PLANNI NG REF . 261059
PROPERTY ADDRESS : 27 Langl ey Conmon Road
: Woki ngham Berkshire

: R0 4TU
SUBM TTED BY : Ms Jenny Battisson
DATE SUBM TTED : 01/07/ 2026

COVWNENTS:
Dear Sir or Madam

| wite to object to Planning Application 261059 as the owner and
occupi er of 27 Langl ey Common Road, which lies inmedi ately adjacent
to the application site.

My property is one of the residential dwellings nost directly

af fected by the proposed devel opnent. It has direct and
uninterrupted views across the application site fromthe principa
rear-facing ground floor roons, first-floor bedroons, rear bal cony
and rear garden. The proposed realignnment of Langl ey Cormmbn Road and
construction of the new roundabout would fundanentally alter the
rel ati onshi p between the existing highway and ny property, resulting
in significant inpacts upon hi ghway safety, residential anenity,

| andscape character and environnental quality.

Whi | st | acknowl edge that the application site is identified as a
proposed allocation within the Energi ng Wki ngham Bor ough Local Pl an
Updat e (2023-2040), that docunent has not yet been adopted.

Al though it may carry weight as a material planning consideration,
the extent of that wei ght depends upon the progress of the

exam nation and the degree to which relevant policies renmain subject
to unresol ved objection, of which | am unaware.

My objections are in particular related to the followi ng docunents
as part of the Devel opnent Pl an

- Woki ngham Borough Core Strategy (Adopted 2010);
- Managi ng Devel opnent Delivery Devel opnent Pl an Docunent (Adopted
2014).

In addition, the National Planning Policy Framework ("NPPF") is a
significant material consideration in the determ nation of planning
applications.

Havi ng carefully reviewed the subm tted docunentation, | consider
that the applicant has failed to denonstrate that the proposa
conplies with the Devel opnent Plan or the objectives of the NPPF.

The application is supported by nunerous technical reports,
assessnents and plans. However, many of these docunments contain
factual inaccuracies, om ssions and unsupported assunptions that
significantly undermne their reliability. As a consequence, WBC
cannot be satisfied that the likely inpacts of the devel opnment have
been properly assessed.

In particular, the application fails to denonstrate that it woul d:
- provide safe and suitable access for all highway users;

- protect the living conditions of neighbouring residents;
- respect the established rural character of Langley Common Road;



- safeguard inportant |andscape features and environnmental assets;

m ni m se adverse visual, noise and |lighting inpacts;

- provide realistic and sustainable transport choices;

- avoi d unnecessary | oss of Best and Mbost Versatile agricultura

| and;

- ensure sufficient education, healthcare and transport
infrastructure to support approxi mately 660 new dwel | i ngs; or

- provide sufficient evidence to enable WBC to nake a fully inforned
pl anni ng deci si on.

Al t hough the principle of residential developnent on this site may
ultimately be established through the energing Local Plan process,
this does not dimnish the requirenent for any planning application
to denmonstrate full conpliance with adopted planning policy or to
show that unacceptable inpacts can be satisfactorily avoi ded or
mtigated

For the reasons set out below, | respectfully subnmit that Planning
Application 261059 conflicts with the Devel opnent Pl an and shoul d
t heref ore be refused.

1. Highway Safety and Access

Conflict with Core Strategy Policy CP6, Core Strategy Policy CP3,
Managi ng Devel opnent Delivery Policy DMb and the National Planning
Pol i cy Franmewor k

The applicant has failed to denonstrate that the proposed
alterations to Langl ey Conmon Road woul d provide a safe and suitable
means of access for existing residents or future users of the

devel opnent.

The National Planning Policy Franework requires that devel opnent
should only be pernmitted where safe and suitable access to the site
can be achieved for all users and where there would not be an
unaccept abl e i npact on hi ghway safety. These principles are
reflected in Core Strategy Policies CP3 and CP6 and Managi ng

Devel oprment Delivery Policy DVb, all of which seek to ensure that
devel opnment provides safe access, protects the efficient operation
of the highway network and does not prejudice the safety of existing
hi ghway users

As the owner and occupi er of 27 Langl ey Common Road, ny property is
directly affected by the proposed hi ghway works. The proposed
real i gnnent of Langley Common Road and construction of the new
roundabout would materially alter the existing highway alignnent
outside ny property and significantly worsen the safety of access to
and fromny driveway.

