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COWENTS:
Dear Pl anning Oficer,

I wish to register nmy strong objection to this outline planning
application for up to 160 new dwellings at Murrell H Il G ange.

The scale of this proposal represents a substantial change to the
character and function of this part of Binfield. | consider that the
application rai ses serious and unresol ved concerns relating to | oss
of wildlife habitat and biodiversity, inadequate schoo
infrastructure, highway safety and traffic generation, and the

cunul ative inpact of developnment in the wider Binfield area.

The fact that the application is in outline formshould not result
in these fundanental matters being deferred. The principle of

devel oping this site and the acceptability of the proposed access
need to be properly established before the Council gives perm ssion

1. Significant loss and fragnentation of wildlife habitat

The proposed devel opnent woul d transforman existing relatively
undevel oped site into a residential devel opnent of up to 160 hones,
wi th roads, driveways, gardens, |ighting, pedestrian routes,
drainage infrastructure, construction activity and associ ated hunan
di st ur bance.

This would inevitably alter and fragnent existing habitat.

The ecol ogi cal inpact nust not be assessed sinply by identifying

i ndi vidual protected species. WIldlife depends upon a wi der network
of habitats for feeding, breeding, shelter and novenent. The | oss
of established vegetation, hedgerows, trees, grassland and ot her
habitat can therefore have consequences extendi ng beyond the
application boundary.

The Council's own evidence denonstrates the inportance of

bi odi versity inprovenents and habitat at Murrell Hill Lane,

i ncluding ditch/pond planting, de-silting, grassland inprovenents
and wildlife-related

neasur es.
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This makes it particularly inportant that the ecol ogica
rel ati onship between this application site and the surroundi ng
| andscape is properly understood.

I am concerned that the proposed provision of Suitable Alternative
Nat ural Greenspace (SANG coul d be presented as conpensation for

the 1loss of habitat when newWy created recreational greenspace is
not necessarily equivalent to established habitat that has devel oped
over many years.



SANG is primarily intended to nanage recreational pressure. It
should not be treated as a substitute for protecting existing
bi odi versity and ecol ogi cal connectivity.

| therefore ask the Council to require a robust assessnent of:

all existing habitats within and i nmmedi ately surrounding the site;
hedgerows, nmature trees, ponds, ditches and grassl and;

nesting and breedi ng birds;

bats and ot her protected species;

manmal s and ot her species using the site for feeding or novenent;
ecol ogi cal corridors and connectivity;

the inmpact of artificial Iighting;

construction noi se and di sturbance;

i ncreased donestic pets and recreational activity;

surface-water drainage and its effect on existing habitats; and the
cunul ative biodiversity inpact of devel opnent throughout

Bi nfield.

The Council should be satisfied that there will be no unacceptabl e
| oss of biodiversity or ecol ogical connectivity before allowi ng the
principle of devel opnent to be established.

2. The scal e of developnent is inappropriate for the site and its
surroundi ngs

Up to 160 houses represents a substantial urbanisation of this

| ocati on.

This is not sinply a proposal to replace an existing dwelling. It
woul d i ntroduce a new residential community together wth roads,
vehicles, lighting, hardstanding, drainage infrastructure, gardens
and recreational activity.

The resulting change in | and use woul d have a significant effect on
the character of the area

The Council's recently adopted Masterpl ans Suppl enentary Pl anni ng
Docunent states that |arger, conplex or sensitive devel opnents
shoul d be consi dered conprehensively, taking account of the site's
context, topography, constraints, opportunities, access and
novenent, |land use, built formand green infrastructure.
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| therefore consider that the Council should not determ ne the
acceptability of the proposal nerely on the basis that individua
matters can supposedly be dealt with at reserved matters stage.

The fundanental question is whether a devel opnent of up to 160 hones
is appropriate on this site at all, given its environnental and
frastructure constraints

3. Serious concerns regardi ng school capacity

A devel opnent of up to 160 dwellings will inevitably generate
addi ti onal demand for |ocal schools.

This is not a minor infrastructure issue. The proposal could result
in a significant nunber of additional primary and secondary-age
children requiring school places.

I am concerned that the application does not adequately denonstrate
that the necessary school capacity exists or can be delivered at the



appropriate tine.

The Council itself identifies the School Places Plan 2023-2028 as
one of its key strategic plans.
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The Council should therefore require clear evidence of:

t he nunber of additional prinmary-age pupils expected from 160
dwel | i ngs;
t he nunber of additional secondary-age pupils;

the capacity of existing nearby school s;

exi sting and conmitted devel opnents al ready placing pressure on
t hose

school s;

the availability of additional classroom capacity;

the ability to expand school s where necessary;

SEND provi si on;

nursery and early-years provision; and

the funding and delivery nechanismfor any required expansion. It is
not sufficient to say that a financial contribution towards
education can be secured through a planning obligation

A contribution is not the sane thing as a school place.

I f suitable school capacity cannot be delivered when these hones are
occupi ed, the devel opnent woul d place additional pressure on
exi sting schools and local famlies.

The Council should not permt the devel opnent to proceed on the
assunption that education problenms can sonehow be resolved after the
houses have been built.

4. Traffic generation and highway safety

The proposed devel opnent woul d introduce up to 160 additiona
househol ds and consequently a substantial nunber of additiona
vehi cl e nmovenents.

The proposed new vehi cul ar access onto Miurrell Hill Lane is
therefore a critical issue.

The traffic inpact nust be assessed agai nst the existing
characteristics and capacity of Murrell H Il Lane and the
surrounding network, rather than sinply considering whether
vehi cl es can

physically enter and | eave the site.

