
Application 
Number

Expiry Date Parish Ward

180716 18/07/2018 Charvil Parish Charvil;

Applicant Mr Levi Alleyne
Site Address 111 Old Bath Road, Charvil, RG10 9QN
Proposal Full Application for the proposed erection of a 3 bed detached 

dwelling following demolition of existing garage. 
Type Full
PS Category 13
Officer Stefan Fludger
Reason for 
determination by 
committee

Listed by Councillor Emma Hobbs

FOR CONSIDERATION BY Planning Committee on Tuesday 17 July
REPORT PREPARED BY Assistant Director – Place

SUMMARY
The application relates to a new dwelling adjacent to number 111 Old Bath Road, with 
parking spaces to the front and a garden to the rear. 

This application was listed for committee by Cllr Emma Hobbs, who has reservations 
regarding flooding and the potential commencement of works. 

A previous scheme was refused in 2016. While some weight must be given to the 
previous reasons for refusal on this site, issues which the Inspector considered regarding 
the character of the area and protected trees have been overcome. The flood risk and 
drainage officer has confirmed that the proposal is acceptable in terms of impact on 
flooding and drainage, subject to conditions. The application is acceptable in terms of its 
impact on neighbours, access and movement, environmental health impacts, internal 
space standards and ecological impacts. 

It is considered that the application is acceptable and in accordance with the relevant 
policies and is accordingly recommended for approval.

PLANNING STATUS
 Limited development location
 Wind turbine safeguarding zone
 Sand and gravel extraction
 Flood Zone 2/3
 Contaminated land consultation zone

RECOMMENDATION
That the committee authorise the GRANT OF PLANNING PERMISSION subject to 
the following: 
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Timescale

1. The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission.

Reason: In pursuance of s.91 of the Town and Country Planning Act 1990 (as amended 
by s.51 of the Planning and Compulsory Purchase Act 2004).

Approved Details

2. This permission is in respect of and shall be carried out in accordance with the 
submitted application plan and drawing numbered PL-05, received by the local 
planning authority on 13/03/2018 and revised plans numbered PL-01 REV B, PL-
03 REV B, PL-04 and PL-07 REV B, received by the local planning authority on 
18/06/2018, and the recommendations in Flood Risk Assessment REF 3123-
OBRD-ICS-XX-RP-C-07.001, received by the Local Planning Authority on 
22/05/2018, except for the parking spaces which are not approved and further 
details of which are required by condition 4 below. The development shall be 
carried out in accordance with the approved details unless otherwise agreed in 
writing by the local planning authority.

Reason: For the avoidance of doubt and to ensure that the development is carried out in 
accordance with the application form and associated details hereby approved.

External Materials

3. Before the development hereby permitted is commenced, samples and details of 
the materials to be used in the construction of the external surfaces of the 
building/s shall have first been submitted to and approved in writing by the local 
planning authority.  Development shall not be carried out other than in 
accordance with the so-approved details.

Reason: To ensure that the external appearance of the building is satisfactory. Relevant 
policy: Core Strategy policies CP1 and CP3

Parking and Turning

4. Prior to the commencement of the development hereby permitted, details of 
vehicle parking and turning spaces have been provided in accordance with 
details to be submitted to and approved in writing by the local planning authority. 
The vehicle parking and turning spaces so-approved shall be retained in 
accordance with the approved details and the parking spaces remain available 
for the parking of vehicles at all times and the turning space shall not be used for 
any purpose other than vehicle turning.

Reason: To provide adequate off-street vehicle parking and turning space and to allow 
vehicles to enter and leave the site in a forward gear in the interests of road safety and 
convenience and providing a functional, accessible and safe development and in the 
interests of amenity. Relevant policy: Core Strategy policies CP3 & CP6 and Managing 
Development Delivery Local Plan policy CC07.

84



Cycle Storage

5. Prior to the commencement of the development hereby permitted details of 
secure and covered bicycle storage/ parking facilities for the occupants of and 
visitors to the development shall be submitted to and approved in writing by the 
local planning authority. The cycle storage/ parking shall be implemented in 
accordance with such details as may be approved before occupation of the 
development hereby permitted, and shall be permanently retained in the 
approved form for the parking of bicycles and used for no other purpose.