The subnmitted drawings indicate that visibility to the |eft when
exiting nmy driveway woul d reduce from approxi mately 100 netres to
approxi mately 15 netres because of the proposed road alignnent. Such
a significant reduction in visibility has not been denonstrated to
provi de an acceptabl e standard of hi ghway safety and represents a
substantial deterioration conpared with the existing situation

Refer to visual 1 in acconpanying postal evidence.



The applicant has provided no detail ed assessnent of how existing
resi dential accesses would operate once the hi ghway has been
reconstructed. Instead, the Transport Assessnent concentrates on the
operation of the proposed junctions while giving little
consideration to the consequences for those properties that rely
upon direct access onto Langley Commobn Road.

In particular, the application fails to assess the cunul ative effect
of :

- vehicles accelerating away fromthe proposed roundabout
i medi ately adj acent to existing driveways;
- reduced forward visibility created by the revised road alignnent;

- increased traffic associated with approximately 660 dwellings
together with visitor, servicing, refuse collection and energency
vehi cl es;

- the constrai ned highway geonetry adjacent to existing residential
accesses;

- the presence of existing highway features, including the tel egraph
pol e, which already restrict nmanoeuvring when exiting ny property;
and

- the interaction between existing residential accesses and the
proposed hi ghway | ayout.

These natters are directly relevant to the safe operation of the
hi ghway but have not been adequately considered within either the
Transport Assessnent or the Stage 1 Road Safety Audit.

Furthernmore, no evidence has been subnitted to denonstrate that the
proposed visibility splays satisfy current design guidance for the
predicted traffic speeds followi ng construction of the roundabout.
Nor has any assessnent been undertaken of the practical inplications
for residents entering or |leaving existing properties during peak
traffic conditions.

The application also proposes the renoval of established hedgerows
and nmature vegetation to facilitate the hi ghway works. These
features nake an inportant contribution to the rural character of
Langl ey

Common Road and their renoval woul d urbani se the approach to the
settlenent. Wilst sone replacenent planting is proposed, this would
take many years to establish and woul d not i medi ately conpensate
for the loss of mature | andscape features.

I am al so concerned by factual inaccuracies within the subnmitted

i ghway drawi ngs, including the incorrect representation of the
boundary treatnment at 27 Langl ey Commobn Road. Wilst this nmay appear
to be a relatively minor error in isolation, it raises wder
concerns regarding the accuracy of the survey infornmation upon which
the highway design has been based

Taken col l ectively, these deficiencies nmean that the applicant has
failed to denonstrate that the proposed hi ghway works woul d provide
a safe and suitable nmeans of access for existing residents or avoid
unaccept abl e i npacts on hi ghway safety.

Accordingly, the proposal conflicts with Core Strategy Policies CP3
and CP6, Managi ng Devel opnent Delivery Policy DMb and the
requirenents of the National Planning Policy Framework. In the



absence of robust evidence denonstrating that these inpacts can be
satisfactorily mtigated, the proposal should be refused.

2. Landscape, Visual |npact and Residential Amenity

Conflict with Core Strategy Policy CP3, Managi ng Devel opnent
Delivery Policies DM3 and DML2, and the National Planning Policy
Fr amewor k

The applicant has not denopnstrated that the proposed devel opnent
woul d adequately protect the | andscape character of the area or the
residential amenity of nei ghbouring occupiers.

Core Strategy Policy CP3 requires devel opnent to be of an
appropriate scale and design that respects the character of the
surroundi ng area and safeguards the anenities of existing residents.
These objectives are reinforced by Managi ng Devel opnent Delivery
Pol i cies DMB and DML2, which require devel opnent to respond
positively to its context, protect neighbouring anenity and achieve
a high standard of design. Section 12 of the National Planning
Policy Framework (NPPF) simlarly requires devel opnent to be
synpathetic to | ocal character and to provide a high standard of
anenity for existing and future users.