The assessnment shoul d address:

existing traffic flows;

peak norning and evening traffic;

addi ti onal vehicle novenents generated by 160 hones;
junction capacity;

visibility at the proposed access;
pedestrian safety;

cycling safety;

school -rel ated traffic;
congesti on;



par ki ng;

del i veri es;

refuse coll ection;

ener gency access;

construction traffic; and

cunmul ative traffic from ot her devel opnent in Binfield.
The cunul ative inpact is particularly inportant.

Murrell Hill Lane and the surroundi ng roads shoul d not be assessed
as though this proposal were the only devel opnent taking place in
the area. The Council's own housing nonitoring information records
substantial existing and projected housing comitnments across the
bor ough.
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The additional traffic generated by this proposal nust therefore be
consi dered al ongsi de exi sting, approved and proposed devel opnent.

5. Concern about the proposed access onto Murrell Hill Lane

The creation of a new vehicular access is itself a significant
change to the road environnent.

The Council should require conpelling evidence that the access can
operate safely for vehicles, pedestrians and cyclists, rather than
sinply accepting that an engi neering solution can be designed.

In particular, the Council should scrutinise:

sight lines;

road w dt h;

vehi cl e speeds;

pedestri an novenents;

cyclist novenents;

the | ocation of the access relative to existing accesses and
juncti ons;

visibility during poor weather and darkness;

construction traffic;

refuse and service vehicles; and

the cunul ative effect of additional junction novenents.

If there is insufficient evidence to establish that the access woul d
be safe and suitable, the application should be refused.

6. I npact on wal king and cycling, including journeys to schoo

The provision of a pedestrian access does not automatically nmake a
devel opnent sust ai nabl e.

The Council shoul d establish whether residents would actually have
saf e, convenient and continuous wal king and cycling routes to | oca
school s, shops, services and public transport.

This is particularly inportant where children would be expected to
travel to school

A devel opnent which creates additional car journeys because wal ki ng,
cycling or public transport is inpractical would exacerbate the very
traffic problens that the transport assessnent is supposed to

addr ess.

The Council's transport strategy includes objectives relating to
sustai nabl e transport and safer routes, and its current strategic



pl ans include the Local Transport Plan, Local Walking and Cycling
Infrastructure Pl an and School Pl aces Pl an.
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The proposal should therefore be assessed against the real-world
acces sibility of the site, rather than sinply the theoretica
availability of pedestrian or cycle connections.

7. Cunul ative inpact on Binfield

This application nust not be considered in isolation

Bi nfield has al ready experienced significant devel opnent and
continues to face further devel opnent pressure.

The Council's Devel opnent Plan includes both the Bracknell Forest
Local Plan 2024 and the Binfield Nei ghbourhood Pl an, and these
docunents formpart of the franework against which this application
nmust be det erm ned.
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The cunul ative effect of devel opnent on

wildlife;

green infrastructure;

r oads;

school s;

dr ai nage

pedestrian routes;

public transport;

| ocal services; and

the character of Binfield

nmust be properly consi dered.

It woul d be inadequate to exani ne each devel opnent i ndependently and
concl ude that individual inpacts can be mitigated in isolation

8. CQutline perm ssion should not be granted where fundanmenta
matters remai n unresol ved

This is an application for up to 160 dwellings, while nost matters
ot her than access are reserved.

That makes it especially inportant that the Council is satisfied
that the site is capable of accommbdating the proposed devel opnent
wi t hout unacceptabl e environnental, infrastructure or highway
consequences.

The Council's Masterplans SPD specifically recogni ses the inportance
of conprehensive consideration of |larger and nore sensitive

devel opnents before detailed design is finalised
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| therefore strongly object to any approach whereby the fundanental
problens identified above are sinply deferred to reserved matters or
future planning obligations.

If the principle of devel opnment is unacceptabl e because of highway,
environnental or infrastructure constraints, those i ssues should be



addressed now, not after outline pernission has established the
principle of devel opnent.

9. Requested action

For the reasons set out above, | respectfully request that Bracknel
Forest Council REFUSE this application
In particular, | ask the Council to conclude that the proposal has

not adequately denonstrated that:

the I oss and fragnentation of existing wildlife habitat can be

avoi ded or satisfactorily mtigated;

the ecol ogi cal connectivity of the site and surroundi ng | andscape
can be nmaintained;

t he proposed SANG genui nely addresses the inpacts of the devel opnent
rather than sinply providing recreational nitigation;

sufficient school capacity exists, or can be delivered at the
necessary tine, to acconmodate the children generated by the

devel opnent;

t he proposed access onto Murrell H Il Lane is safe and appropriate;
t he surroundi ng road network can accommobdate the additional traffic;
wal ki ng and cycling routes provide safe and realistic alternatives
to car travel

construction traffic can be accomobdated wi t hout unacceptabl e

i mpacts;

the cunul ative effects of this proposal and ot her devel opnent in

Bi nfi el d have been adequately assessed; and

the proposal conplies with the rel evant provisions of the adopted
Devel opnent Pl an.

The proposal should not be allowed to proceed sinply because

i ndi vidual inpacts nay potentially be capable of nitigation through
future conditions or financial contributions. The Council must first
be satisfied that a devel opnent of this scale is appropriate in this
| ocation and that the necessary environnental, educational and
transport infrastructure can actually be delivered.

For these reasons, | strongly object to the proposed devel opnent and
request that the application be refused.



