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COWENTS:
bj ection to Planning Application 251621 (Station Road / Park Road
Devel opnent)

I wish to register nmy objection to the above pl anni ng application
The reasons for this are nunerous and are docunented bel ow.

1. Design, appearance and build materials

The proposal to build for 21 flats at the junction of Station Road
and Park Road does not neet the criteria as set out in the councils
own Wbki ngham Bor ough Local Devel opnent Franework Adopted Core
Strategy (January 2010) It is clear in that docunent that

Pl anni ng perm ssion will be granted for proposals that: a) are of
an

appropriate scale of activity, mass, layout, built form height,
materials and character to the area together with a high quality of
design without detrinent to the anenities of adjoining |and users

i ncludi ng open spaces or occupiers and the quality of life (CP3.
Park Road and Park Avenue is a road of historic significance in
Woki ngham wi th a nunber of nainly detached houses, set back fromthe
private road as noted in the Wki ngham Town Centre Master Pl an
(June 2010) which describes the architectural character of the
area as follows 'Al bert Road, Park Road and Park Avenue are fi ne,

ni neteenth century and Edwardi an properties Properties along Park
Road are built of red brick and have fine Edwardi an detailing
(3.5.76 and 2.5.79). It is clear when set against this backdrop
that the design of the

proposed flats does not neet planning expectations to "blend in
strongly with the existing character' and do not 'relate well to

nei ghbouring land use'. In fact, the opposite will occur! In
conparison to Park Road, Park Avenue the proposed structure and
design of the proposed building will "jar" enornmously with over a

hundred years of architectural design history of Park Road/ Park
Avenue. The proposed building is in conplete contrast to the
surroundi ng exi sting residential housing and can only refer to cues
from devel opnents such as Elns Field which isn't visible or adjacent
to this proposed devel opnent. The adjacency is, in nearest building
terms, those houses on Park Road and Park Avenue, so it is

i npossible for this devel opnent to conply with additional guidance
in the

council's own Wki ngham Bor ough Desi gn Gui de which states that ' New
housi ng shoul d respond to its context relating well to

nei ghbouring | and uses and properties' (R2).

Furt hernore, the Borough Design Guide also refers to the hei ght of
resi dential buildings, enphasising that any devel opnents that are

i ntended to be hi gher than surroundi ng buil di ngs shoul d be of
"exceptional design quality' (R9) and list a nunber of

circunstances where buildings higher than their surroundi ngs nay be
acceptabl e, none of which apply in this case. The proposal states
that they have adapted previous plans to take account of the height
of buildings in Park Road, however the plans still show tw second
floor flats on Park Road (nunbers 20 and 21), only after which the



bui | di ng hei ght reduces. In other words it renmins non-conpliant and
fl awed when set against the council's own gui dance.

2. Layout and density of buil dings

The Borough Design Guide states that 'the assessnent of an
appropriate density nust be design-led as well as considering the
nunber of units per hectare to ensure that the devel opnent rel ates
well to local character. This includes the height, bulk and massing
of buildings; the space around and gaps between them and the space
required for parking' (R10). The residential accommodation in

Park Road and Park Avenue is detached housing, historic in nature,
with clear margi ns between each dwelling, gardens to the front and
rear and nost inportantly driveways and on street parking for the
nunerous vehicles that are part and parcel of living in any type of
acconmodati on used as a primary residence. This proposal would be in
conplete contrast to that |ocal character

3. Parking, traffic and hi ghway safety

Woki ngham Bor ough Devel opnment Pl an - Adopted MDD | ocal plan (2014)
states that Planning Permission will only be granted where the
proposal denonstrates the following: a) How t he proposed parking
provi sion neets the standards set out in Appendix 2 of the MDD and
b) that the new schene retains an appropriate |evel of off street
parking. (Policy CCO7). | singularly fail to understand howit is
possi ble that this planning application can seek to dodge the above
criteria by sinply submtting the proposal for this devel opnent as
"car free". How can such a thing be considered when friends,
famly, delivery drivers will all have cars and will all be wanting
to visit people within these flats. It is conplete nonsense to
determne that any residential property can be car free because it
cannot be

guaranteed that the dwellings will be car free 100% of the tine.
There is no precedent for this in Wkinghamand no realistic detai
as to howthis will be managed or what |evels of control are

i nherent within the design of the proposal to ensure the

devel opnent is 100% car

free, 100% of the tine. If one delivery driver dunps their van half
on the pavenent and half on the road of Wellington Road to deliver a
parcel to one of the properties in this developnent, then it fails
inits assertion to be "car free" and in doing so runs the serious
risk of an accident or injury occurring on Wllington Road whil st

