PLANNI NG REF . 251984
PROPERTY ADDRESS : Arborfield Village Hall
. Eversley Road, Arborfield

. R& 9PQ
SUBM TTED BY : Arborfield & New and Pari sh Counci
DATE SUBM TTED . 22/ 01/ 2026

COWENTS:

Arborfield and New and Pari sh Counci

Appl i cation nunber:

251984

Proposal : Application for approval of Reserved Matters pursuant to
Qutline Planning Consent 223083 (as varied by 243190) for the
erection of up to 11 no. commercial units to provide 6,986sqgm d A
conmer ci al / enpl oynent devel opnment predoninantly within Cass B8
and/ or Class E(g)uses with supporting facilities within Cass E
uses conprising ancillary offices, trade counters and food/drink
facilities with highway works and strategic | andscaping. Details of
appearance and | andscapi ng to be consi dered.

Site Address: Land south of Bridge Farm Readi ng Road, Arborfield,
Berkshire R& 9HT

Response from Arborfield & Newl and Pari sh Counci

251984 - Bridge Farm- Arborfield and Newl and Pari sh Cou nci
strongly objects to this planning

application - 223083 originally passed at planning committee on the
nmerits of its econonic benefit to the area and no other reason. The
conti nued changi ng of the planning application and | ack of any
progress of the devel opnent highlights that the econom c argunent
was and is fundanentally flawed with denmand absent in the area for
further business units of this type or they would have been built.
The pl anni ng docunentation is a confused nass of erroneous
assunptions and abuse of the English | anguage. One section goes on
to state that not answering a leaflets is considered as support
which is a ridiculous statenent and denonstrates the depths this
devel oper will stoop to to paint the devel opnent in a positive

l'i ght.

This is now a confusing junble of additional reserved nmatters
deviating fromthe origina

application and an attenpt to use planning applications to stretch
out the tinmeline for as long as possible on this devel opnent while
not undertaki ng the devel opnent itself. The site started as 11 units
and now reduced to 7 units of varying size.

The original application 223083 was submitted in Cctober 2022 and
decided finally in February 2024 - now 2 years |ater nothing has
been done with the devel opnent site and we see continual changes and
appl i cations under reserved

matters to stretch the tine to develop the site. If this site was of
"econonmi ¢ benefit' to the area then it would have been built and
sits in the sane pot as Boundoak industrial site which though

pl anni ng

approval was given no work has begun on that site, so the argunent
in favour of 'econonic benefit' nust be fundanentally flawed and
hold no weight. W urge WBC planning teamto reject these further
applications and renove prior approval on the grounds that no work
has begun on the sites and the original driving argunent for
econonmi ¢ benefit is fundanentally fl awed.

Arborfield and New and Pari sh Counci



reiterates the failure of this devel opnent to neet many of the

nei ghbour hood plan policies and the core planning policies of

Woki ngham bor ough council. All these still hold true for this site
and nore so now the 'econonmi c benefits' can be shown to be
fundanmental ly flawed

Policy | RS1 — PRESERVATI ON OF SEPARATI ON OF SETTLEMENTS- section a —
Preserve the character and appearance of the countryside — this
devel opnent ains to build an industrial estate on designated
countryside and fromthe Landscape and vi sual inpact assessnent
confirmng that significant |andscaping and tree planting would be
required to hide the buildings fromall directions of visual aspect
woul d indicate that this development will not preserve the character
or appearance of the countryside but irrevocably alter the
countrysi de al ong Gbserver \Way.

Policy | RS2: RECOGNI SE, RESPECT AND PRESERVE | DENTI TY AND RURAL
SETTI NG OF SETTLEMENTS, Devel opnent

proposal s nust recogni se, respect and preserve the identity and
rural setting of settlenents, with regard to: a) Scal e and form of

t he devel opnent — this developnent is out of scale with all the
building and residences inits locality,, with it nultiple |arge
busi ness units it is incongruous with the present farm buildings and
residential properties in close proxinmty to the devel opnent site.
As stated previously the need to plant significant nunbers of trees
to screen the developnent is tacit acknow edgenent of its over
scal e design for the area and foreseen visual inpact by virtue of
its out of place scale.

Following on fromthis, with reference to section 4.13 to 4.16 the
devel opnent woul d restrict views of Pound Copse anci ent woodl and
fromthe West and additional tree planting as suggested by the

vi sual inpact assessnent would further hide the scale of the

busi ness units and any direct views across the fields of Pound
Copse.

POLI CY | RS3: PROTECTI ON AND ENHANCEMENT OF THE NATURAL ENVI RONVENT
AND GREEN

SPACES - 1. Devel opnent proposal s shoul d conserve and enhance the
natural environnent and green spaces of the area, this devel opnent
wi |l have an overall negative affect on the biodiversity locally, it
will affect Pound Copse Ancient woodl and with |ight, noise and
particulate pollution fromthe large industrial vehicle novenents.
It will affect the use of the ancient woodl and for a nunber of
species locally by adding a barrier to their entry to the ancient
woodl and and creating barren tarmac area adjacent to the ancient
woodl| and.

