PLANNI NG REF » 251621
PROPERTY ADDRESS : 12 Park Road

Woki ngham
. RAO0 2AH
SUBM TTED BY . Ms Fiona Cross
DATE SUBM TTED . 27/ 08/ 2025
COMMVENTS:
1 PARKI NG

| object on the basis that the devel opment will result in nuisance
par ki ng both during and follow ng the devel opnent's construction
unl ess adequate car parking is provided, or enforceabl e parking
controls are inplenented as a condition of planning permssion

1. 1 PARKI NG DURI NG CONSTRUCTI ON

- Paragraph 2.11 of the draft Construction Managenent Plan states
that "There will be no on-site car parking." |If that is the case,
where will construction workers park? They are unlikely to want to
pay to park all day in the train station car park. Wat wll be
done to

ensure construction vehicles and construction workers do not park on
Par k Road?

- The Construction Managenent Pl an has sections that are inconplete
(for exanple paragraph 2.1.3: "A mninmal increase of traffic
novenents will occur along local" - this sentence is both

i naccurate and

i nconplete), or sinply copied and pasted from anot her report (for
exanpl e paragraph 2.1.5: "On street parking is not expected to be
af fected during the construction period with deliveries from Bradi ng
Road using the existing access arrangenents”. Deliveries will be
fromPark Road. Were is Brading Road?) It would appear that no
proper consideration has been given to the inpact of the
construction of this devel opnent on its nei ghbours. The
Construction Managenent Plan is sinply a 'copy and paste' job from
a fornmer application. 1.2 PARKING POST CONSTRUCTI ON

1.2. 1 THE FALLACY OF A CAR FREE DEVELOPMENT

- The application proposes 2 disabl ed parking spaces and 4 visitor
spaces for 19 x 1 bed flats and 2 x 2 bed flats. This is contrary
to the Local Plan policy of applying Parking Standards.

- The private devel opnent of 14 flats on the fornmer Jewsons site on
Bar kham Road/ Oxf ord Road has 1 parking space per flat. Surely the
sanme rul e should be applicable when the Council applies for planning
of this site given its alnost identical |ocation?

-Wiilst, inline with the Wki ngham Town Centre Masterplan, the
reduction of car novenent and parking is a long-termaimof the
Council, it is conpletely unrealistic to expect a devel opnent of 21
flats to be "car free". Paragraph 7.4.6 of the Wki ngham Town
Centre Masterplan states that in the mediumto long-term future
devel opnents within the town centre nust seek to "materially reduce
car parking provision and contribute to enhanced parki ng managenent
and sustainable transport inprovenents that offer conparative
door-to-door journey tines." A reduction below the average of 1.5
spaces per

dwel i ng (as per paragraph 10.6.11 of the Masterplan), say to 1
par ki ng space per dwelling, would neet the Masterplan's aim No
par ki ng provision, other than 2 disabl ed bays and 4 visitor bays,
takes the Masterplan's aimto the extrene and i s unreasonabl e.

- The application's premse is that parking spaces are not needed
because of the location of the site and availability of public
transport.



Location - Existing residents of houses in Station Road, Wellington
Road, Park Road and others in the town centre own cars. The
residents of this proposed devel opnent will too. Even if the

devel opnent is wused initially for care | eavers (as clai ned) who

do not own cars, unless conditions are inposed there will be nothing
to stop the

Counci | changing the type of tenants and/or selling off the asset to
a private | andl ord whose tenants are not inpecunious care |eavers.

I nevitably, the devel opnent will create car parking overspill, just
as the devel opnent on the cricket pitch/tennis club further along
Wl lington Road did. Slough's Borough Council has adnitted that its
attenpt at a 'car free developnent' has failed, resulting in

danger ous par ki ng probl ens:

htt ps://ww. sl oughobserver. co. uk/ news/ 24688449. horl i cks-quarter-1inke
d- unsaf e- par ki ng- sl ough- bor ough- counci | - says/

To quote fromthe Slough OQoserver of 30 Cctober 2024 "Sl ough Borough
Council's goal of encouraging people to use alternatives to cars |led
it to grant planning pernission to new housing devel opnents with
little or no parking. But now the council has acknow edged t hat
these efforts have 'not been successful' and have | ed to parking

i ssues on and near major roads." All the sane argunents as

Woki ngham Bor ough Council is putting forward in this planning
application were used by Slough Borough Council (ie proximty to
town centre and public

transport) and just |ike our own | ocal devel opnents, it has been
proved to be an utter fallacy that people living in town centres do
not own cars

