PLANNI NG REF . 242654
PROPERTY ADDRESS : Two Hoots
: 51 Reeves Way, Woki ngham Berkshire

. RG41 2PS
SUBM TTED BY . M Robert Hughes
DATE SUBM TTED : 24/11/2024

COWENTS:
| object nost strongly to nunerous details in planning application
242654 - Land west of Linmmerhill Road.

I nost strongly object to the fact that a proposed vehicul ar access
is shown roughly south-to-northwest on the plan indicating access to
the I and that was REFUSED pl anni ng application under planni ng
application 232621 during 2024 (Refused 30th August 2024).

The un-necessary hard access road surface is detrinental to the
ecology and wildlife of the area by needl ess digging up and

di sturbance to the natural environnent here. 1t is unplanned and
outside of permitted developnent limts and contrary to spati al

obj ectives of the devel opnent plan and to Policies CP1, CP3, CP6,
CP9, CPl1 and CP17 of the Core Strategy, Policies CC01, CC02, CC03
and TB21 of the MDD Local Plan, the Borough Design Gui de SPD and
sections 2, 4, 12 and 15 of the NPPF.

| feel it is crucial to preserve the Wki ngham Bar kham sett!| enent
gap as a green wedge. This access road to a parcel of |and, which
has repeatedly been refused for devel opnent, is crucial for

mai ntaining the distinct character of our communities and this

el ement shoul d be refused again. The proposed access road will have
a negative and

detrinental inpact on the | andscape and character & appearance of
the area should a new devel opnent be applied for by reason of the

| oss of a sizeable section of open and attractive undul ating

| andscape in the countryside with an urbanising |arge-scale

devel opnent contrary to policies CPl, CP3 and CPl11l of the Core
Strategy, Policies CC01, CC02, CCO3 and TB21 of the MDD Local Pl an,
, the Borough Design Guide SPD, the Wki ngham Di strict Landscape
Character Assessnment and sections 12 and 15 of the NPPF.

Shoul d t he proposed access road be granted pernission by way of
accepting this proposal, it will give the inpression that future

pl anni ng applications proposed devel opnents on the land at the rear
m ght be expected. This contravenes the basis of the REFUSAL NOTI CE
on 232621. It could significantly and pronminently erode the |ast
remai ni ng open space that separates Wki ngham and Bar kham resulting
in a detrinental degree of visual and perceived coal escence between
t hese i ndependent settlenents, contrary to policies CP1, CP3 and
CP11 of the Core Strategy, Policies CC0l, CC02, CCO3 and TB21 of the
MDD Local Plan, the Borough Design Guide SPD, the Wki ngham Di strict
Landscape Character Assessnent and sections 12 and 15 of the NPPF.

I nost strongly believe we should nake every endeavor to protect our
special natural environments and all the inportant species |iving
within. The fields behind the site where the devel opnent is
proposed joins with Fox Hi Il and both are hone to diverse wildlife
and

vegetation, vital for our local ecosystenis health.

Devel oprments built outside of LPA plans, guidelines and draft plans



have nmaj or adverse inpacts well beyond the inmediate vicinity.
Increased traffic and safety concerns on Barkham Road affect
everyone who wal ks, cycles and drives on the route, not just those
living

nearby. Allowi ng this proposed access road could | ead to an new
devel opnent using access through the site along the proposed new
access road and would increase the risk of accidents to pedestrians,
cyclists and other road users due to the nature of the road where
devel opnment access i s sought.

| strongly object to the loss of yet nore flora and fauna. Once
devel oped, this green space is gone forever, inpacting our
community's overall quality of life, including air quality, right to
fresh air and open space. Making building on our green spaces
easier neans that instead of strolling through a rural area, taking
in the sounds and snells of the countryside along Linmrerhill Lane,
we woul d instead be hit with a walk in an urban area including al
its traffic issues such as; danger of accidents and all manner of
pollutants to light, air and sound.