The building of a sizable industrial devel opnent next to Pound Copse
wi || change the nature of the ancient woodl and forever and cause a

| oss of anenity for the public who use these public open spaces by
virtue of the scale and massing of the business units directly next
to the anci ent woodl and, including noise and particulate pollution

i nto Pound Copse.

POLI CY TC3: CONDI TI ONAL SUPPORT FOR BUSI NESSES | N THE

RYSI DE AND ACRI CULTURE 1. New or existing businesses in the
countryside are encouraged to re-use |lawful buildings that are
vacant — it should be noted that with reference to the policy of TC3
there are already a nunber of industrial units available in the
locality such as Hogswood industrial estate and Nine Ml e Ride

i ndustrial units that have nunmerous vacancies for small and nedi um
si zed busi nesses and ANPC woul d encourage the full use of those
facilities before further units are built anywhere | ocally.

POLI CY AD3: HI CH



QUALI TY DEVELOPMENT W TH GENEROUS OPEN SPACE, PROPERLY LANDSCAPED —
in stark contrast to this nei ghbourhood plan policy this devel opnent
is built of metal clad industrial units with no reference to |oca
formor character of buildings. In addition, as stated numerous
times in this objection the use of increased tree planting to
screen the site is again acknow edgenent of the inpact on visua
aspect of the site in both scale, nassing and design of the units.
POLICY GALl: M NI M SE ADDI TI ONAL TRAFFI C ON UNSUI TABLE ROADS - the
devel opnent would bring ever nore heavy industrial vehicles to the
roads across Arborfield parish and show nmarked increases in traffic
volumes locally for both persons working at the devel opnent and the
frequent deliveri es required to sustain an industrial estate and

t he busi nesses wi thin.

Wth regards to WBC Core Planning Strategies for devel opnent this
devel opnent can be seen to contravene the follow ng policies...

CP1 - Sustai nabl e devel opnent section — section2 — mninse

em ssions of pollutants - in this case this devel opnent woul d be
bring industrial traffic into the centre of Arborfield and
addi ti onal vehicle use of local roads by cars, vans and | arge
lorries.

CP1 sustai nabl e devel opnment — section 11 — denonstrate how t hey
support opportunities for reducing the need to travel particularly
in private cars — this devel opnment offers no alternatives to
accessing the site but by car or industrial vehicle. This is an
island site well away from any

alternative travel arrangenents.

CP1 sust ai nabl e devel opnent -

sectionl2 — There is little to no evidence of the inclusion of
on-site renewabl es or any further environnental considerations for
the site such as grey water recycling.

CP3 — Ceneral principles for devel opnent — are of an appropriate
scale and nmass without detrinment to the anmenities of adjoining |and
users including open spaces and their quality of life. This

devel opnent is for large industrial units to be placed in direct
line of site from Pound Copse and Greensward Lane and woul d be an
have an overbearing i npact on the anenity of Pound Copse ancient
woodl and whi ch abuts this devel opnent. The nmssing and scale of this
devel opnent is such that their own inpact assessnent concludes that
additional screening is required and tacitly adnits

that the nmass and scale is beyond what woul d reasonably be all owed
to be devel oped at this |ocation wthout nuch additional screening
(hiding) of the devel opnent.

CP6 Managi ng Travel Demand — section e — this devel opnent offers no
mtigation for the adverse effect of the vehicular traffic to and
fromsite on local and strategic roads. This industrial site would
facilitate | arge heavy goods vehicles and routes to and fromthe
site would require use of traffic controlled |ocal roads and very
busy strategic roads and only add to the al ready

congested nature of the |local roads

CP7 — Biodiversity sections AB and C — the location of this

devel opnent abutting an anci ent woodl and at Pound Copse and

desi gnat ed borough greenspace and woul d be

detrinental to the biodiversity of Pound Copse through Light, Noise
and particulate pollution fromthe industrial nature of the

devel opnent. The PA offers no appropriate conpensati on neasures to
offset the harmit will inflict upon the |ocal environnent and
especially the anci ent woodl and. This devel opnent does nothing to
enhance | ocal biodiversity and would on the bal ance of probability
irrevocably harmthe biodiversity locally.

CP9 — Scal e and | ocation of devel opnent proposals — this devel opnent



is located in Arborfield which is stated as an area of limted
devel opnent in WBC core planning policies.

CP10 — Inprovenents to Strategic Transport Network — in conbination
with the devel opnents | ack of approach to sustainable travel locally
this devel opnent has nmade no attenpt to offer

i mprovenents in local strategic travel network, a network that by
its intended use will rely heavily upon for the novenents of the
heavy industrial vehicles that will be using the site.

CP11 — Proposal s

out side developnent limts (including countryside) section 1 and 2
— this devel opnent would not contribute to local rural enterprises
or to encourage rural enterprises, there are already nmany | oca

i ndustrial estates with vacant plots not being used. The devel opnent
by its location is an expansion of the original farm building and
away fromthe original farmbuilding that have been on site for
sone tinme. This devel opnent would act as a slowin-fill of the area
al ong

bserver way and act to alter countryside aspect of the area to one
of industrial devel opnent.

CP15 — Enpl oynent Devel opnent — this

devel opnent is in direct contravention to CP15 as it sits outside
any of WBC Core enpl oynent areas.