The subnitted Landscape and Vi sual |npact Assessnent (LVIA) does
not provide a sufficiently robust assessment of the likely visua
effects of the proposed devel opnent. In particular, it onits
viewpoints from residential properties on the southern side of
Langl ey Common Road, despite these properties being anong the

cl osest and nobst sensitive visual receptors.

No. 27 Langley Common Road is one of the residential properties nost
directly affected by the proposal. However, the LVIA incorrectly
concl udes that the property benefits only frompartial or
upper-floor views of the site. This does not reflect the existing

si tuati on.

Inreality, the application site, particularly Site Parcel A is
clearly visible from

- the principal rear-facing ground-fl oor habitable roons;
- first-floor bedroons;

- the rear bal cony; and

- the rear garden.

Refer to Visual 2 in acconpanyi ng postal evidence.

These direct and uninterrupted views nean that the property would
experience a substantially greater visual inpact than is

acknow edged within the submtted assessnent. Consequently, the
concl usi ons

regardi ng the magni tude and significance of visual effects cannot be
regarded as reliable.

The omi ssion of representative viewpoints fromthe southern side of
Langl ey Common Road al so rai ses wi der concerns regardi ng the
conpl eteness of the LVIA These properties forman inportant group



of existing residential receptors imediately adjoining the site and
shoul d have been assessed in order to provide a bal anced and
representative evaluation of visual effects. Wthout those

vi ewpoi nts, WBC cannot be satisfied that the assessnent accurately
reflects the likely inpact on nei ghbouring residents.

The applicant has undertaken an individual assessnent of Field House
because of its proximty to the site. Gven the conparable

rel ationship of No. 27 Langley Commobn Road to the proposed

devel opnent, a simlarly detail ed assessnent should al so have been
undert aken.

Furt hernmore, the paraneter plans provide insufficient detai
regarding the width and effectiveness of the proposed | andscape
buffer, the maturity of replacenent planting, |andformtreatnent and
ot her

mtigation neasures. Consequently, it has not been denonstrated that
t he proposed | andscapi ng woul d adequately soften the visual inpact
of the devel opnent or preserve the living conditions of

nei ghbouring occupiers over the lifetine of the schene.

Until the factual inaccuracies within the LVIA have been corrected
and representative viewpoints fromthe nearest residential
properties have been included, WBC cannot be satisfied that the

| andscape and visual effects of the proposal have been properly
assessed.

The application therefore fails to denonstrate conpliance with Core
Strategy Policy CP3, Managi ng Devel opnent Delivery Policies DVB and
DML2, together with the design and anenity objectives of the

Nati onal Planning Policy Framework. In the absence of a robust and
conpr ehensi ve assessnent of inpacts on nei ghbouring residential
receptors, insufficient informati on has been provided to concl ude
that the proposal would preserve |ocal |andscape character or
adequately protect the anmenity of existing residents.

3. Design, Character and Layout

Conflict with Core Strategy Policy CP3, Managi ng Devel opnent
Delivery Policies DML, DM3 and DML2, and the National Pl anning
Pol i cy

Fr amewor k

The applicant has not denopnstrated that the proposed devel opnent
woul d respond appropriately to the established character of Langley
Conmon Road or provide an acceptable relationship with existing
residential properties.

Core Strategy Policy CP3 requires devel opnent to respect and enhance
the character of the area, respond positively to its surroundings
and safeguard the anenities of neighbouring occupiers. These
requirenents are reinforced by Managi ng Devel opnent Delivery
Policies DML, DVMB and DML2, which seek to ensure that devel opnent is
wel | designed, integrates successfully with its context and achieves
a high standard of anenity. Section 12 of the National Planning
Pol i cy Franmewor k

(NPPF) simlarly enphasises that devel opnent should be synpathetic
to local character, establish a strong sense of place and create
attractive, well-designed environnents.



The illustrative masterplan proposes a predomnmi nantly urban form of
devel opnent conpri sing:

- predonminantly three-storey residential devel opnent;

- apartnment buil dings;

- an extra care facility;

- areas of relatively high-density housing; and

- anewdistributor road and associated infrastructure.