Wiere is the docunent to show that the |ocal area needs nore
overni ght accomobdation. Fromthe information | have gathered there
is a

surplus of places to stay in Wkingham especially as there is now a
new hotel (Premier Inn, Wellington Road) and the fact that both

t he Pheasant Pub and Edward Court hotel have cl osed)

If, as the devel opers suggests, they are nerely noving the
"field-access' to be conmbined with access to the Leathern Botte
pub, then this is also noving the access to the field(s) to a
nor e

dangerous | ocation on the Barkham Road. The existing access to the
field(s) is clearly in a safer location slightly away fromthe
danger ous bends and blind brow of hill. The proposed devel opnent
woul d have a detrinental inpact on the character and appearance of
the | ocal area and countryside by reason of the creation of a new
two-way carriageway into an open field already served by another
functional access.

This application nust be considered in conjunction with another live
pl anni ng application, that of Land at Bl agrove Lane, pl anning
appl i cation nunber 222306 and nust be considered at Conmittee |eve
not by del egated planning officer, since both of the applications
have nunerous critical effects, especially the detrinental effect on
the G een Separation Gap between Wki ngham and Bar kham

Parts of this devel opnent are contrary to policies CPl, CP3 and CPl1l
of the Core Strategy, Policies CC01, CC02, CCO3 and TB21 of the MDD
Local Pl an, the Borough Design Guide SPD, The National Design Quide
and sections 12 and 15 of the NPPF.

Sonetinme shortly before June 2023 a nunber of mature trees were
felled around t hese boundaries w thout a good reason for doing so.

(8 Photos attached: | MG 7279-86). At |east one of these were

t hought to be over 300 years old. The biodiversity |oss of nature
and veteran trees can not be regained nerely by planting a few new
saplings. It takes

generations of growmh for these to be replaced. Extract follows from
EDVTA (Woki ngham Di strict Veteran Tree Association) .On June 27th



two trees on the verge of Barkham Road outside the Leathern Botte
pub in Wkingham were felled and we have had several enmails and
contacts fromnenbers and | ocal residents about the |oss of these
two highly visible and valued anenity trees. In addition on May
9th, three oak trees in the field behind the Leathern Bottel car
park were felled. Four of these 5 felled trees were recorded on our
dat abase (trees nunbered MRN3206, MRN3207, MRN3208 and MRN3209).
End of extract.

NPPF

The National Planning Policy Franework states there should be Net
Gain for biodiversity and this does not seemto be the case here due
to the felling of a variety of mature tree speci es even before the
pl ans were submitted. In ny view, the devel oper should be required
to retain nore of the existing vegetation and habitats within the
boundary of the proposed application, rather than just mtigation in
devel opnent

docunents, particularly when considering the older and nore
significantly located trees. Bearing in mnd that nunerous inportant
trees have already gone, it is not acceptable practice to exchange
any nore mature tree for young trees in the belief this will fully
conpensate. It takes at |east ONE human generation (15-20 years)
before a newtree offers anything |like the benefit of a lost tree.

| also believe there should be nore spaces for plants and
pollinators within the site.

Soci al I npact and Sustai nabl e Envi ronnents:

| believe biodiversity proposals nust consider the w der environnent
and not just locally within a project. | would like to see the
practice of a circular biodiversity econony which keeps existing
resources in use, extracting the nmaxi nrumvalue fromthem throughout
their lives. The devel oper should source products and materials
that divert waste fromlandfill or have reputable sustainability
certification; this can reduce the ecol ogi cal inpact of devel opnent
on a wider scale. This also applies to natural 'waste' naterial
Where the argunent to renove vegetati on has been nade, devel opers
should aimto retain biodiversity value by keeping as nuch on site
as possible. Exanples of natural nmaterial that can be repurposed:

Lifted Turf

Pile rolled turf in a corner where they nake an excellent insect or
hedgehog hot el

Alternatively, roll themout and let it degrade naturally in a

desi gnat ed pl ace.

Stones, bricks and gravel
Create small nounds of pebbles or dig trenches and fill with stones.
These will be used by beetles, spiders and other insects.

Re-use in ponds and rai nwat er gardens

Tr ees

Dead trees with no structural problens can be left standing to
encourage habitation by insects and birds such as woodpeckers or
ow s.