Public transport - Living in the town centre and near public
transport does not stop car ownership for the sinple reason that
public transport does not serve where residents wish to go or does
not provide "conparative door-to-door journey tinmes". The coment
expressed in paragraph 2.6.7 of the Transport Statenent subnitted
with the application that "The site benefits from excellent rai
accessibility, making travel by bus a very viable alternative to
private car journeys" is both non-sensical (why does rai
accessibility nmake travel by bus a viable alternative?) and untrue.
The nost cursory of review of the bus routes referenced in the
Transport Plan shows that they in no way offer a viable alternative
to a car and, quite obviously, the train will not service everywhere
the occupants want to go.

1.2.2 THE PARKI NG | MPACT ON PARK ROAD AND SURROUNDI NG ROADS

- Paragraph 3.1.14 of the planning application's Transport Statenent
states that "Park Road itself provides very little in the way of on
street car parking opportunities which will discourage car
ownership". Wiy will limted opportunities discourage the residents
and their visitors from naking use of the opportunities that do
exist?

- Reference is nmade to doubl e-yell ow |ines being painted on the
first section of Park Road once it is nade up to adoptable standard.
HOW W LL THE PROPOSED DOUBLE- YELLOW LI NES BE ENFCRCED? The
application is carefully worked to state that the first section of
Park Road will be made up to adoptable standard w th doubl e-yel | ow
lines, but that is of no use whatsoever if the double-yellow lines
cannot be enforced as this section of the road has not been
adopted. | T IS ESSENTI AL THAT ADOPTI NG THE FI RST SECTI ON OF PARK
ROAD | S MADE A CONDI TI ON OF ANY

PLANNI NG PERM SSI ON GRANTED both from a perspective of enforcing no
parking and and to ensure nmai ntenance of this section of the road.



- HOWW LL THE COUNCIL ' PCLICE THE CONCEPT OF THE " CAR FREE
DEVELOPMENT" ? Previously (in 2022) Park Road and Park Avenue
residents were told that the tenancies of the building proposed at
that time could have a clause in themfurther to which tenants
acknow edged that they have no right to park a car or allow their
visitors to park a car on Park Road or Park Avenue and that if they
breached this clause they would be at risk of forfeiting their
tenanci es. TO HAVE ANY CHANCE OF HAVI NG A CAR FREE DEVELOPMENT I T
SHOULD BE MADE A CONDI TI ON OF PLANNI NG PERM SSI ON THAT ANY LEASE OR
LI CENCE OF A RESI DENCE ON THE SI TE MJUST CONTAI N SUCH A CLAUSE

2 H GHWAY SAFETY

| object on the basis that there is inadequate provision for
delivery lorries and insufficient consideration has been given to
road safety at the junction of Park Road and Wl i ngton Road.

- How will delivery lorries (both to residents and to the Station
Road busi nesses with access from Park Road) exit the site? They
can access forward along the service road behind the devel opnent,
but there is no turning space. WII they reverse all the way back
behi nd the

devel opnent on to Park Road and then down on to Wl lington Road?
This will be dangerous. O wll delivery lorries have to park on
Park Road (causing a blockage) and then transport contents on
foot along the access road to the rear of the proposed devel opnent ?
- Park Road will be the access point for the devel opment. The
inevitable increase in traffic will nake the junction between Park
Road and Wl lington Road even nore dangerous.

- The junction between Park Road and Wellington Road is already
hazardous now that cars travel at speed down Station Road around
into Wel lington Road wi t hout any inpedinent (if the pedestrian
crossing on Station Road is not on a red light). The inevitable
increased traffic caused by the developnment will increase the risk
of accidents.

- The proposed di sabl ed parking spaces on Park Road will increase
congestion towards the junction and increase the risk of an
acci dent.

- The 'proposed site plan' references "new tree planting" al ong

Wl lington Road and 5 new trees are also shown on the 'proposed west
el evation plan'. The Landscape Plan indicates that these trees wll
be Tilia Cordata ' Greenspire'. The RHS describes this species of
trees as "A vigorous and narrow y conical, deciduous tree about 15m
tall and 7mw de". Such planting will negatively inpact the
visibility of oncoming traffic to those exiting Park Road. This

pl anti ng has been shown on the plans to nake the devel opnent | ook
nore attractive and to detract fromits bulk and mass, but it is
not realistic froma highway safety point of view

