devel oprment Locati ons

The Core Strategy directs major devel opnent to designated Strategic
Devel oprment Locati ons (SDLs).

The application site is not within an SDL and lies outside the
settl enent boundary.

A proposal for 660 dwellings is therefore not supported in principle
and conflicts with the spatial strategy of CSI.

1.2 CP11 — Devel opnent Qutside Devel opnent Linmits

CP11 permits only small scale, rural character devel opnent outside
limts.

This proposal is:

e Large scale

e Uban in form

e Transformati ve of open countryside

It therefore fails CP11.

1.3 CP3 — General Principles for Devel opnent

CP3 requires devel opnent to:

* Respect | ocal character

e Avoi d overbearing massing

e« Protect |andscape setting

e Provi de safe access

Wth all matters except access reserved, the applicant has not
denonstrated that a devel opnent of this nagnitude can be
acconmodat ed wi thout significant | andscape and character harm

1.4 CP6 — Managi ng Travel Denand

The Transport Assessnent docunents listed on the planning portal do
not denonstrate:

» Saf e access

e Cunul ati ve i npact

assessnent

e Adequate mtigation

The proposal therefore fails CP6.

2. Conflict with the Managi ng Devel opnent Delivery (MDD) Pl an

2.1 TB20 / TB21 — Landscape & Countrysi de Protection

The site forns part of the rural setting south of Arborfield G een.
A 660 unit schene

woul d:



e Extend the settlenent footprint

e Erode r ura

character

e Create coal escence pressure

This is contrary to TB20 and TB21.

2.2 TB23 — Biodiversity & Nature Conservation

No Biodiversity Net Gain (BNG plan is visible in the listed
docunent s.

SANG provi sion al one does not satisfy statutory BNG r equirenents.
The application therefore fails TB23.

3. Conflict with the Arborfield & Barkham Nei ghbourhood Pl an
3.1 Countryside Protection Policies

The

Nei ghbour hood Pl an enphasi ses:

e Mai ntaining rural

character

e Preventing settlenent spraw

« Pro tecting | andscape setting

A maj or urban extension of 660 dwellings is directly contrary to
t hese principl es.

3.2 Housing Policies (Hl)

The Pl an

supports:

e Infill

e Proportionate growth

e Devel opment within

boundari es

This proposal is far beyond the scale contenplated by the
Nei ghbour hood Pl an.

3.3 Transport & Movenent (T1)

The Transport Assessnent does not denonstrate:

e Saf e pedestrian/cycle connectivity — particularly between the site
and Arborfield Green SDL

e Junction capacity nodelling

e Mtigat ion for increased traffic

The proposal therefore fails TI1.

4., Conflict with the National Planning Policy Framework (NPPF)

4.1 NPPF 110 — Safe & Suitable Access

The application provides no detail ed access design, despite access
being the only non res erved matter.

Wt hout :

 Road safety audit

e Active travel assessnent

e Junction nodel ling

e« Mtigation strategy

.the proposal fails NPPF 110(a-d).

The suitability of the access nust al so be

considered. Although the proposal is to consider this application
as part of the Arborfield Geen SDL, the site is separated by |ack
of access to the existing SDL and its infrastructure. The need for
direct transport connections into the existing SDL has been

overl ooked and the | ack of such connections does not precipitate a
bus route.

The rationale for the location of the allotnments is unsure as their
position pronotes car use rather than active travel

4.2 NPPF 111 - Unacceptabl e Cunul ative | npacts

The NPPF requires decision nakers to consider cunul ative inpacts for
exanpl e, the infrastructure for



Arborfield Green SDL was designed to support the original SDL not
all the additional extensions that have been made to it (e.g.
Hogwood Farm Bar kham Square and Arborfield Studios).

The Transport Assessnent does consider cunul ative inpact.

The proposal therefore fails NPPF 111.

4.3 NPPF 174 — Protecting Valued Landscapes

The site is open countryside fornming part of Arborfield s rura
setting.

A devel opnent of this scale would cause significant |andscape harm
contrary to NPPF 174.

4.4 NPPF 194 — Heritage | npact

A Heritage Statenent is |listed but not visible.

Wthout a denonstrable assessnent of heritage inpact, the
application fails NPPF 194.

4.5 NPPF 34 — Infrastructure Delivery

The applicati on does not denonstrate:

* Schoo

capacity

e Heal t hcare provi sion

e« Public transport

i mprovenents

e Highway mtigation

Maj or devel opnent nust show

infrastructure deliverability.

Thi s proposal does not.

5.

Envi ronmental & Ecol ogi cal Failures

5.1 Biodiversity Net Gain

(Environme nt Act 2021)

No BNG cal cul ation or plan is visible.

This is a statutory requirenent for nmjor devel opnent.
5.2 SANG

Provi si on

Wiile SANG is referenced, there is:

« No evidence of Natural England approva

* No denonstration that SANG is appropriately ed

« No assurance that SANG is sufficient for 660 dwellings
SANG

cannot justify otherw se unacceptabl e countrysi de devel opnent.

6. Cunul ative Transport |npact — Additional Statenent of

Concern

Arborfield has experienced substantial increnental devel opnent over
t he past decade, i ncl uding:

e The Arborfield Garrison

SDL

e Ongoing infill and windfall sites

e Expansi on of educational and commercial facilities

« Multiple speculative applications on the

vill age periphery

Despite this, no conprehensive, up to date cunulative transport
assessnent has been undertaken

The Transport Assessnent for application 261059 considers traffic in
isolation, failing to account for

e EXi sting congestion on Langl ey Common Road, Eversley Road, and the
A327

e Increased school traffic associated with Bohunt Schoo

e The constrained nature of rural |anes and junctions

e Lack of continuous, safe pedestrian and cycle routes



e The cunul ative inpact of commtted and energi ng devel opnents
Thi s

pi eceneal approach is contrary to national and | ocal policy,

i ncl udi ng:

NPPF 111-112

Requi res assessnent of cumnul ative inpacts and avoi dance of
unaccept abl e i npacts on hi ghway safety.

Core Strategy CP6

Requi res denonstration that devel opnent will not create severe
resi dual cunul ative inpacts.

Arborfield & New and Nei ghbourhood Plan (Transport Policies)

Requi res

» Saf e novenent within the

vil | age

e Protection of rural |anes

e Avoi dance of increased traffic through residential areas

Wthout a cunul ative anal ysis, these

policies are not net.

Key Cunul ative Concerns

e Traffic is being assessed devel opment by devel opnent, not vill age
wi de

e Rural roads are already at or beyond safe capacity

« No strategic transport mtigation is proposed

e The cunul ative inpact is materially harnful and unsustai nabl e
Until a conprehensive, village wide cunulative transport assessnent
i s undertaken, no further major devel opnent should be approved.

I n Concl usion Planning Application 261059

represents a mmjor, unallocated, countryside devel opnent that
conflicts with the Local Plan, MDD, Nei ghbourhood Plan, and the
NPPF.

It fails to denonstrate:

e Policy conpliance

- Saf e access

e Infrastructure capacity

e Environnmental mtigation

e Biodiversity Net Gain

e Landscape protection

e Heritage assessnent

e Cunmul ative transport inpact assessnent

Arborfield and New and Pari sh Council considers that given these
substantial and unresolved conflicts, the application should be
ref used.



