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SUBM TTED BY : M Richard Thonmas
DATE SUBM TTED : 03/02/ 2025

COWENTS:

Pl anni ng Application Number: 243229

Site Address: 109 Victoria Road Wargrave Wki ngham RGL0 8AG
Description: Full application for the proposed erection of 8no.
dwel lings follow ng denolition of the existing buildings and
structures plus alterations to the existing access.

| amwiting to object to this Application

I have lived in Wargrave for 43 years all within 200m of the
Application site. | co-owned No 94 Victoria Road directly opposite
the site for 16 years and lived there for 7 years.

Points 1 to 4 below are offered in a personal capacity. Points 4 to
8 in a professional capacity as a chartered geol ogist with over 50

years experience in construction /land devel opnent specialising in

contanm nated land, land stability, hydrogeol ogy, flooding and

i nage.

1. SCALE/ DENSI TY OF DEVELOPMENT

The proposed devel opnent is far too dense for the size of the site.
Far too nany hones are crammed in, and this is out of keeping with
t he nei ghbourhood. Para 4.19 of the Planning Statenent confirns

t hi s.

Par agraph 4.18 of the Planning Statenent confirns that the gardens
are shorter than required by the Borough Design Guide.

The 2.5 [/ 3 storey houses proposed are too inposing for the
character of the area

There is no affordabl e housing provision provided on site. | believe
an appropriate mx is required so as to increase accessibility to
housi ng in Wargrave for young peopl e and key workers.

2. I MPACT ON VI LLAGE SHOP, NEARBY RESI DENTS AND PARKI NG

The shop is a valuable asset for the comunity. It serves residents
that cannot drive or easily access facilities outside the village.
However, nmany residents drive to the shop and park on the gravelled
area or on Victoria Road as close to the shop as they can. Parking
on this section of road outside the shop is always congested with
shop custonmers conpeting with |ocal residents for the space
avai |l abl e.

Par agraph 4.33 adnits the proposed parking provision on site has a
shortfall of one space and suggests the shortfall can be "easily
acconmodat ed" on Victoria Road. The reality is this devel opnent will
just make the parking situation worse.

The shop has a nunber of deliveries every day, sone of which involve
| arge vehicles, and there are also one or two comercial waste
collections every week. Conflict between the conveni ence store



busi ness needs (for ease of custoner parking and deliveries) and
the residents of the new devel opnent as it is currently designed
seens likely to be inevitable. This may be a contributing factor
in the shop not being able to continue in business.

Para 2.3 of the Planning Statenent suggests sone of the parking wll
be allocated for the staff owners of the convenience store and the
flat above. No further details are provided. Clarification is
required so the shop owners /operator can be quite clear about the
off road parking they are being offered under this application

The Application docunents make no nention at all of Construction
Stage vehicle parking for site operatives /contractors etc. If

t hese

vehicles are allowed to park on Victoria Road then it will cause
chaos during the daytine. If consent is to be granted then | would
urge the Planning Authority to inpose a planning condition such that
no

construction vehicles /contractors vehicles or operatives cars shal
be parked on Victoria Road. Al such parking shall be on the site
itself.

This could formpart of a requirenent secured by Condition and
approved by the LPA before site works comence for a Construction
Envi ronmental Managenent Plan (CEMP) to nminimse the construction
stage i npacts on nearby residents and the environnent.

3. H G-MAY SAFETY

The site access visibility splay to the East up Victoria Road
suggested by the Transport Statenent and Site plan does not appear
to take into account obstruction to visibility caused by cars, vans
and delivery vehicles parked outside the shop. Safe access needs
to be

reconsi der ed.

4. ACCESSI BI LTY

Para 4.5 of the Design and Access Statenent states "There are bus
stops on either side of Victoria Road situated w thin about 100m of
the site and give good access to Wargrave train station, as well as
surroundi ng towns (Readi ng, Twyford, Wki ngham Henley on Thanes);
t heref ore devel opnment of the site neets with Core Strategy CP6."
This is an absurd statenent.

There is a limted 127 bus service only on Saturdays and the 153
operates only a single service on Wdnesdays. Neither go near
War grave Station

It takes longer than the 10 minutes clained in Para 2.2 to walk to
the Station.

5. LAND CONTAM NATI ON

Up until about 15 years ago there were regular bonfires on site.
Also there will have been storage and use of chenicals such
commer ci al

fertilisers, pesticides, herbicides and fungicides, storage and use
of fuels and lubricants for horticultural and garden nmachi nery used



and naintained on site, and for a gardening / grounds nmi nt enance
busi ness run out of the site. There appears to be asbestos in the
out bui I dings and their run down nature nmay have |l ed to asbestos in
the ground. Chalk Soils can lead to raised | evels of carbon dioxide
in the ground.

These fornmer potentially contani native uses nmay have resulted in a

| egacy of ground contamination at the site. The site lies in a
groundwat er source protection zone also for the public water supply
wel I's at Sheepl ands WIW |t should be treated as a potentially
contam nated brownfield site. The provisions of NPPF, Planning
Practi ce Quidance and any rel evant Borough policies should be

foll owed. Appropriate investigations, sanpling and testing, and risk
assessnents etc. together with the preparation of a
renediation/mtigation strategy if necessary, should be undertaken
and submtted before consent is granted.

6. LAND STABILTY

Chal k Bedrock (as is present at the site) is susceptible to
dissolution with the formation of solution features that can
mani fest thensel ves as sinkhol es, endangering property and
resulting in restrictions when siting soakaways and infiltration
drai nage features as part of SuDS. Concentration of infiltrating
water in SuDS systens can activate /reactivate |atent solution
features.

