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COWENTS:
Previ ous Appeal Decision and Continuing Inportance of the Site

The significance of this site has already been considered in detai
t hrough a previous planning appeal, which was the subject of a
public inquiry and subsequent site inspection. The resulting

deci sion, APP/ X0360/W 19/ 3235572, was di sm ssed on 25 August 2020.
The findings of that appeal remain highly relevant to the

consi deration of the

current proposal and should not be disregarded sinply because the
nature of the devel opnent now proposed is different.

In deternining the previous application, Wki ngham Bor ough Counci
identified significant concerns regardi ng the encroachnent of
devel opnent into the countryside, the resulting harmto the
character and appearance of the | andscape, and the inportance of
mai ntai ning the separation between Wki ngham and Fi nchanpst ead.

The Pl anni ng | nspector subsequently recogni sed the contribution nade
by the site to the open countryside and the rural setting of

Woki ngham I nportantly, the Inspector considered that devel opnent in
this location would introduce a nore urban character into the
countrysi de and woul d adversely affect the established character and
appearance of the area.

Those conclusions remain material today. Al though the current
proposal is for sporting use rather than residential devel opnent,
t he

i ntroduction of engineered pitches, substantial fencing, acoustic
barriers, netting and associated infrastructure woul d neverthel ess
represent a significant change to the character and appearance of
thi s currently open | and popul ated by bats, slow worns, grass
snakes, deer, ground nesting birds and nany ot her species not
mentioned within the application

Sports Pitches and Safety

There are al so substantial concerns regardi ng whether the proposed
sports facilities have been properly designed for safe and practica
use within the available site.

The conments provided by the ECB are particularly relevant. Wile
the ECB recogni ses the general benefit of new sporting facilities,
its response does not anpbunt to an unqualified endorsenent of the
proposal . I ndeed, the ECB expressly states:

"Therefore, before the ECB can fully support, a revised pitch | ayout
is required taking the above into consideration.”

This is an inportant qualification. The application should therefore
not be presented as having received full support fromthe ECB when
the ECB has identified matters that require the pitch layout to be
revised before it can provide that support.



The Council should require the applicant to denonstrate that the
revi sed arrangenent provi des adequate space, appropriate orientation
and sufficient safety margins for the intended | evel of play.

Dr ai nage and Fl ood Ri sk

The drainage information provided with the application al so appears
insufficient to denonstrate that the devel opnent can be accommopdat ed
wi t hout increasing surface-water and flood ri sk

This is particularly concerning given the existing conditions on the
site and the history of waterlogging and flooding in the surroundi ng
area. The potential consequences for nei ghbouring properties are
significant and warrant a robust, site-specific assessnent rather
than reliance upon assunptions regarding proposed drai nage
infrastructure

There is an additional concern that the applicant has previously
ressed concerns about increased flood risk associated with

devel opnent of this land. The Council should therefore carefully
consi der whet her the current proposal has genuinely denonstrated
that the risk can be contai ned and nmanaged w t hout transferring
additional flood risk to neighbouring properties.

d ai ned Conmmunity Benefit

I am al so unconvi nced by the suggestion that the proposal wll
provi de a neani ngful conmunity benefit.

The proposed facilities are essentially grass sports pitches |ocated
within the grounds of a private boarding school. Access to the site
woul d be controlled through the school rather than being avail able
as an ordinary public recreational facility, and there appears to be
no significant supporting conmunity infrastructure associated wth
the proposal

In these circunstances, any clainmed community benefit should be
clearly defined, quantified and secured through an appropriate
mechani sm General assertions that the pitches nay be avail able for
conmunity use shoul d not be afforded significant weight unless the
extent, frequency and nature of that use are clearly established.

O, the application should state the site is for private use, by the
private application who own the site.

Furthernmore, if community use is proposed, the Council should
consider the additional traffic, noise, lighting, hours of
operation and activity that would result.

Acoustic Barrier

The proposed acoustic barrier is another particularly significant
concern

A structure of approxinmately 3.5 nmetres in height would be an
exceptionally substantial intervention in this location, with no
obvi ous | ocal precedent for a structure of conparable scale and
pur pose.

Its inpact woul d extend beyond its visual appearance. The



construction of the barrier has the potential to affect existing
trees, hedgerows and their root systens, while the physica
presence of such a substantial structure may also interfere with
established wildlife novenent through the site.

For nei ghbouring residents, the barrier would fundanentally alter
the existing relationship between their properties and the open
field. Rather than retaining an open outl ook towards the
countryside, residents would be faced with a |arge, engi neered
structure

i medi ately adjoining or close to their gardens.

The cunul ative effects of height, nmass, proxinity and associ ated
sporting activity therefore need to be properly assessed as part of
t he pl anni ng bal ance.

Cricket Ball Safety and Residential Properties

There al so appears to be insufficient consideration of the risk
posed by cricket balls |eaving the playing area.

The proposed cricket use is understood to be at a high level, given
the nature of the school and the standard of sporting provision
bei ng proposed. Consequently, balls nay be struck at considerable
speed and over substantial distances.

There nust therefore be a properly considered safety buffer between
the playing area and nei ghbouring residential gardens.

Wthout suitable mtigation, residents should not be expected to
accept a situation where the ordinary use of their gardens becones
subject to a foreseeable risk of cricket-ball strikes whenever

mat ches or training sessions are taking place.

This is both a residential anenity and public safety consideration
and shoul d be addressed explicitly within the application

Need for Further Evidence

G ven the nunber and significance of the issues identified, | do not
believe that the current subm ssion provides the Council with
sufficient evidence to properly assess the proposal

Bef ore the application can reasonably be supported, the applicant
shoul d provide robust, site-specific evidence addressing:

the i nmpact upon the established | andscape character and appearance;
t he consequences of introduci ng devel opnment and infrastructure into
t he countryside

the continued inportance of the settlenent gap between Wki ngham and
Fi nchanpst ead;

t he design, dinensions, orientation and safety of the proposed
sports

pi t ches;

conpliance with rel evant sports governi ng-body gui dance;

the risk of cricket balls entering neighbouring properties;

operational noise, including the nature, frequency and duration of



sporting activity;

t he proposed hours of use;

lighting and any associ ated i npacts;

surface-wat er drainage and the potential for increased flood risk
the capacity and reliability of proposed drainage infrastructure;

the extent and enforceability of any clainmed comunity use;

traffic generated by any conmunity or additional sporting use;

i mpacts upon ecol ogy and wildlife novenent;

i mpacts upon existing trees and hedger ows;

the construction and visual inpact of the proposed acoustic barrier
and

the cunul ative effect of all of these matters upon nei ghbouring
resi dents and the wi der |andscape.

These nmatters should be considered cunulatively rather than in
ation. A devel opnent which m ght have an acceptabl e i npact in one
respect can neverthel ess beconme unacceptabl e when the effects of

noi se, lighting, fencing, visual intrusion, ecol ogical danage, flood
risk and increased activity are considered together.

In Iight of the previous appeal decision, the acknow edged
importance of this land to the rural setting of Wkingham the

unr esol ved

concerns identified by the ECB, the inadequate denonstration of

drai nage and flood-risk mitigation, and the substantial inpacts
associated with the proposed acoustic barrier and sporting use, | do
not consider that the application has denonstrated conpliance wth
the rel evant devel opnent plan poli cies.

In the absence of conpelling additional evidence and appropriate
mtigation, | respectfully request that planning application 261695
be refused.