This pattern of devel opnent differs nmarkedly fromthe established
character of Langley Conmmon Road, which is defined by a

predonmi nantly linear pattern of one and two-storey detached and
seni - det ached

dwel i ngs set within generous plots, extensive |andscaping and a
strong rural setting.

The subnitted paraneter plans indicate that higher-density

devel opnent woul d be located in close proximty to existing
residenti al

properties. However, insufficient information has been provided to
denonstrate that an appropriate transition in scale, density and
character would be achi eved between the proposed devel opnent and the
exi sting ribbon devel opnent al ong Langl ey Conmon Road.

In particular, the application provides insufficient information
regar di ng:

- boundary treatnents between existing and proposed devel opnent; -
changes in ground | evels;

- the relationship between proposed rear gardens and exi sting
residential properties;

- the detail ed design and effectiveness of structural |andscaping
and its effect on existing properties; and

- the long-termfunction and width of the proposed | andscape buffer
with existing properties.

Whi |l st these matters may be considered in greater detail at the
Reserved Matters stage, they are fundanental to deternining whether
the proposed paranmeters are capable of delivering a devel opnent that
conplies with adopted planning policy. In the absence of sufficient
detailed information, it cannot be concluded the proposal would
protect the anenities of neighbouring occupiers or integrate
successfully with the existing settlenent.

The renoval of established vegetation and its replacenent with
extensive built devel opment i medi ately adj oi ning existing
residential properties would create a pronounced urban edge where
none currently exists. Although | andscape nmitigation is proposed,
there is

insufficient evidence to denonstrate that it woul d adequately soften
the transition between the proposed devel opnent and the existing
rural character of Langley Common Road, particularly during the
early years follow ng construction

A substantially wi der structural |andscape buffer should therefore
be provi ded between the proposed devel opnent and exi sting
residential properties. This would assist in reducing visua

i ntrusion,

mai ntai ning the transition between the existing rural environnent



and the new devel opnent, and protecting the living conditions of
nei ghbouri ng occupi ers.

Accordingly, the applicant has failed to denonstrate conpliance wth
Core Strategy Policy CP3, Managi ng Devel opnent Delivery Policies
DML, DMB and DML2, and the design objectives of the Nationa

Pl anni ng

Pol i cy Framework. WBC cannot be satisfied, on the basis of the
submitted paraneter plans and supporting information, that the
proposed devel opnent woul d respect |ocal character, integrate
appropriately with its surroundi ngs or provide an acceptable
standard of residential anenity.

4. Noise and Light Pollution

The subnitted assessnents significantly underestinmate the |ikely
i npacts of the devel opnent on nearby sensitive receptors, including
residential properties such as 27 Langl ey Conmon Road.

The site currently experiences very low levels of artificia
lighting, reflecting its rural character and predoninantly natura
envi ronnent. The proposed devel opnent woul d i ntroduce a substanti al
and continuous increase in artificial illum nation, including:

- Lighting associated with approximately 660 dwel |l i ngs

- An extra care facility (size unspecified)

- Anewdistributor road and roundabout

- Enhanced hi ghway and street |ighting

- Vehicle lighting and novenents occurring throughout the day and
ni ght

No robust site-specific lighting assessnent has been provided
denonstrating that baseline conditions at the nost affected
receptors have been properly neasured or considered. In the absence
of such evidence, the applicant's conclusion that the devel opnent
would result in only a "slight increase in perceived night glow' is
not supported or credible.

Simlarly, there is no adequate noi se assessnent addressing the

i npacts of the proposed new road | ayout on nearby dwellings. This

i ncl udes both construction-phase inpacts and | ong-term operationa
noise fromtraffic generated by the devel opnent. The nearest
residential properties, including 27 Langl ey Conmon Road, are likely
to experience a material increase in noise and disturbance,
particularly given the scale and intensity of the proposal

These inpacts would fundanentally alter the rural and tranqui
character of the area

The proposal is therefore considered to conflict wth:

- Core Strategy Policies CP1 and CP3, which require devel opnent to
respect | ocal character and m ninise environnental inpacts; and

- Managi ng Devel opnent Delivery Local Plan Policy DVMB, which seeks
to protect residential anenity from unacceptabl e i npacts including
noise and light pollution

5. Transport, Accessibility, and Hi ghway Capacity



Exi sting traffic conditions on Langl ey Cormbn Road are already
heavily congested during peak periods, particularly at key junctions
i ncludi ng Biggs Lane, Eversley Road, and Barkham Street. The

i ntroduction of a |arge-scal e devel opnent of approxi mately 660
dwel I i ngs woul d place further unsustainable pressure on this already
constrai ned highway network. Refer to visual 3 in acconpanying
postal evidence.