3 DESI GN, APPEARANCE AND MATERI ALS (| NCLUDI NG HERI TAGE | SSUES)
3. 1 NOT | N KEEPI NG

| object on the basis that the proposed devel opnent is not in
keeping wth surroundi ng buil dings and thus breaches Wki ngham

Bor ough

Council's Design Guide, specifically Rl, R2 of section 4.2 and Rl11
of section 4.5

- As the conclusion to the Design and Access Statenent (Part 2)
submitted as part of the planning application acknow edges (see
page 50) the Wbki ngham Town Centre Masterplan "descri bes proposed
built formfor the gateway to be limted to 3 storeys and to relate



to the surrounding residential devel opnments. Materials and massi ng
should relate to the local character with designed bei ng conscious
of key views and side elevations are likely to be inportant and
visible".

The Masterplan limts the height of any building on the site to 3
storeys. This is not a design proposal, or goal to be achieved.
Furt hernore, despite quoting fromthe Wki ngham Town Centre
Masterplan in this way, the proposed devel opnent contains no sense
of the heritage character of existing buildings and bears no
relationship to its surrounding buil di ngs.

- The application refers to taking 'design cues' fromrecent |oca
devel opnents, in particular Elns Field. These are not the nost
appropriate cues because they cannot be seen fromthe site.

I nst ead, cues should be taken from existing residential properties
which nore inmmediately surround the proposed devel opnent. These
properties are nore traditional and two storeys. The proposed
devel opnent is not

consistent with or synpathetic to the properties surrounding it in
Station Road and Park Road. The building is in an entirely
different style to the properties in the nei ghbouring Park Road,

Wl lington Road and Station Road and unli ke those properties is not
set back with its own garden space and parki ng spaces

- R11 states that "New housing should be designed to create street
scenes with a coherent character, that relates well to, or enhances,
existing street scenes (in terns of scale, rhythm proportion

hei ght, materials and colour), particularly in areas where built
formcontributes significantly to the local character". This

devel opnent does not do this. It is out of character with its
surrounding buildings. The link to Elns Field is too distant.

3. 2 SCALE/ HEI GHT/ MASS

| object on the basis on the basis that the bul k/ mass of the
proposed building is out of character for the area and out of
proportion to its surroundi ngs and thus breaches Wki ngham Bor ough
Council's Design

Qui de, specifically RO and R10 of section 4.5

- The bul k/ mass of the proposed developrment is in line with the peak
of the roofs of the surrounding buildings, then the proposed

devel opnent has a roof on top. It will therefore be a storey taller
than any ot her surroundi ng buil ding.

-In particular, proposed flats 20 and 21 cause the devel opnent to
be three storeys high along Park Road. There is no precedent for
three storeys (plus roof) in Park Road. At the very least, the
bul k and mass of the building adjacent to Park Road shoul d be
reduced in order to reflect the nei ghbouring properties.

- From a point of view of mass, the proposed devel oprment is
significantly larger than existing properties i mediately

nei ghbouring the proposed devel opnent which are Victorian/ Edwardi an
houses with anpl e parking spaces on the site of the houses. Any
devel opnent on Park Road, including this one, should reflect the
scal e, height and nmass of the existing properties on Park Road.

-1t may be argued, as per paragraph 9.5.1 of the Wki ngham Town
Centre Masterplan, that this is a landnmark site and thus the
building on it can be larger, but that is only the case for the
part of the developnent facing the train station. The section of
t he proposed building along Park Road is far too visually dom nant
for a cul-de-sac of lowrise Victorian / Edwardi an properties, which
is what Park Road is. The plans subnitted with the planning
application do not give an accurate representati on of the dom nant

i npact and overbearing nature of the proposed building. The



proposed east el evation plan does not show the Wellington Road
properties adjacent to the proposed building, thus does not show
the reality of the nassing. Nor do any of the plans show the
massi ng of the building in conparison to the properties opposite on
Wel lington Road. The south el evation plan shows just how
significant the proposed building is conpared to the other existing
buil di ngs on the sane side as Park Road. Wre a plan to be produced
showi ng the 3 properties at the end of Park Road, opposite,

al ongsi de and di agonal | y opposite the devel opnent the overbearing

mass of the building will be inmediately apparent.
- Paragraph 9.3.1 of the Wki ngham Town Centre Masterplan states
that the Masterplan " seeks to preserve and enhance the town

centre's historic pattern. It therefore adopts a coherent perineter
bl ock stru cture to protect the building line of historic streets
and spaces." Existing properties in Station Road, \Wellington Road
and Park Road are 2 storeys, so the proposed building of 3 storeys
pl us peaked roof, does not protect the building line of historic
streets and spaces. - For the reasons above, the devel opnment shoul d
be 2 storeys

t hroughout (ground and 1st floor using the term nology in the

pl anni ng application) and certainly should not have three storeys
(described as ground, 1st and 2nd floors in the planning
application) facing Park Road.