Reason: In order to ensure that secure weather-proof bicycle parking facilities are 
provided so as to encourage the use of sustainable modes of travel. Relevant policy: 
NPPF Section 4 (Sustainable Transport) and Core Strategy policies CP1, CP3 & CP6 
and Managing Development Delivery Local Plan policy CC07.

Visibility Spays

6. Prior to the commencement of the development there shall be submitted to and 
approved in writing by the local planning authority, details of the proposed 
vehicular access to include visibility splays of 2m x 43m. The access shall be 
formed as so-approved and the visibility splays shall be cleared of any 
obstruction exceeding 0.6 metres in height prior to the occupation of the 
development. The access shall be retained in accordance with the approved 
details and used for no other purpose and the land within the visibility splays 
shall be maintained clear of any visual obstruction exceeding 0.6 metres in height 
at all times.

Reason: In the interests of highway safety and convenience. Relevant policy: Core 
Strategy policies CP3 & CP6.

Drainage Details

7. No construction shall take place until full details of the drainage system for 
the site have been submitted to and approved in writing by the LPA. The 
details shall include:

BRE 365 test results demonstrating whether infiltration is achievable or not.

Full calculations demonstrating the performance of soakaways.

Groundwater monitoring to confirm seasonal high groundwater levels

A drainage strategy plan indicating the location and sizing of SuDS features, with 
the base of any SuDS features located at least 1m above the seasonal high 
water table level.

Details demonstrating how any SuDS for this development would be managed 
throughout the lifespan of the development and who will be responsible for 
maintenance.

The development shall be carried out and maintained in accordance with the so 
approved details. 
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Reason: To prevent increased flood risk from surface water run-off.  Relevant policy:  
NPPF Section 10 (Meeting the Challenge of Climate Change, Flooding and Coastal 
Change), Core Strategy policy CP1 and Managing Development Delivery Local Plan 
policies CC09 and CC10.

Landscaping

8. Prior to the commencement of the development  there shall be submitted to and 
approved in writing by the local planning authority a scheme of landscaping, 
which shall specify species, planting sizes, spacing and numbers of trees/shrubs 
to be planted, and any existing trees or shrubs to be retained. Planting shall be 
carried out in accordance with the approved details in the first planting and 
seeding seasons following the occupation of the building(s).  
Any trees or plants which, within a period of 5 years from the date of the planting 
(or within a period of 5 years of the occupation of the buildings in the case of 
retained trees and shrubs) die, are removed or become seriously damaged or 
diseased shall be replaced in the next planting season with others of similar size 
and species or otherwise as approved in writing by the local planning authority.

Reason: To ensure adequate planting in the interests of visual amenity. Relevant policy: 
Core Strategy policy CP3 and Managing Development Delivery Local Plan policies 
CC03 and TB21  (and TB06 for garden development).

Protection of Trees
9. (a) No development or other operation shall commence on site until  an 

Arboricultural Method Statement and Scheme of Works which provides for the 
retention and protection of trees, shrubs and hedges growing on or adjacent to 
the site in accordance with BS5837: 2012 has been submitted to and approved 
in writing by the local planning authority. No development or other operations 
shall take place except in complete accordance with the details as so-approved 
(hereinafter referred to as the Approved Scheme).

b) No operations shall commence on site in connection with development hereby 
approved (including any tree felling, tree pruning, demolition works, soil moving, 
temporary access construction and or widening or any other operation involving 
use of motorised vehicles or construction machinery) until the tree protection 
works required by the Approved Scheme are in place on site. 

c) No excavations for services, storage of materials or machinery, parking of 
vehicles, deposit or excavation of soil or rubble, lighting of fires or disposal of 
liquids shall take place within an area designated as being fenced off or 
otherwise protected in the Approved Scheme. 

d) The fencing or other works which are part of the Approved Scheme shall not be 
moved or removed, temporarily or otherwise, until all works including external 
works have been completed and all equipment, machinery and surplus materials 
removed from the site, unless the prior approval in writing of the local planning 
authority has first been sought and obtained.

