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PROPERTY ADDRESS : Springfield
. 14 Al bert Road, Wkingham Berks

: R0 2AL
SUBM TTED BY : M Marc Maynard
DATE SUBM TTED : 05/09/2025

COWENTS:

Sunmmary of Objection

| object to application 251621 as the proposed devel opnent woul d
result in unacceptable | oss of green space, poor provision for
vegetation and tree replacenent (including |loss of a tree subject
to a Tree Preservation Orders), and woul d exacerbate traffic
congestion and parking stress in the area. The proposal fails to
accord with national and |ocal planning policy, including the

Nati onal Pl anning Policy Framework (NPPF), Woki nghanmi s Managi ng
Devel oprment Delivery (MDD) Local Plan, the Borough Design Guide
SPD, and G een

Infrastructure principles. The space would be far better utilised
as a green gateway to the town (as a "pocket park" originally
proni sed by the Council during the El nsfield Devel opnent).

Loss of Vegetation, Trees, TPGs and Green Infrastructure (G een

Rout es)

The proposal involves the renoval of alnost all the existing green
space and trees, including a tree under a Tree Preservation O ders
(TPCs). The loss of mature trees and green buffer is both
environnental ly and visually harnful. It would underm ne policy CCO3
(Green Infrastructure, Trees and Landscaping) within the adopted

MDD Pl an, which expects proposals to consider integration with green
corridors. The offset planting is likely be inferior to that

pl anted on the nearby cricket pitch which in itself remains a poor
substitute for what once stood there. The area has also al ready
suffered | oss of green space with the devel opnent of the retirenent
flats opposite. The NPPF enphasi ses the inportance of protecting and
enhanci ng biodiversity and | andscapes; Paragraphs regardi ng natural
envi ronnent protections including networks of green infrastructure.
If TPO trees are affected, the applicant nust denonstrate conpelling
reasons why retention is not possible. The application, however,
provides no detail on how trees could be retained - it sinply nakes
the assunption they "nust" be renoved.

Loss of vegetation at the site would degrade the green routes
networ k key corridors of ecological and visual significance across
the borough.

Furthernore, the site sits at a gateway i nto Wki ngham Town Centre
the renoval of tree cover and their replacenment with built form
woul d weaken the town's character and entrance quality.

Traffic, Access, and Parking

The site lies at the busy junction of Wellington Road and Station
Road an area already experiencing significant traffic flows. The
addition of an apartnent building with 21 residential units would
likely intensify traffic generation, worsen congestion, and denand
hi gher parking provision. The proposal as subnmitted has no resident
car

parking with just four visitor spaces and two disabl ed bays, and
fails to denonstrate that that provision is adequate (leaflets with
public transport details will not deter car ownership), nor is it
inalign with WBC s parking standards. The MDD Local Pl an and

Bor ough Desi gn CGui de SPD expect devel opnents to denonstrate safe



access, sufficient parking, and mnimal congestion especially in
constrai ned or congested urban | ocations. The NPPF requires that
al | devel opnment proposals that present any severe residua

cunul ative inpacts on the road network be refused. The application
| acks a Traffic Assessnment quantifying expected additional vehicle
novenents, including turning, parking occupancy, or inmpact on
peak-tinme flow at the junction. Wthout this, the Council and
consul tees such as Hi ghways cannot

concl ude that the schene would avoid severe inpacts. The |ack of
par ki ng provision risks displacenent of cars onto surroundi ng
streets, adversely affecting existing residents' anenity and hi ghway
safety. The over-devel opnent of the cricket pitch has already |ed
to nui sance parking (that has prevented access). The further |ack
of parking provision in the new devel opnent at Carnival Pool is
likely to nake the situation worse and this proposal is obviously
going to further conpound the problem The very poor design of the
exi sting road

| ayout at the level crossing inexplicably restricts access to the

| ower station car park (preventing a right turn from Station Road,
or access from Station Approach) which has set a precedent for

nui sance u-turning (off canmera) on Park Road at the location of

the proposed site, and also Wellington Road and Al bert Road. This
devel opnent will likely concentrate u-turning on Wellington Road and
Al bert Road where it is nore hazardous.

Desi gn, Cont ext

Under the Borough Design CGuide SPD, devel opnents nust respond
positively to context, integrate |andscaping sensitively, and
contribute to the character of the borough. (Another) proposa
fails to reference the inportant Victorian and Edwardi an design
cues that up until five years ago donm nated and defined the area
such that the area's valued heritage is now at risk of being

conpl etely unreadabl e from any public vantage point - dom nated by
contenporary continental style balconies fronting the carriage way
that contradict the nmarket town heritage.

Pol i cy Context and Lack of Justification

The MDD Local Plan operates to 31 March 2026 and continues to apply
in determ ning applications. The Plan sets out a presunption in
favour of sustainabl e devel opnment (Policy CCO01), but al so nakes
clear that planning perm ssion should be refused where adverse

i mpact s

significantly and denonstrably outwei gh benefits. On bal ance, the
| oss of inportant anenity trees, risk of highway safety/parking

i ssues, and failure to support green infrastructure appear to result
in significant environmental and public anenity harm which would
outwei gh the benefits of new honmes in this |ocation

Wthout detailed transport, or |andscape strategy docunents, the
application fails to neet mninumevidential requirenents necessary
to enabl e proper assessnent.

Concl usi on and Request

For the reasons above, | respectfully request that Wki ngham Borough
Counci |

Ref use pl anning application 251621 on naterial grounds:

The unacceptabl e | oss of protected and val ued trees and vegetation
especially in the absence of a convincing mitigation strategy;



The i nadequate denonstration that significant traffic, access, and
pa rking inpacts can be avoi ded;

The failure to neet design standards, Green Infrastructure
expectations, and the Borough Design CGuide's guidelines.

Alternatively, if the Council considers the schene acceptable in
principle, that before determination it requires:

a consultation with residents;

Transport Assessnent or Statenent, denonstrating traffic generation
access arrangenents, and safe parking provision

Green Infrastructure / Green Route inpact anal ysis showi ng how t he
devel opnent preserves or contributes to ecol ogical and visua
corridors

If the council still approves the application, |I think it is
reasonable that it is on the condition that restrictive covenants

| egal |y prevent occupier car ownership and restrict visitor parking
to nearby designated car parks - and these are enforced.