Logs and vegetation
Can be used for decoration, seating or for nulching down as conpost.
Hol es can be drilled into logs and left in the sun as hones for



bees.

Connectivity

Regardl ess of whether an animal is aerial, terrestrial or aquatic,
it is essential that habitats remain connected to all ow freedom of
ment. This will enable species to find what they need to survive -
whi ch can include each other. Green wedges or corridors can be
natural fornmations such as trees, shrubs, hedgerows and rivers, but
shoul d al so be mandatory at the start of the project. | request
green wildlife culverts under ALL roadways and pat hways, where
creatures can pass safely irrespective of people and traffic. This
will help to alloww ldlife to pass between the green spaces of Fox
H1ll, to the north of the site and the LW5 (designated Loca
Wldlife Site) of

Bottel Copse on the south-side of Barkham Road. Since there are
nunerous notable wildlife habitats and species in the area, it is
exactly these species and environnents that nust be considered

val uabl e and be protected for their survival and the benefit of
those who cone after us.

Built-in (integral) features for wildlife i.e bird nest bricks and
bat houses, should be included into all new builds;

- Built-in nest / roosting bricks last the lifetinme of the building
- Integral nest / roosting bricks should not conpletely replace
boxes on trees

Bat s

Best practice for bat habitats requires managenent of woodl and,
especially identifying replacenents well before existing trees
col | apse. These procedures need to be included in the conditions
shoul d the application be successful. This is only one aspect of
proper managenent for bats, please refer to guideline draft_v07.indd
(forestresearch.gov.uk) for full details.

htt ps://cdn. forestresearch. gov. uk/ 2005/ 01/ f cfc212. pdf

I would like to point out how unfair the process is for residents
and other parties to comment on planning applications such as these
for any size of developnent. W only get a very short tine
(invariably less than a nonth) to comments on dozens or hundreds

of highly technical docunents, sone of which can be 180+ pages

(250 pages/plans in this case. Interested parties should be

all owed nore tinme to create neani ngful comments on the planning
application in question. W await your comments on these points.

Appendi x 1. Refusal notice from WBC re: 232621, 30th August 2024.

TOMN AND COUNTRY PLANNI NG ACTS TOAN AND COUNTRY PLANNI NG ( ENGLAND)
1990

Monopro Ltd C/ O Pegasus Planning Group Ltd, First Floor, South W ng,
Equi nox North, Geat Park Road, Al nondsbury BRI STOL BS32 4QL



NOTI FI CATI ON OF REFUSAL OF PLANNI NG PERM SSI ON

Appl i cation Nunber: 232621
Appl i cant Nane: Monopro Ltd
Site Address: Land west of Limrerhill Road, Woki ngham

Proposal : Qutline Planning Application for up to 60 No. dwellings
ncl udi ng age-restricted housing for ol der people with associated
publ i c open space, |andscapi ng, ecol ogi cal enhancenents, drainage
and ot her supporting infrastructure, with access from Bar kham Road.
Means of Access to be considered (with Appearance, |andscaping,
Layout and Scale to be reserved).

Dat e of Deci sion: 30 August 2024

Woki ngham Bor ough Council in pursuance of its powers under the above
Acts and Regul ati ons hereby REFUSES perm ssion for the above
devel opnent the reasons for which are specified hereunder

Reasons;

Princi pl e of devel opnent

1. The proposal represents inappropriate unplanned devel opnent

out side of developnent lints within the countryside that is
contrary to the spatial objectives of the devel opnment plan and to
Policies CP1, CP3, CP6, CP9, CPll and CP17 of the Core Strategy,
Policies CCO1, CC02, CCO3 and TB21 of the MDD Local Plan, the

Bor ough Design Guide SPD and sections 2, 4, 12 and 15 of the NPPF.