The Transport Assessnent relies on |imted and outdated data,
i ncl udi ng:

- Traffic surveys based on only two weeks of ATC data

- Use of historic traffic data from 2011 and 2021

- Assunptions derived froma "simlar but snaller"” devel opnent
rather than site-specific conditions

Such a limted dataset cannot provide a reliable or representative
basis for forecasting the cunulative inpact of the proposed
devel opnent.

In addition, the assessnent does not adequately consider the
cunul ative inpact of nearby and conmitted devel opnents, including
Arborfield Green, Hall Farm Arborfield Studios, Finchwood Park,
Bl agrove Lane, and | and behind Ri cknman O ose. Wen consi dered
toget her, these devel opnents will significantly increase traffic
vol umes across an al ready strai ned network.

The proposed access strategy is also a major concern. Providing only
a single main vehicular access via Langl ey Cormon Road woul d
effectively create a large isolated cul -de-sac, concentrating al
traffic onto an already congested rural route. This raises
significant concerns regarding queuing, safety, and network
resilience.

The devel opnent coul d be expected to generate in excess of 1,200
private vehicles, in addition to:

- Delivery and servicing vehicles

- Refuse collection vehicles

- Care hone staff and visitor traffic

- Construction traffic (during 8 year build)
- Emergency service vehicles

However, no detail ed operational infornmation has been provided
regardi ng the proposed energency access arrangenent from Langl ey
Conmmon Road, nor how it would be safely and effectively nmanaged.

The Transport Assessnent al so contains a nunber of unsupported
assunptions, including:

- Incorrect or msleading public transport information (including
reference to the L3 bus service, which does not serve Langl ey Commobn
Road)

- Reliance on a very limted and infrequent denand-responsive bus
service (Horseman Coaches), which is not a viable daily transport
option

- Assuned future pedestrian and cycle infrastructure that is not yet
constructed or formally conmitted



- A notional 10% reduction in private car trips based on
aspirational targets rather than observed |ocal travel behaviour

In reality, sustainable transport alternatives are extrenely
limted. The nearest bus stops are approximately a 15-20 ninute wal k
away via narrow and unsafe footways, with no safe crossing points
or adequate waiting facilities. As a result, access to public
transport is poor, and reliance on private vehicles would remain
very hi gh.

This is further reinforced by journey tine conparisons: a return
trip to Wbki ngham by bus is approxi mately one hour, whereas the
equi val ent journey by car is around 25 mi nutes.

The devel opnent therefore fails to denpbnstrate a credible or
deliverable strategy for reducing car dependency or supporting
sustai nabl e travel patterns.

6. lInaccuracies Wthin the Application Evidence Base

The subnitted application is underm ned by a range of factua

i naccuraci es and inconsistencies within its supporting docunents.
These errors significantly weaken the reliability of the evidence
base and call into question the robustness of the assessnent work
undert aken.

Key i naccuracies include:

- Incorrect information regarding |ocal bus services and public
transport provision. Refer to visual 4 in acconpanyi ng posta

evi dence

- Msleading statenents regardi ng distances to key services,

i ncluding schools, GP surgeries, and dentists. For exanple, |oca
dentists are on average approximately 1.3 miles further fromthe
site than stated in the application

- Qmission of relevant Tree Preservation Orders, including TPO
2000/ 2025

- Inconplete and inaccurate Landscape and Vi sual |npact Assessnent
(LVIA) viewpoints, which fail to include residential receptors on
the southern side of Langl ey Common Road, including properties such
as 27 Langl ey Commopn Road

- Inaccurate residential receptor nmapping, based on desk-based
assunptions that do not reflect actual site context or visibility -
M sl eadi ng descriptions of existing site conditions and surroundi ng
context, including photographic material that does not accurately
represent |ocal footpath provision along Langl ey Commbn Road and
Bar kham Road

I ndividually and coll ectively, these inaccuracies materially
undermi ne confidence in the submtted assessments. As a result, it
is not possible to properly or reliably assess the proposal agai nst
rel evant planning policies, including Managi ng Devel opnent Delivery
Policies DML, Dv3, DwVb, DVb and DML2.