4 DESTRUCTI ON OF THE TPO TREE AND SURROUNDI NG HABI TAT

| object on the basis that current habitat will be destroyed with no
adequat e repl acenent provision contrary to R1L3 of section 4.6 of

Woki ngham Bor ough Council's Design Guide (page 45)

- There is a significant and well|l established poplar tree on the
site. As per the 'proposed site plan' the suggestion is that this
significant tree, that has a TPOon it, is replaced with a new tree
on the corner of Station Road and Wellington Road. On any objective
basis this is not an adequate replacenent. The suggestion that the
TPO can be renoved as it is "not appropriate to retainin a
restricted urban setting" sets a very worrying precedent for other
TPGs in the urban centre of Wki ngham where green space and
established trees are at a premium Wuld such an argunent be
deenmed acceptable if the tree was not on land in the Council's
ownership? It is also contrary to the whole ethos of section 4.6 of
Woki ngham Bor ough Council's Design CGuide.

- The pl anning proposal disnisses the significance of the other
vegetation currently on the site and the habitat it has offered for
over 2 decades. The site does not achieve the nandatory

Bi odi versity Net Gain of 10%uplift. Wiere will this be provided

of fsite?

5 PROCESS

5. 1 CONSULTATI ON

- There has been absolutely no consultation with residents
significantly affected by this proposed devel opnent. On any

obj ective basis this is unacceptable. Did the Council not bother as
it would not have taken our views into account in any event, so
consi dered consultation a waste of tine?

- There was consultation with residents back in 2022 over a PREVI OQUS
SET OF PLANS that incorporated dangerous parking and commerci al
units. This is a substantially different proposal upon which there
has been no public consultation. How can that be acceptabl e?

5.2 PROBI TY



- To quote fromthe Local Governnent Association's 'Probity in

Pl anni ng' gui dance, "planning i ssues nust be assessed fairly and on
their planning nerits, even when there is a predisposition in favour
of one side of the argunment or the other". | trust that this
application will be considered inpartially despite the applicant
being the Council and the fact that it has been publicised by the
Council as though planning perm ssion has already been granted. To
quote, for exanple, fromthe 'Residents' Round Up' emmil update of 8
August: "A transfornative new housi ng devel opnent is set to be built
i n Woki ngham town centre, providing 21 high-quality, affordable
hores for

residents.” Only in the third paragraph of the article is a
reference nade to a planning application being subnmitted. | do hope
that the presunption that consent will be given in the Council's
literature and press rel eases does not indicate bias towards the
application within the Planning Committee.

-1t is inperative, given that this planning application is being
made by Woki ngham Bor ough Council, that Woki ngham Borough Council's
Pl anning Conmittee is not considered to be "marking its own
honmewor k' when considering the application. The failure of the
proposed

devel opnent to apply w th Wki ngham Borough's own desi gn gui de and
the failure to consult with the devel opnent's nei ghbours over this
current version of the plans should not go unchecked. No |oca

resi dent or developer would be allowed to proceed on such a basis.
Why shoul d the Council be allowed to do so?

5. 3 WOKI NGHAM SCCI ETY

-1 amvery surprised at the corment | odged on behal f of the
Executive Committee of the Wbki ngham Soci ety in support of the
application. The |legal objects of the Society are to (i) pronote
hi gh standards of planning and architecture in Wki ngham (ii)
educate the public in the geography, history, natural history and
architecture of Wokinghamand (iii) secure the preservation,
protection, devel opnent and i nprovenent of features of historic or
public interest in Wkingham M Mst's comments about "vehicul ar
entry and exit from Park Road" having been addressed (not that they
have been - the car parking has sinply been renoved) and "the

provi sion of affordable housing” do not fit within the remt of the
Soci ety.

- The coment | odged on behal f of the Society regarding the current
pl ans being an inprovenent on the "bul k, mass and | ack of | ocal
identity of previous designs" falls short of a conment that the

Soci ety considers that the proposed design pronotes high standards
of planning and architecture and/or secures the preservation of
features of historic interest. | anticipate the comment stops short
of doing so as no such comment can, objectively, be made. As set
out above, the design does not reflect the heritage of the
surroundi ng

properties.



