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Pl anni ng Depart nent

Woki ngham Bor ough Counci
Shut e End

Woki ngham RG40 1BN

By online porta

Re: (bjection to Plannin g Application 261825 - Land bet ween
Mer chi ston and d ebe House, Bl akes Lane

Dear Sir/ Madam

W live at Dane Croft, Blakes Lane, the second property along the
lane fromthe application site. W object to this application and
ask that planning perm ssion be refused. In short, the proposal is
unsuitable for this Geen Belt site for the follow ng nmain reasons:

the site is in the Geen Belt and, in our view, has not been
properly justified as Grey Belt or previously devel oped | and;

the proposed dwelling is far larger than the tenporary structures it
woul d replace, and its enornmity in terns of a single dwelling would
significantly harm openness and countrysi de character in this

preci ous green belt section between the villages of Wargrave and
Hare Hatch; the ecol ogi cal assessnent erroneously relies on a

post - cl earance

baseline, after nost of the site's trees and | arge shrubs were
suddenly cut down in March 2026 (on a day when wild birds had

al ready started nesting in our own garden along the |ane);

t he drai nage strategy has not been shown to be deliverable or safe
for nei ghbouring I and; and

the | ocation and | ane conditions raise highway and sustainability
concerns.

1. Green Belt and Grey Belt status

The application site lies within the Geen Belt, and we do not
accept that it qualifies as "Grey Belt" under the current Nationa
Pl anni ng Policy Framework. The forner polytunnel, greenhouse and
associ at ed

har dst andi ng were |ightwei ght, non-permanent structures in
agricultural/horticultural use, which do not neet the NPPF gl ossary
definition of previously devel oped | and. That use ceased nore than
ten years ago, and in that tine the site was left to becone

genui nely overgrown rather than sinply dornmant, with no attenpt nade
to maintain the structures or resune the use. On any fair reading,
the previous | awmful use has |ong since been abandoned and cannot be



relied upon as a fallback position capable of immediate
i mpl enent ati on.

Even if elenments of the site were accepted as previously devel oped,
the wider 0.42-hectare application site plainly is not, and the
Council should not allow the applicant's own characterisation of the
site to substitute for a proper assessnent against the nationa
policy tests.

2. Scal e, openness and character

The proposed dwelling is very substantially larger than the

structures it would replace - in the order of a five-fold increase
in footprint, a height of approximately 9.3 netres, and six bedroons
wi th eight

bat hroons. A devel opnent of this scale would cause serious harmto
the openness of the Geen Belt, which is precisely the kind of harm
Green Belt policy exists to prevent. It would al so be narkedly out

of keeping with the rural countryside character of this part of

Bl akes Lane, between the villages of Wargrave and Hare Hatch, and
woul d

i ntroduce a substantial and highly visible donestic form of

devel opnent into the current green stretch

We note that a previous planning appeal concerning this sane site
( APP/ X0360/ W 17/ 3184577, deci sion dated 6 March 2018) was

di smissed, wth the Inspector finding harmto Green Belt openness
and to countryside character even in respect of a considerably
smal | er

t wo- bedroom dwel | i ng. The current, nuch | arger proposal should be
assessed agai nst that site-specific precedent, and we do not
consider the harmpreviously identified has in any way reduced.

3. Design quality

Even setting aside its Green Belt status, we do not consider the
design of the proposed dwelling is acceptable in this setting.
National policy only supports isolated new honmes in the countryside
where the design is truly outstanding and woul d rai se the standard
of design in the area - the submtted schene falls well short of
that bar. It reads as a standard | arge-house design rather than
anyt hi ng exceptional, with a mass and roofline that take no rea
cues fromthe surrounding properties.

The scal e and proportions are sinply wong for this stretch of

Bl akes Lane. The bul k of the building would domi nate the | ane rather
than sit confortably within it, and no anpbunt of |andscaping or tree
retention around the boundary changes that fundanental nisnmatch of
scal e.

