Finchampstead Neighbourhood Development Plan
Topic Paper - Key Gaps

Finchampstead is a semi-rural parish and it is the overriding concern of residents that it stays that
way. The parish has no single centre but there are a number of distinct settlement areas, each with
their own sense of place and community.
Some settlements are clearly separated while others have been linked by ribbon development but
even where this has occurred, there is still a perception of ‘different place’ between them.
It is the strong wish of the community that green gaps between the individual settlements around
the parish, which give it its semi-rural nature, should be protected and maintained [public consultation,
November 2019].

There is also a wider concern that without explicit policy protections, the parish may eventually be
consumed into an urban continuum linking Wokingham Town with Bracknell to the east and
Sandhurst and Crowthorne to the south and now Arborfield and Barkham to the west and north.
This Plan uses the term ‘Key Gaps’ to describe locations within the parish that represent the last
remaining green space between Development Locations or Areas of Habitation.
In most cases, they represent the ‘ground level’ view when travelling along a road, giving a sense of
arrival and departure between one settlement area and another. The sense of distinct place and
community exists notwithstanding that settlements may not have full 360 degree separation when
viewed from an aerial perspective. The fact that that two settlements may be linked via
development that occurs elsewhere than along the route being travelled does not detract from the
visual value of the ‘gap’ to local residents.

The Key Gaps

Fig 1 - Finchampstead Key Gaps Overview

Development Locations (Black), Key Gaps (Green) and other Areas of Habitation (Grey)

1.
The fields either side of the B3016 in front of Sand Martins Golf Course, as a visual
separation between Finchampstead and Wokingham (also known as ‘Washington Fields’)

Fig 2 – Sand Martins and Washington Fields

Two fields on opposite sides of the B3016 Finchampstead Rd, near to Sand Martins Golf Course sit
astride the primary route from Wokingham Town into Finchampstead. The primary nature of this
route is evidenced by more than 7,300 car movements per day in 2019. 1
Although development exists beyond the fields to the South-East, this is almost totally screened by a
mixture of mature and young trees.
The Golf Course sits behind the fields to the North West, but this is not visible from the road, being
screened by two lines of trees and part-hedgerow.
This is the only remaining location on this route where green spaces exist opposite each other, giving
the sense of departure and arrival.
The distinctness of the area is marked by roadside signs announcing the boundary of Finchampstead.
The value of this gap to the community is such that when an application to build up to 80 dwellings
on these fields was submitted in 2018, it attracted very large amounts of opposition, with c800
letters of objection the council; a petition collecting 2,243 signatures (equivalent to about half the
number of registered voters in Finchampstead North); the establishment of a well-supported
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residents campaign group (753 followers on Facebook) and a significant public attendance at two
public meetings and at the subsequent Planning Appeal hearing.
In rejecting the applicants appeal against the decision of WBC to refuse the application, the
inspector found that:
“Whilst there are dwellings to the north and south of the appeal site on this side of the road, the
site itself, together with the open land opposite (the subject of the SANG appeal) forms a natural
verdant break when travelling along the road. On plan, the settlements of Finchampstead North
and Wokingham have a contiguous boundary in part, with the houses just to the north of the site
lying within Finchampstead North as defined in the development plan, not Wokingham. On the
ground however, the visual break provided by the appeal sites when travelling along the road
gives a very strong impression of passing through an area of countryside between the two
settlements. That impression is particularly reinforced when leaving Wokingham and travelling
south along the main road, by the pair of large road signs at the southern end of the appeal site,
which announce a change in the speed limit to 30mph and clearly state ‘Welcome to
Finchampstead’”.
“Whilst technically the appeal site does not lie ‘between’ two separate settlements it is experienced
on the ground as a relatively tranquil, distinct gap, providing a welcome ‘breathing space’ of
distinctive rural character between built forms. As such, I consider it to be a sensitive area of open
land that plays an integral role in defining the individual identity of the settlement of
Finchampstead North in this location. I am mindful, in this regard, that one of the stated purposes
of the Core Strategy is to maintain the distinct and separate identity of the Borough’s
settlements.” 2
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2.
An area either side of the A321, designated by WBC as ‘Local Wildlife Site’ and
additionally, the property known as ‘Silverstock Manor’, and on the south west side of the road, a
strip of land extending 100 metres back from the road, from the boundary of the area designated
as ‘Local Wildlife Site’ to the northern boundary of the property known as ‘Kingsmere House’.

Fig 2 - A321 Green Gap

The A321 is the single major route south from the town of Wokingham to towards Sandhurst and
Camberley. South of the junction with the B3430 (Nine Mile Ride), it has been the site of continuous
ribbon development all the way to the parish boundary at the Wellingtonia Roundabout junction
with the B3348, and the houses and side roads along this section are now effectively coalesced with
the neighbouring settlement of Crowthorne.
However, from the boundary of the property known as ‘Graiswold’ on the south-west side of the
main road, to the northern boundary of the property known as ‘Kingsmere House’, close to the
junction with the B3430, there exists an area of largely unmanaged woodland, extending back from
the main road. On the corresponding opposite side of the road, from the boundary of a property
known as ‘Wychbury’ to the junction with the B3430, there is also an almost uninterrupted area of
woodland and field space. The only incursions into this are the residential properties known as
‘Queens Cot’ and ‘Queens Mere’ (both of which are sited well back from the road, in the woodland)
and also the property known as ‘Silverstock Manor’, an open area with a small house and a barn,
both of which being partially screened by a large earth bund.
This is the only remaining location on this route where green spaces exist opposite each other, giving
the sense of departure and arrival.
The value of this gap to the community is such that several applications to develop the area around
Silverstock Manor have been rejected.