t hat

vehicle is parked on it, however tenporary that m ght be. Sinply put
it is conplete and utter nonsense, with potentially very dangerous
consequences for road users and pedestrians on Wellington Road in
general and those exiting Park Road, to declare a residential
building of nultiple lots, to be "car free". To illustrate the |ast
point, it can be evidenced that Wki ngham has high | evels of car
ownership with vehicle licensing data from 2023 stating there had
been a 5.1%increase in car ownership over 5 years in the borough
and an average of 1.2 cars per household. Only 14% of househol ds
did not own a car. There are no other devel opnents that have been
approved wi thout car parking provision. The Elns Field devel opnent
i ncluded a dedi cated 88 space car park, Latinmer Road flats included
34 spaces for 42 flats, the Carnival Place residential schene

i ncl udes 55 car parking spaces and the Qutfield Road devel opnent
provi ded 18 car parking spaces for 18 flats. The Transport Statenent
refers to options to hire cars fromtwo | ocal providers, both of



whi ch have weekend cl osures and high rental costs (starting at
approx. 68/day). Even if they do hire

themis it realistic that they wouldn't return honme to pick up bags
or indeed drop themoff before returning the car? Docunents al so
propose that residents could purchase a season parking ticket at
Woki ngham Station at their own cost. The current cost of an annua
parking ticket is 997.50. There is very linmted on street parking
in the area, and only for restricted hours.

The intended purpose of the ground floor flats is to enable

vul nerable adults to live independently, which will involve support
fromfanmly, friends and professionals, all of whomw Il need to be
able to park at the property.

The only exanple of a car free developnent in Berkshire is at
Horlicks Quarter, where residents could al so access a private car
share schenme and a bi ke hire station, neither of which are being
offered in this case. However, as reported in the Slough Qbserver,
the Council have acknow edged their attenpt at a 'car free

devel opnent' has failed and resulted i n dangerous parking 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 nmjor roads."

Access to public transport is a reason given why residents of the
new flats will not need cars, however current residents in Park
Avenue, Park Road and Station Road all own cars, as public transport
is sinply too infrequent or not sufficient convenient or accessible
to enable car free living. For exanple, how does soneone who ni ght
be vul nerabl e and have special needs get to Tesco supermarket? O
any other retailer that is not imediately next to a train station
or bus route and where heavy bags m ght need carrying. They woul d,
nore often than not, have to book a taxi ? Wiere does that taxi park
when they are unloading their shopping? These very sinple, rea
wor | d exanpl es have not been thought through in a trite throwaway
coment of "car free"

It is also inportant to nention that those w thout cars night
consider alternative transport or vehicle ownership to help them
"get about" such as notorcycles, e bikes, e scooters, cycles. Again
it is entirely possible that these will just be dunped in and around
the dwelling on pavenents, at the exit of Park and Wl lington Road
creating further obstacles for current residents to negotiate both
on foot and their own cars, parked at their own houses.

Moreover, visitors to the residents, and the residents thensel ves,
will continue to need to use cars and will undoubtedly park close to
hone, causi ng dangerous parking i ssues and putting pedestrians and
drivers safety at risk, and inpacting the quality of life of
existing residents on Park Road and Park Avenue who will be unabl e
to access, and park at, their own properties.

Traffic safety will also be further inpacted by the |ack of any
turning area in the devel opnent neaning that any |arger vehicles
will need to reverse into Park Road or bl ock the entrance entirely.



The Transport Statenent recogni ses that the devel opnment is on a
promi nent corner with traffic conming in tw |anes towards the | eve
crossing as well as intersecting along Wllington Road and a hi gh

| evel of pedestrian traffic to and fromthe station and into town.
The increase in traffic turning into, and reversing out of Park Road
and on to Wellington Road, as well as the accunul ated parki ng
congestion will pose a significant risk to pedestrian safety in that
area, as well as increasing the potential for traffic accidents due
to parking on the pavenents and on double yellow |lines at an al ready
hazardous junction. The junctions at Station Road and Wl |ington
Road have al ready been recogni sed as areas needi ng enforcenent to
increase road safety and tackle network congestion follow ng the

i ntroduction of ANPR caneras in Septenber 2023.

In its conclusion, the Transport Statenent states that the proposed
devel opnent is highly sustainable and will have a positive inpact on
the performance of the local highway network with a benefit to road
safety for all road users when conpared to its extant use. There is
no evidence to support this statenent, particularly in terns of any
benefit to road safety - in fact the reverse is nore likely.

4. Environnmental and infrastructure concerns

The renoval of the protected poplar tree and other vegetation is
unjustified and will reduce biodiversity in an already overdevel oped
town centre. The planni ng proposal dism sses the significance of the
other vegetation currently on the site and the habitat it has

of fered for over two decades.

In closing it is clear that both the design of the buildings is not
in keeping with the council's own guidelines and that the ridicul ous
i mpact of "car free" has not been adequately considered froma
control perspective leading to the potential risk of serious injury
when these 2 words are sinply forgotten, and cars are parked at or
around site for convenience.

Danny Spencer