7. Loss of Best and Most Versatile Agricultural Land

The proposed devel opnent would result in the permanent | oss of
approxi mately 31.6 hectares of agricultural |and, including |Iand



classified as Grade 2 and Subgrade 3a, which constitutes Best and
Most Versatile (BW) agricultural |and.

The land is actively and productively farned, including use for
estock grazing and hay production, rather than being unused or
marginal land as inplied within the subnmtted docunents. This
further confirns its ongoing agricultural value and contribution to
the rural econony. Refer to visual 6 in the acconpanyi ng posta

evi dence.

National planning policy is clear that substantial weight should be
given to the protection of BW agricultural land. The | oss of this
extent of higher-quality agricultural land is not adequately
justified within the application, nor is it denonstrated that

| ower - gr ade

alternatives have been properly considered or that the loss is
unavoi dabl e.

The proposal therefore conflicts wth:

- NPPF paragraph 187, which seeks to protect the best and nost
versatile agricultural |and;

- Core Strategy Policy CPl, which requires devel opnent to be
sust ai nabl e and sensitive to environnmental constraints; and

- Managi ng Devel opnent Delivery Local Plan Policy DVb, which resists
t he unnecessary | oss of high-quality agricultural |and

8. Community Infrastructure Provision

The application fails to robustly denonstrate that there is
sufficient capacity within existing conmunity infrastructure to
acconmodat e the scal e of devel opnent proposed. In particul ar
concerns arise in

relation to:

- Primary and secondary school provision

- @GP surgery capacity

- Dental services

- Public transport provision
- H ghway infrastructure

8.1 Educati on Provision

Wth specific regard to school capacity, recent adm ssions data
i ndi cates that |ocal schools are already operating at or beyond
practical capacity.

For exanple, in 2026 at Farley Hi Il Primary School, the final child
all ocated a place lived approximately 0.873 nmiles fromthe school
Based on this pattern, it is highly unlikely that children residing
within the proposed devel opnent woul d be able to secure pl aces at
the nearest schools.

At secondary | evel, Wki ngham Borough Council has recently had to
request additional capacity across multiple schools, including:

- Bohunt School: +30 pupils



- Emmbrook School: +15 pupils

- Forest School: +30 pupils

- St Crispin's School: +15 pupils

- The Holt School: already full at a catchnent threshold of
approximately 1.99 miles

This denonstrates that the | ocal education systemis already under
significant pressure, with limted spare capacity and reliance on
exceptional over-allocation nmeasures. The addition of a devel opnent
of this scale would therefore exacerbate existing shortfalls rather
than provi de sustainable nitigation

The application does not denbnstrate that school places will be
delivered in step with devel opnent occupation, nor that sufficient
capacity exists within the systemto acconmodat e additional denand
generated by the proposal

Furt hernmore, while the energing Local Plan Update relies on the
principle that growth nust be supported by tinely infrastructure
delivery, this application fails to evidence that such
infrastructure either currently exists or will be secured in a
tinely and deliverabl e manner.

Accordingly, it cannot be concluded that the proposal represents
sust ai nabl e devel opnent or that it neets wider infrastructure
pl anni ng obj ecti ves.

The proposal is therefore considered to conflict wth:

- Core Strategy Policies CP1 and CP7, and
- Managi ng Devel opnent Delivery Policy DML

9. Community Consultation

The pre-application consultation undertaken by the applicant fel
bel ow t he standard expected for a nmmjor devel opnent of this scale.

