PLANNI NG REF . 223083
PROPERTY ADDRESS : Arborfield Village Hall
. Eversley Road, Arborfield

. R& 9PQ
SUBM TTED BY : Arborfield & New and Pari sh Counci
DATE SUBM TTED . 20/ 09/ 2023

COWENTS:

Arborfield and New and Pari sh Council (ANPC) objects in the
strongest terns to this planning application because the scale and
| ocation of these industrial units would change irrevocably a rura
setting on a site next to an anci ent woodl and (recorded by the
Woki ngham Di strict Veteran Tree Associ ation) and designated Loca
Wlildlife Site

(recorded by Thanmes Vall ey Environnental Records Centre). ANPC
does not believe any nmitigations put forward by the applicant can
of fset the harns that would be caused to these irrepl aceable

envi ronment s.

In addition ANPC brings to Wki ngham Borough Council’s attention
that this proposal is in contravention of policies IRSl, | RS2, |RS3,
TC3, AD3 and GA1l from Arborfield and Bar kham Nei ghbour hood Pl an and
policies CP1, CP3, CP6, CP7, CP9, CPl10, CPl11l and CP15 of WBCs core
pl anni ng strategi es; as such ANPC strongly objects to this

pl anni ng application and believes that WBC has no alternative but to
reject this application for the reasons set out in this

subni ssi on.

It is also noteworthy that fromthe Housing and Econonmic Land

Avail ability Assessnent (HELAA) table 4 exclusion categories ‘Site
wi thin anci ent woodl and’ that the NPPF advises that planning

perm ssion should not be granted nornally for devel opnent which
results in loss or deterioration of ancient woodland. It is clear
that the siting of industrial units on the boundary of an ancient
woodl and woul d result in the deterioration of Pound Copse from
light, noise and particulate pollution and have a detrinmental effect
tothe wildlife that lives in and around the ancient woodl and.

ANPC woul d bring to the attention of WBC planning committee the
nature of the updated | andscape and vi sual inpact assessnent and how
it has sone strange aspects with which it |ooks over the

devel opnent, from choosing roads that are screened across nultiple
fields and hedge rows to direct

line of sight but no indication of what the actual devel opnent is
going to look like in the way of scale and type of building present.
The area proposed for developnent is currently classified as
‘countryside’ and no anmount of additional planting around the site
(whi ch appears to be the conclusion of the assessnent) wll hide
its very obvious industrial aspect fromany visual aspects. The

noti on of additional |andscape screening is there to hide

devel opnent fromview which tacitly adnmts the devel opnent is out
of place in the location. The units would be in direct |ine of
sight fromthe observer way by-pass and change a rural countryside
aspect to that of an industrial estate no natter what steps are
taken to colour the units. The site is currently a greenfield site
and sits within the boundary of Arborfield village which is
designated as ‘linited devel opnent’.

There is no denonstrable benefit fromthis application to the |oca
area. There are already a nunber of snmall and nedi um si zed
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i ndustrial estates in the local proximty and a nunber are
advertising for businesses to use their industrial units
denonstrating that the area doesn’t need nore industrial units as
there is low take up of those already present with plenty of units
vacant. ANPC al so notes that Bound Cak |ndustrial estate, which
recei ved planning perm ssion for the redevel opnent and expansi on of
an existing snmall industrial estate (which was supported by A&NPC)
is now for sale with planning perm ssion but w thout the devel opnent
havi ng been undertaken. A&NPC has al so rai sed no objections to the
ext ensi ons proposed to Hogwood | ndustrial Estate as part of the
Arborfield Garrison SDL de vel opnent. Wth both of these

devel opnents within three mles of this proposed devel opnent A&NPC
believes there will be an over-supply of industrial units in the
area if this proposal is given the go-ahead.

Wth regard to Arborfield and Bar kham Nei ghbourhood Plan, this
proposed devel opnent for an industrial estate on Chserver Wy
contravenes the policies stated in the nei ghbourhood plan on a
nunber of inportant points.

Policy I RS1 — PRESERVATI ON OF SEPARATI ON OF SETTLEMENTS-

section a — Preserve the character and appearance of the countryside
— this developnent ains to build an industrial estate on designated
countryside and fromthe Landscape and vi sual inpact assessnent
confirmng that significant |andscaping and tree planting would be
required to hide the buildings fromall directions of visual aspect
woul d indicate that this development will not preserve the character
or appearance of the countryside but irrevocably alter the
countrysi de al ong Qbserver \Way.