Layout and design

2. The proposed quantum of devel opnent within the paraneters
submitted for approval and access road would result in a cranped
and a poorly laid out schene which has not been denonstrated to
achi eve mni num separati on di stances or adequate private anenity
space and woul d

i ntroduce conflicts between private gardens and public spaces. The
road | ayout and paraneters for devel opnent would result in a
fragmented pattern of devel opnent with streets that have poor
passi ve surveillance and a decoupl ed access road that does not
create a legible or integrated street network with the existing
settl enent

pattern. The devel opnent is contrary to policies CP1, CP3 and CP1l
of the Core Strategy, Policies CC01, CC02, CCO3 and TB21 of the MDD
Local Pl an, the Borough Design Guide SPD, The National Design Quide
and sections 12 and 15 of the NPPF.

| npact on the | andscape and countryside

3. The proposed devel opnent will have a proni nent negative and
detrinental inpact on the | andscape and character & appearance of
the area by reason of the |loss of a sizeable section of op en and
attractive undul ati ng | andscape in the countryside with an

ur bani sing | arge-scal e devel opnent contrary to policies CP1, CP3 and
CP11 of the Core Strategy, Policies CC01l, CC02, CCO3 and TB21 of the
MDD Local Plan, , the Borough Design Guide SPD, the Wkingham
District Landscape Character Assessnent and sections 12 and 15 of

t he NPPF.

Er osi on of separation between settlenents
4. The proposed devel opnent would significantly and prom nently



erode the | ast renai ning open space that separates Wki ngham and
Barkham resulting in a detrinental degree of visual and perceived
coal escence between these i ndependent settlenents, contrary to
policies CP1, CP3 and CP1l1 of the Core Strategy, Policies CC01
CC02, CC03 and TB21 of the MDD Local Plan, the Borough Design Guide
SPD, the Wki ngham

Di strict Landscape Character Assessnent and sections 12 and 15 of

t he

NPPF

Best and Most Versatile Agricultural Land

5. The agricultural land is classed as Grade 3 and the application
fails to denonstrate there would be no | oss of Grade 3a Best and
Most Versatile agricultural Land, or that such a | oss would be
out wei ghed by other material considerations, contrary to Core
Strategy policy CP1 and section 15 of the NPPF.

Unsust ai nabl e Locati on

6. The application site is within an unsustai nable |ocation that
woul d not encourage a nodal shift towards sustainabl e nodes of
transport, by reason of the countryside |ocation outside of
settlenent linmts, distances to facilities and services, suboptina
public transport |inks and poor quality of the wal king/cycling an
environnent, contrary to Policies CPl, CP2, CP3, CP6 and CPl1l of the
Core Strategy, Policies CO01 and CCO02 of the MDD Local Plan, the

Bor ough Design Guide SPD and section 8 & 9 of the NPPF.

Bi odi versity | npact

7. The application fails to consideration biodiversity degradation
on the site in the formof felling two Veteran Trees, which are

i rrepl aceabl e habitat. The devel opnent is contrary Core Strategy
Policy CP7, MDD Local Plan Policy TB23 and Section 15 of the NPPF.

Thanmes Basi n Heat hs SPA

8. In the absence of a planning obligation to secure suitable

avoi dance and nmitigation neasures and access managenent nonitoring
arrangenents, in terns that are satisfactory to the Local Pl anning
Authority (LPA), the LPA is unable to satisfy itself that the
proposal s include adequate mitigati on neasures to prevent the
proposed devel opnent from havi ng an adverse effect on the integrity
of the Thames Basin Heaths SPA, in line with the requirenents of
Regul ation 63 of the Conservation of Habitats and Species

Regul ations 2017 as anended and Article 6(3) of Directive

92/ 43/ EEC. The proposal would be contrary to Policy NRM6 of the
South East Plan, Policies CP8 and CP4 of the Core Strategy.

Enpl oyment Skills Plan

9. In the absence of a conpleted | egal agreenent, the proposal fails
to secure opportunities for training, apprenticeships and other
vocational initiatives to develop local enployability skills
contrary to MDD Policy TB12.

Af f or dabl e Housi ng

10. In the absence of a conpleted Legal Agreenent, the schene fails
to make adequate provision for affordable housing, contrary to
Policy CP5 of the Core Strategy and Section 6 of the NPPF.

Si gned Marci a Head Head of Devel opnent Managenent - Place & Growh
Date: 30 Au gust 2024.