In an appeal decision against a proposal to build 10 houses at Silverstock Manor, (27 th April, 2016)
the inspector noted that “I agree with the Council that the area does have a rural context and that
there is a sense of remoteness and solitude as identified within the key characteristics of the Council’s
Landscape Character Assessment”.

3.
From the edge of the Development Location around the ‘old village’, either side of the
B3016 south of the ‘old village’ as far as the Blackwater River.

Fig 3 - Land South of the Village

This is one of the three principle routes in and out of the parish from the south. Leaving the edge of
the existing development, views appear either side of the road towards and across the Blackwater
Valley, being mainly open pasture with some light woodland. This is very clearly an ‘entry and exit’
point of the parish, with parish boundary signs and the county boundary at the bridge over the river.
Immediately south of the bridge is the built-up area of Eversley Cross.
Two footpaths cross the road in this space, including the very popular ‘Blackwater Valley Path’. To
the west of the road is an open space known as Burnmoor Meadows and a small tract of woodland
screening the road from the parish allotments.
This ‘Gap’ is also key feature of two of the ‘Outstanding Views’ (see section 7.2 of the Plan) across
the parish and any development within this area would be highly detrimental to the sight lines.

A development proposal for some forty houses on a field to the east of the road was put forward in
2018 attracting considerable public protest and opposition from local councillors. It was
subsequently withdrawn.
Parts of this ‘gap’ is TVERC designated as a Biodiversity Opportunity and Conservation Target area.
A section of this area is proposed as a future Country Park in the Local Plan but this is subject to
suitable restoration of the gravel extraction pits, and there remains some uncertainty as to when
this might eventually be delivered.

4.
The fields immediately to the west of the A327 north from the junction with Park Road and
New Mill Road to a point in line with the northern perimeter of the proposed SANG on the eastern
side of the road.

Fig 4 – A327 Reading Rd and ‘The Leas’
The A327 Reading route is one of the three principle routes in and out of the parish from the south.
Although in an area designated as ‘Countryside’, extensive ribbon development has taken place
south of the Park Road / New Mill Road crossroads so as to produce a continuous line of
development which effectively joins up with Eversley Village.
North, of this junction, the route of the A327 has traditionally been very rural but this is now
changing with the development at Arborfield Garrison SDL and Finchwood Park. An area to the east
of the road has been designated as a SANG but this will be heavily devalued visually if development
is allowed to occur in the future to the west of the road. Protecting the fields immediately to the

west, with their views across the Blackwater Valley and to Farley Hill will help to prevent the
developments at Arborfield being co-joined in a thread of urbanisation all the way to Eversley.
This area also includes Westwood Copse and Claypit Copse, which are both TVERC
designated Wildlife areas, link across to the Blackwater conservation area and has the listed
buildings of Bulloways Farmhouse and Lea Farmhouse in view. The Plan seeks to retain the
openness between West Finchampstead and South Arborfield with these assets in a protected area.

5.
Three fields, north and east of White Horse Lane and south of Green Acres farm, bordered
by White Horse Lane to the west and south, the boundary of Green Acres farm to the north,
Bridleway 11 to the east and footpath 5 and the boundary of Wheatlands farm to the west. This
protection also includes the hedgerows and trees which border White Horse Lane on both sides of
the road adjacent to these three fields.

Fig 5 – Fields north of White Horse Lane/Furze Hill
White Horse Lane links the areas of habitation around the ancient church and Queens Oak Public
House with the ribbon development along Nine Mile Ride. At the southern end, it climbs a hill which
gives wide ranging views over the fields in question and to a considerable distance to the north.
From the point where White Horse Lane meets Footpath [ ] to the junction with Nine Mile Ride,
there have been numerous examples of ‘improvement’ to buildings that were previously farms and
agricultural buildings, some of them significant in size. Together with the development of the
equestrian centre at Wheatlands Farm, this is slowly creating an environment of Ribbon
Development. The fields in question, at the southern end of White Horse Lane now represent the
last genuinely open spaces between the area around the church and Nine Mile Ride.

The topography of the surrounding landscape and the nature of the hedgerows and other
boundaries is such that when traveling along either of the footpaths or the road, the natural line of
sight is always across these fields rather than elsewhere.
Whilst evidence from the road, this is even more the case when travelling on foot on either the
bridleway or footpath, where a very real sense of tranquillity and space exists and almost no
development is directly visible.
These rights of way are amongst the most heavily used in the parish, both being part of circular
routes but also the only ‘off-road’ connection between the northern and southern halves of the
parish.
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