Policy I RS2: RECOGNI SE, RESPECT AND PRESERVE | DENTITY AND RURAL
SETTI NG OF SETTLEMENTS, Devel opnent proposal s nust recogni se,
respect and preserve the identity and rural setting of

settlenents, with regard to: a) Scale and formof the devel opnent —
this devel opnent is out of scale with all the building and
residences inits locality,, with it nultiple | arge business units
it is incongruous with the present farm buildings and residentia
properties in close proximty to the devel opnent site. As stated
previously the need to plant significant nunbers of trees to screen
the devel opnent is tacit acknow edgenent of its over scal e design
for the area and foreseen visual inpact by virtue of its out of

pl ace scal e.

Following on fromthis, with reference to section 4.13 to 4.16 the
devel opnent woul d restrict views of Pound Copse anci ent woodl and
fromthe West and additional tree planting as suggested by the

vi sual inpact assessnent would further hide the scale of the

busi ness units and any direct

views across the fields of Pound Copse.

POLI CY I RS3: PROTECTI ON AND ENHANCEMENT OF THE NATURAL ENVI RONVENT
AND GREEN SPACES - 1.

Devel oprment proposal s shoul d conserve and enhance the natura

envi ronnent and green spaces of the area, this devel opnent will have
an overall negative affect on the biodiversity locally, it wll

af fect Pound Copse Ancient woodl and with light, noise and
particulate pollution fromthe large industrial vehicle novenents.

It will affect the use of the ancient woodl and for a nunber of
species locally by adding a barrier to their entry to the ancient
woodl and and creating barren tarmac area adjacent to the ancient
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woodl| and.

The building of a sizable industrial devel opnent next to Pound Copse
wi || change the nature of the ancient woodl and forever and cause a

| oss of anenity for the public who use these public open spaces by
virtue of the scale and massing of the business units directly next
to the ancient

woodl and, including noise and particulate pollution into Pound
Copse.

POLI CY TC3: CONDI TI ONAL SUPPORT FOR BUSI NESSES | N THE

TRYSI DE AND AGRI CULTURE 1. New or existing businesses in the
countryside are encouraged to re-use |lawful buildings that are
vacant — it should be noted that with reference to the policy of TC3
there are already a nunber of industrial units available in the
locality such as Hogswood industrial estate and Nine Ml e Ride

i ndustrial units that have nunmerous vacancies for small and nedi um
si zed busi nesses and ANPC woul d encourage the full use of those
facilities before further units are built anywhere | ocally.

POLI CY AD3: HI GH

QUALI TY DEVELOPMENT W TH GENEROUS OPEN SPACE, PROPERLY LANDSCAPED —
in stark contrast to this nei ghbourhood plan policy this devel opnent
is built of metal clad industrial units with no reference to |oca
formor character of buildings. In addition, as stated numnerous
tinmes in this objection the use of increased tree planting to screen
the site is again acknow edgenent of the inpact on visual aspect of
the site in both scale, nassing and design of the units.

POLICY GALl: M NIM SE ADDI TI ONAL TRAFFI C ON UNSUI TABLE ROADS - the
devel opnent would bring ever nore heavy industrial vehicles to the
roads across Arborfield parish and show nmarked increases in traffic
volumes locally for both persons working at the devel opnent and the
frequent eries required to sustain an industrial estate and the
busi nesses wi t hin.

Wth regards to WBC Core Planning Strategies for devel opnent this
devel opnent can be seen to contravene the foll ow ng
policies...

CP1 - Sustai nabl e devel opnent section — section2 — mininse

em ssions of pollutants - in this case this devel opnent woul d be
bring industrial traffic into the centre of Arborfield and
addi ti onal vehicle use of local roads by cars, vans and | arge
lorries.

CP1 sustai nabl e devel opnment — section 11 — denonstrate how t hey
support opportunities for reducing the need to travel particularly
in private cars — this devel opnment offers no alternatives to
accessing the site but by car or industrial vehicle. This is an
island site well away fromany alternative travel arrangenents.

