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COWENTS:
W are witing to object to planning application 261825.

We have lived on this road for 17 years and know this site and the
surroundi ng area extrenely well. Qur main concerns are the
environnental inpact of this proposal, the way in which the site's
current condition is being presented follow ng substantial recent
cl earance, and the potential gradual erosion of the Geen Belt in
this area.

We understand that national planning policy has changed and that
sonme Green Belt |land can now be considered "grey belt". However, we
do not believe that describing this site as grey belt should in
itself

justify building an exceptionally large house on it. W would |like
Woki ngham Bor ough Council to properly exan ne whether this
particular site neets the current criteria and nake t he reasoning
behind that decision clear

**The established character of the site

We are concerned about the way the application presents this |and as
degraded or having an "urbanising influence".

Having lived here for 17 years, that is not how we recognise this
site.

Until its recent clearance, it was a green, heavily vegetated site
whi ch bl ended into the surroundi ng countryside. Al though the |and
was historically associated with a nursery, that was nmany years ago.
What renmained were remants of that horticultural use rather than
anything resenbling a residential or urban site.

Interestingly, the applicant's own Arboricultural Inpact Assessnent
describes it as "a parcel of undevel oped | and" and says that it
contai ned "no pernmanent structures”, with only a small nunber of

I i ght wei ght pol ytunnel s present.

We therefore question the inpression given el sewhere in the
application that this was already a devel oped or urbanised site.

**Recent clearance, wildlife and the timng of the surveys This is
one of our greatest concerns about the application

Before the clearance, this was not sinply an unused piece of |and.
During the 17 years we have lived here we have regularly w tnessed
wildlife on and around this site, including roe deer, nuntjac and
Il ow deer, nesting birds, other small mamuals and a wi de variety of
i nsects.

The vegetation on this site, together with the surrounding fields,
hedges and woodl and, forns part of a w der habitat through which
wildlife noves.

A substantial anount of vegetation was cleared fromthe site on 5
March 2026. W witnessed the change first-hand. It nade a very

noti ceabl e and sudden difference to both the appearance of the site
and the anpbunt of vegetation and habitat present.

We are therefore particularly concerned about the timng of the
envi ronnent al surveys subsequently relied upon in support of this
appl i cation.



The Arboricultural |npact Assessnent states that the detailed tree
survey was undertaken in March 2026, but does not give the actua
dat e.

G ven that clearance began on 5 March, this is inportant.

**\WAs the tree survey carried out before or after the clearance? If
it was carried out afterwards, the survey would necessarily record
the trees renmmining after the site had al ready been substantially
cleared, rather than providing a baseline of its condition

bef or ehand.

We al so understand that the Prelimnary Ecol ogi cal Appraisal and
Roost Assessnent was not undertaken until 7 July 2026, approximtely
four nonths after the clearance.

As residents who have personally witnessed wildlife using this area
over nmany years, we find this particularly concerning.

We struggle to understand how an ecol ogi cal survey undertaken nont hs
after substantial vegetation and potential habitat had been renoved
can, on its own, provide a reliable picture of the ecol ogical value
of the site before those works took place.

It seens to us that the environmental value of a site should be
properly understood before significant clearance, particularly where
devel opnent of Green Belt land is being contenplated, rather than
relying principally on a survey of what remains several nonths

af t erwar ds

W woul d therefore ask the Council to establish the exact date of
the March arboricul tural survey, whether it took place before or
after clearance began on 5 March, what information exists about the
vegetation and habitat present inmnedi ately beforehand, and whet her
the July ecol ogi cal assessment provides a sufficiently reliable
basel ine fromwhich to assess the environnmental effects of this

| opnent .

Qur concern is that otherwise the site's post-clearance condition
effectively becones the baseline agai nst which the proposed

devel opnent is judged.

That would bear little resenblance to the site and wildlife habitat
we have known during our 17 years living on this road.

**The scal e of the proposed house

This is not a nodest dwelling nmaking sensitive use of a snmall part
of the site.

The proposal is for a six-bedroom house of approximately 734 square
nmetres, extending over three floors and reaching approximately 9.3
metres in height.

That represents a very substantial and permanent introduction of
built developnment into this Geen Belt setting.

We are unconvinced by the reliance placed on existing trees and
vegetation to reduce its inpact. Trees may screen a building from
certain viewpoints, but screening a building does not renove its
physi cal presence or its effect upon the character of the |and.
There is a considerable difference between the remants of

I i ghtweight horticultural structures and a pernmanent three-storey,
734m famly honme, together with the vehicles, lighting, hard

| andscapi ng, gardens and general donestic activity that would

i nevitably acconpany it.