Only a single consultation event was held, and this was adverti sed
with limted notice of approxinately one week. Attendance and
engagenent were therefore | ow

In addition, the consultation website contained inaccurate
information for a significant period, incorrectly describing the
devel opnent as "purpose built student accommodati on devel opnent at
Bar kham Square," which is msleading in the context of the proposed
schene. Refer to visual 7 in acconpanying postal evidence

As a resident, we had limted opportunity for neani ngful engagenent,
and where foll owup contact was made a response fromthe applicant
was never received

While it is acknow edged that pre-application consultation is not
determ native in the planning process, these shortconi ngs have
limted effective community participation and reduced confidence in
the consul tation process undertaken

10. Noi se, Disturbance, and Residential Anenity



The subnitted Noi se Assessnent and supporting docunents do not
adequately assess the full range of inpacts arising fromthe
proposed

devel opnent.

In particular, insufficient consideration has been given to:

- Cunul ative traffic noise effects

- Construction-phase noi se and di sturbance

- Changes in land levels and their effect on sound propagation
- Road surfacing naterials, including high-skid surfacing and
associ at ed noi se generation

- Visual intrusion and general activity disturbance

- Proximty of the proposed new road infrastructure to existing
dwel I i ngs

The absence of a conprehensive assessnent of these factors results
in an inconpl ete understanding of the overall anmenity inpact on
near by residents, including properties along Langl ey Conmon Road.

G ven the scale and nature of the devel opnent, a substantially w der
| andscaped buffer should be provided to mitigate the conbined
effects of noise, visual intrusion, and general disturbance. The
absence of such mitigation fails to adequately protect nei ghbouring
residential anenity.

As a result, the proposal is considered to conflict with:

- Core Strategy Policy CP3, which seeks to protect residential
anenity

- Managi ng Devel opnent Delivery Policies DM3 and DMB, which require
devel opnent to avoi d unacceptabl e i npacts on existing residents

t hrough appropriate design, separation, and mitigation neasures

Concl usi on

| acknow edge that the application site is proposed for allocation
wi thin the Emergi ng Wki ngham Bor ough Local Pl an Update
(2023-2040), which is currently undergoi ng i ndependent

exam nation and has not yet been adopted. However, it is accepted
pl anning principle that the application nust be determined on its
own planning nerits, having regard to the adopted Devel opnent Pl an
and all other material considerations.

In this regard, the proposal has not denobnstrated conpliance with
the National Planning Policy Franework, the Wki ngham Borough Core
Strategy (2010), or the Managi ng Devel opnent Delivery Local Plan
(2014). Wiile energing policy is a material consideration, the
application also fails to denonstrate that it would deliver the

hi gh-quality, sustainable form of devel opnent envisaged by the
energi ng Local Pl an.

Col l ectively, these planning policy frameworks require devel opnent
to:

- protect existing residential anenity;

- integrate appropriately with surroundi ng comunities;

- retain and respect inportant |andscape features;



- provide safe and suitable access;
- deliver tinely and proportionate infrastructure; and

- respond appropriately to |local |andscape character

The subnitted proposal fails to adequately neet these fundanmenta
pl anni ng requirenents.

Furt hernmore, the evidence base is underm ned by a range of factua

i naccuraci es, onissions, and unsupported assunptions, which together
prevent a robust and reliable assessnent of the developnent's |ikely
i mpacts.

As a result, the inpacts on neighbouring residents particularly
those at 27 Langl ey Common Road have not been adequately or
accurately

essed in relation to:

hi ghway safety and capacity;

- residential amenity;

- landscape and visual i npact;

- noise and vibration

- light pollution;

- sustainabl e transport provision

- loss of agricultural |and;

- green infrastructure provision

- comunity infrastructure capacity; and

- cunul ati ve devel opnent i npacts.

Taken together, these deficiencies nean the application does not
denonstrate that it represents sustai nabl e devel opnent in accordance
wi th national and |ocal planning policy.

For these reasons, | respectfully request that Planning Application
261059 be refused.

Shoul d WBC be minded to approve the application notw thstandi ng
these concerns, | respectfully request that Menbers undertake a
formal site visit to 27 Langl ey Combn Road prior to determ nation
in order to fully appreciate the relationship between the proposed
devel opnent and the nearest affected residential receptors,
particularly in relation to the scale of devel opnent and the
proposed hi ghway

al terations.