CP1 sustai nabl e devel opnent — sectionl2 — There is little to no
evi dence of the inclusion of

on-site renewabl es or any further environnmental considerations for
the site such as grey water recycling.

CP3 — Ceneral principles for devel opnent — are of an appropriate

scale and nmass without detrinment to the anenities of adjoining | and
users including open spaces and their quality of life. This
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devel opnent is for large industrial units to be placed in direct
line of site from Pound Copse and Greensward Lane and woul d be an
have an overbearing i npact on the anenity of Pound Copse ancient
woodl and whi ch abuts this devel opnent. The nmssing and scale of this
devel opnent is such that their own inpact assessnent concludes that
additional screening is required and tacitly adnits

that the nmass and scale is beyond what woul d reasonably be al |l owed
to be devel oped at this |location wthout nuch additional screening
(hiding) of the devel opnent.

CP6 Managi ng Travel Demand — section e — this devel opnent offers no
mtigation for the adverse effect of the vehicular traffic to and
fromsite on local and strategic roads. This industrial site would
facilitate | arge heavy goods vehicles and routes to and fromthe
site would require use of traffic controlled |ocal roads and very
busy strategic roads and only add to the al ready

congested nature of the |ocal roads

CP7 — Biodiversity sections AB and C — the location of this

devel opnent abutting an anci ent woodl and at Pound Copse and

desi gnat ed borough greenspace and woul d be

detrinental to the biodiversity of Pound Copse through Light, Noise
and particulate pollution fromthe industrial nature of the

devel opnent. The PA offers no appropriate conpensati on neasures to
offset the harmit will inflict upon the |ocal environnent and
especially the anci ent woodl and. This devel opnent does nothing to
enhance | ocal biodiversity and would on the bal ance of probability
irrevocably harmthe biodiversity locally.

CP9 — Scal e and | ocation of devel opnent proposals — this devel opnent
is located in Arborfield which is stated as an area of limted
devel opnent in WBC core planning policies.

CP10 — Inprovenents to Strategic Transport Network — in conbination
with the devel opnents | ack of approach to sustainable travel locally
this devel opnent has nmade no attenpt to offer

i mprovenents in local strategic travel network, a network that by
its intended use will rely heavily upon for the novenents of the
heavy industrial vehicles that will be using the site.

CP11 — Proposal s

out side developnment limts (including countryside) section 1 and 2

— this devel opnent would not contribute to local rural enterprises
or to encourage rural enterprises, there are already nmany | oca

i ndustrial estates with vacant plots not being used. The devel opnent
by its location is an expansion of the original farm building and
away fromthe original farmbuilding that have been on site for sone
tinme. This devel opment would act as a slowin-fill of the area al ong
bserver way and act to alter countryside aspect of the area to one
of industrial devel opnent.

CP15 — Enpl oynent Devel opnent — this

devel opnent is in direct contravention to CP15 as it sits outside
any of WBC Core enpl oynent areas.

** ANPC previous subnitted
conmment s

COMMENTS: "The Parish Council objects to this proposal for the
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construction of a commercial devel opnment on the basis that is an
unnecessary comerci al devel opnent of a green field site that is
situated within a G een Route Enhancenment Area that would result in
the erosion of the rural setting of the area for the foll ow ng
reasons:

1. Settlenent Linmits. By virtue of being |ocated beyond settl enent

limts and failing to take into consideration the character of the

countrysi de and | andscape, the proposal would lead to an

erosion and urbanisation of the countryside, failing to protect the
quality of the environnent.

The proposal is therefore contrary to the National Planning Policy
Framewor k, CPl11 of the Core Strategy,

CC01, CC02 and CCO3 of the MDD Local Plan and I RS1 of the Arborfield
a nd Bar kham Nei ghbour hood Pl an.

2. Detrinental to the character of the area. The proposal would
result in an incongruous and alien

addition to the street scene and an erosion of the Borough's green
infrastructure, to the detrinment of the character of the area. The
proposal is therefore contrary to the National Planning Policy
Framewor k, CPl1, CP3, CP9 and CPl1l1l of the Core Strategy, CC01, CC02,
CC03 and TB21 of the MDD Local Plan, IRS2 of the Arborfield and

Bar kham Nei ghbour hood Pl an. The council will continue to object to
any proposed devel opnent al ong the boundaries of Cbserver \Way.
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