**|s this really grey belt?

We understand t hat Wbki ngham i ndicated at pre-application stage that
it considered the site to qualify as grey belt.

However, the pre-application advice and the detail ed reasoning



behi nd that conclusion do not appear to be included with the
publ i shed application docunents.

That concerns us because the classification is fundamental to

whet her devel opnent here is acceptable in principle.

Furt hernmore, a new National Planning Policy Franmework was published
on 17 August 2026, after the applicant's Planning Statenent was

pr epar ed.

We therefore ask Wki nghamto assess this application against the
current NPPF and clearly explain how this particular site neets the
current grey belt criteria.

We do not think an unpublished conclusion reached during
pre-application discussions under the previous national policy
should sinply be carried forward w thout proper scrutiny.

**The bigger picture - gradual |oss of our Geen Belt

This is perhaps our greatest concern for the future.

This site does not exist in isolation. It forns part of the nuch

| arger green | andscape around Bl akes Lane, Bl akes Road and Hi ghfield
Lane.

Woki ngham s own previ ous Green Belt assessnent recognised the role
of land north-east of Wargrave in preventing encroachnent into the
wi der countryside and identified this edge of Wargrave as being

vul nerable to increnmental change.

That seens particularly inportant now.

W are aware that other fields between Bl akes Road and Hi ghfield
Lane are currently undergoi ng ecol ogi cal surveys, including
vertebrate and invertebrate surveys, together with traffic and
ground investigations.

We appreciate that these surveys do not necessarily nean that

pl anni ng applications will follow, and we are not suggesting that
they do. However, they nake it even nore inportant that Wki ngham
considers this application in the context of the wi der Green Belt,
rather than | ooking only at this individual application boundary.
Qur concern is not sinply about setting a planning precedent. It is
about increnental | oss.

One site is considered in isolation and devel oped. Then another site
i s considered individually. Then another

Each i ndivi dual devel opnent may appear relatively |imted when
viewed on its own, but collectively they have the potential to
permanently change the rural character of this area and reduce the
anmount of undevel oped | and available to wildlife.

Once countrysi de has been cleared and built upon, that change is
extrenely difficult to reverse

**Protecting the environnent

Green Belt should not be viewed sinply as enpty land waiting for
anot her use.

The trees, hedges, vegetation, fields and undevel oped spaces in this
area collectively provide habitat and routes for wildlife as well as
creating the rural |andscape surroundi ng our vill ages.

Having lived here for 17 years, we have been fortunate enough to
regularly see deer, birds and other wildlife noving through this

| andscape. That is part of what risks being gradually lost if

i ndi vidual areas are cleared and devel oped one by one.

The substantial clearance of this site earlier this year
denonstrates how quickly the character and ecol ogi cal val ue of an
area can be altered.

we am particularly concerned about a situation in which land is
substantially cleared and its post-clearance condition then becones



part of the justification for subsequent devel opnent.

We woul d ask the Council to consider the established character and
environnental condition of this | and before the March cl earance,
rather than sinply what renains today.

** Concl usi on
We appreci ate that Wki ngham needs new hones and that nationa
pl anni ng policy now al |l ows devel opnent on sone grey belt |and.

However, that should not nmean accepting the gradual |oss of G een
Belt countryside through a series of individual devel opnents.

This application proposes an exceptionally | arge permanent dwelling
on land which, until its recent clearance, fornmed part of the green
and wildlife-rich character of this area

We remain particularly concerned about the tining of the clearance
and subsequent environnental surveys; whether the current condition
of the site provides a fair baseline for assessing its environnmenta
val ue; whether this site genuinely neets the current grey belt
criteria; the scale of the proposed devel opnent; and what

devel opnent here could nean for the renmaining Green Belt around

Bl akes Lane, Bl akes Road and Highfield Lane.

For these reasons, we object to planning application 261825 and ask
Woki ngham Bor ough Council to refuse planning perm ssion

If the Council neverthel ess concludes that the site qualifies as
grey belt and is nminded to approve the application, we would ask
that the officer's report clearly explains how that conclusion has
been

reached under the current National Planning Policy Framework and how
the Council has taken account of both the site's pre-clearance
environnental condition and the potential effect of incrementa

devel opnment on the renmining Green Belt across the wi der area.