Restrictions on the use of infiltration drainage at the site may
mean t he Applicant does not have a viable drai nage strategy see
bel ow. An appropriate level of investigation and risk assessnent
shoul d be undertaken before consent is granted.

7. DRAI NAGE STRATEGY

The proposed drai nage strategy puts forward two options. Qption A
involves infiltration. Option B attenuation and discharge to a
so-cal l ed 675mm di aneter surface water sewer that runs along the
northern boundary of the property. The Applicant has failed to
undertake any testing to determ ne whether the infiltration option
is feasible. The infiltration option may also fail if there are
constraints on the siting of infiltration drainage features due to
the risk of solution features (see above).

The JNP Group Drai nage Strategy report is confusing and
contradictory in that whereas Paragraphs 6.2.3 and 6. 3.2 suggest two
Options are on the table, Paragraphs 6.3.1 and 6.3.4 disniss the
infiltration option and state discharge will be to the Sewer.

The cal cul ati ons provided in Appendix Drelate only to the
infiltration option, with an assuned infiltration coefficient not
confirmed by testing. The viability of the discharge to sewer option
is not denonstrated by cal cul ation

Section 5.2 of the Drainage Strategy confirns that the 675nmm

di ameter pipe does not have the capacity to accept water fromthe
site under sone extrene storm conditions and they propose
construction of a swale on the site to take the excess water. The



Sewer is actually the culverted course of the epheneral stream
known as The Braybrook, after which |ocal streets are naned.

No cal cul ations on the 675nm di a sewer pipe capacity are presented.
It is not possible to ascertain whether the correct catchnent area,
extending right up to Hi ghfield Farm and Bowsey Wods, has been
used. No cal cul ations or engineering drawi ngs for Swal e have been
provi ded.

The 225mm di a surface water sewer running west along Victoria Road
regul arly surcharges under high intensity rainfall events and
surplus water flows down the road. | have seen the road gutter
out side the shop overflow ng round the corner on to the site.
Sonetines the

manhol e covers in Victoria Road bl ow of f.

Ref erence to the Land Regi stry Oanershi p Pol ygons nappi ng shows that
there is an unregistered strip of land at |east along part of the
northern boundary of the site (if not all along this boundary),
separating the rear gardens of Victoria Road and the nursery from
those of Purfield Drive /Fidlers Walk. This strip of |and contains
the 675mmdia pipe and presumably was retained in separate
ownership so as to maintain access to the pipe should it be needed.

So any drai nage strategy involving use of this pipe and construction
of an overflow swale nmay not be feasible for the site if the
Applicant cannot denonstrate ownership of the land in question, or
has not concluded an agreenent with the owner of that strip of |and
allowing its use. |If Thames Water or the Local Authority own the

| and and/ or the 675mmdia pipe, then | would have expected that the
Applicant provide docunentation that shows either or both of these
bodies will permt access for a pipe connection, allow the pipe
connection itself, and access and consent for the swale.

Overall in ny opinion the proposed drainage strategy falls far short
of the detail required to denonstrate its conplete viability and
deliverability to the LPA and the LLFA, and | would urge the LPA and
the LLFA to seek further detail fromthe Applicant that denonstrates
a viable and deliverabl e drai nage strategy before granting consent.

8. DRAI NAGE AND HI GHVWAY MAI NTENANCE

Based on Section 6.7 of the Drainage Strategy its looks as if

mai nt enance of SuDS features under single ownership will be the
responsibility of the honmeowner while services under roads will be
in the hands of a private nmanagenent conpany, w th an obligation

pl aced on all honeowners etc. within the devel opnent via their title
deeds to pay their own share of naintenance costs. Schemes now known
as

"fl eecehol d". New Bui |l d Estate Managenent Fees: How Much Do They
Cost I n 20247

Bel ow ground conponents include conventional soakaways, borehole
soakaways, infiltration trenches, perneabl e pavenents, cellular
attenuation storage systens (think |ayers or stacks of
interconnected nilk crates) under driveways, gardens, open spaces,
and roads. Al these tend to silt up and decline in performance wth
the passage of time. Their condition cannot be easily or cheaply



nonitored, and often the first indication residents have of a
problemis flooding under climatic conditions where flooding did not
occur previously when the devel opnent was new. Mi nt enance and
rehabilitation of these bel ow ground systens is expensive, and
honeowners can be presented with | arge unexpected bills when the
need for this arises.

Menbers of the public buying hones on this developnent will be in
conpl ete ignorance of the potential issues as described above
relating to the stormwater drainage at the site. They will be at
the nmercy of the Managenent Conpany set up and probably owned at
arns-1length by the developer with no tribunal or dispute resolution
mechanism It is an appalling situation

9. CLOSI NG

This would be a suitable site for devel opnent and woul d have ny
support if:

a) The technical issues noted above are resol ved (access

visibility splay, construction inpacts, contam nation, |and
stability, and

dr ai nage)

b) Drai nage and Hi ghways are adopt ed.

c) There was a | ower density devel oprment, perhaps 6 dwellings (two
of which are affordable) nore in keeping with intensity of

devel opnent and character of the immedi ate area

d) None of the devel opment proposals m ght prejudice the ongoing

exi stence of the conveni ence store and

e) the front of the site incorporates say 4 short stay (30 mnute
0800 to 2000hrs everyday) parking spaces for users of the shop, to
all eviate sone of the parking and its associated road safety issues
along this section of Victoria Road.