4. Ecol ogi cal baseline

Qur estimate is that approximately 90% of the trees and | arge shrubs
on the site were cleared in March 2026 - before the ecol ogica

survey was carried out - and that this was done wi thout any

consul tation with neighbouring residents. This nmatters because the
site was not

si mply dormant beforehand: having gone unused and unmanaged for at

| east ten years to our know edge, it had devel oped i nto genuine
scrub, rough grassland and mature tree cover of real ecol ogica



value in its own right, not nerely a derelict yard awaiting

redevel opnent. The anpunt of wldlife supported was considerable. W
are concerned that the ecol ogi cal assessnent does not reflect that
decade- pl us of undisturbed habitat, and that its concl usions on bats
and habi t at

val ue significantly understate the true ecol ogi cal inpact of the
proposal . The scale of clearance, its tinmng so shortly before the
survey, and the absence of any nei ghbour consultation before it took
pl ace, should all be a nmatter of concern to the Council. W would
ask that the pre-clearance baseline be properly reconstructed, using
aerial imagery and any other avail abl e evidence covering this |onger
peri od, before reaching a concl usion on ecol ogi cal inpact and

bi odi versity net gain.

As near-i nmedi ate nei ghbours we are famliar with the extensive
wildlife using this site and the surrounding | and, and we do not
consi der the submitted ecol ogi cal appraisal reflects the |evel of
activity we have observed. In particular:

Bats - we have very often observed bats foraging over the site at
dusk, consistent with the roost potential already noted in the
applicant's own ecol ogy report.

Badgers - we have observed badgers on and around the site at

ni ghttine.

OMs - we often hear ows on or very near the site.

Breeding birds - the site has been used as a breeding ground for
wild birds, and indeed nesting had already begun in our own garden
before the date of the main clearance in March.

Roe deer - we often see deer crossing in and out of this site.

Several of these species benefit fromspecific legal protection
which is directly relevant to this application. Bats are European
Prot ect ed Speci es under the Conservation of Habitats and Species
Regul ations 2017. OMs, along with all wild birds, are protected
under the Wldlife and Countryside Act 1981, and it is an offence
under section 1 of that Act to intentionally danage or destroy an
active nest. It is inconceivable that no active nests were destroyed
inthis

wildlife-rich haven in the March cl earance

We do not consider a single post-clearance site visit is sufficient
to rule out harmto these species. W ask the Council to require a
proportionate further survey and, if necessary, mitigation before
the application is determned, and to treat this as a substantive
matter rather than a formality.

5. Drainage and flood risk

We have serious concerns about the deliverability of the proposed
drai nage strategy, which relies on punping surface water to a ditch
at the highest point of the site. W are not satisfied that the
appl i cant has denonstrated a right to discharge into that ditch, nor
that the receiving watercourse has the capacity to accept the
proposed discharge without increasing flood risk to nei ghbouring

| and,

i ncludi ng our own property which already sees occasional flooding to
the bottom section of the garden. G ven the topography of the site
and surroundi ng land, we ask that the Council require independent
verification of the drainage strategy, including ownership and
rights over the receiving ditch, before any pernission is



consi der ed.
6. Hi ghways and sustainability of |ocation

Bl akes Lane is a narrow, largely unlit country |ane running between
the villages of Wargrave and Hare Hatch, w thout footways but

al ready used by pedestrians, dog wal kers, cyclists and horse riders
as well as vehicles. The site is not within reasonable and safe
wal ki ng di stance of a station, school, shop or other everyday
services. A dwelling of this scale would be likely to generate a
material increase in vehicle novenents, particularly during
construction, adding to existing safety concerns on the | ane.

7. Precedent

Pernmitting a devel opnent of this scale on this site would, in our
view, naterially increase the pressure for simlar redevel opment of
other countryside and Green Belt plots around the local villages of
War grave and Hare Hatch, undernmining the strategic G een Belt
function that the Council's own evidence recognises for this part of
the parish.

Concl usi on

The grounds set out above describe a schene that does not belong in
the Green Belt: a disputed claimto Grey Belt status, a dwelling
many tinmes the scale of what it would replace and out of all
proportion with its neighbours, a disputed ecol ogical picture -
assenbl ed after nost of the site's trees had been strategically
removed, and a

drai nage strategy that has not been shown to work. W live close
enough to this site to fully understand the inplications of such a
devel opnent and we do not believe this application should be all owed
to proceed. W ask that it be refused.

Yours faithfully,

Davi d Tudor - Morgan MRI CS
d aire Tudor-Morgan