Reason: To secure the protection throughout the time that the development is being 
carried out of trees shrubs or hedges growing within or adjacent to the site which are of 
amenity value to the area, and to allow for verification by the local planning authority 
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that the necessary measures are in place before development and other works 
commence Relevant policy: Core Strategy policy CP3 and [Managing Development 
Delivery Local Plan policies CC03 and TB21  

Kitchen Window to be Obscure Glazed

10.The kitchen window in the north east elevation of the development hereby 
permitted shall be fitted with obscured glass and shall be permanently so-retained. 
The window shall be non-opening unless the parts of the window which can be 
opened are more than 1.7 metres above the finished floor level of the room in 
which the window is installed and shall be permanently so-retained.

Reason: To safeguard the residential amenities of neighbouring properties. Relevant 
policy: Core Strategy policy CP3.

Permitted Development Restriction – Windows

11.Notwithstanding the provisions of the Town and Country Planning, (General 
Permitted Development) (England) Order 2015 (or any Order revoking and re-
enacting that Order with or without modification), no additional windows or similar 
openings shall be constructed in the first floor level or above in the north east 
elevation of the building hereby permitted except for any which may be shown on 
the approved drawing(s).

Reason: To safeguard the residential amenities of neighbouring properties. Relevant 
policy: Core Strategy policy CP3

Informatives:
1. The development hereby permitted is liable to pay the Community Infrastructure 

Levy.  This is a matter for the developer.  The Liability Notice issued by Wokingham 
Borough Council will state the current chargeable amount. Anyone can formally 
assume liability to pay, but if no one does so then liability will rest with the 
landowner. There are certain legal requirements that must be complied with. For 
instance, whoever will pay the levy must submit an Assumption of Liability form and 
a Commencement Notice to Wokingham Borough Council prior to commencement 
of development. For more information see - 
http://www.wokingham.gov.uk/planning/developers/cil/cil-processes/.

2. The amended access may have an impact on the existing street lighting column and 
telegraph pole. This impact will need to be accessed and sent to the Council’s street 
lighting engineer for agreement and if the column needs to be moved, the applicant 
shall be responsible for all associated costs.

3. The Head of Technical Services at the Council Offices, Shute End, Wokingham  
[0118 9746000] should be contacted for the approval of the access construction 
details before any work is carried out within the highway (including verges and 
footways).  This planning permission does NOT authorise the construction of such 
an access or works.

4. Any works/ events carried out by or on behalf of the developer affecting either a 
public highway or a prospectively maintainable highway (as defined under s.87 New 
Roads and Street Works Act 1991 (NRSWA)), shall be co-ordinated and licensed 
as required under NRSWA and the Traffic Management Act 2004 in order to 
minimise disruption to both pedestrian and vehicular users of the highway.
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Any such works or events, and particularly those involving the connection of any 
utility to the site must be co-ordinated by the developer in liaison with the Borough’s 
Street Works team (0118 974 6302). This must take place AT LEAST three months 
in advance of the intended works to ensure effective co-ordination with other works 
so as to minimise disruption.

5. . The Local Planning Authority has acted positively and proactively in determining 
this application by assessing the proposal against all material considerations, 
including planning policies and any representations that may have been received. 
This planning application has been the subject of positive and proactive discussions 
with the applicant in terms of:

    
     - Requesting an up to date Flood Risk assessment.  

PLANNING HISTORY
Application Number Proposal Decision
160849 Full application for the proposed 

erection of one new dwelling 
following demolition of existing 
garage on land adjacent to 111 Old 
Bath Road.

Refused – 02/06/2016 – 
Appeal Dismissed – 
17/01/2017

180787 Full application for the proposed 
temporary use of mobile home on 
site for 12 month period.

Refused – 11/06/2018

SUMMARY INFORMATION
For Residential
Site Area: 0.028 ha
Proposed units: 1 additional.
Proposed parking spaces: 2

CONSULTATION RESPONSES
Thames Water No comments received
WBC Biodiversity No objection, subject to conditions. 
WBC Drainage No objection, subject to conditions. 
WBC Environmental Health No objection. 
WBC Highways No objection, subject to conditions. 
WBC Tree & Landscape Request further information. 
WBC Cleaner & Greener (Waste 
Services)

No comments received

Environment Agency Refer to standing advice for such 
development. 

REPRESENTATIONS
Town/Parish Council: Object to this application based on impact on character of the 
area, overdevelopment of the site which would result in an urban feel and errors on the 
application form.

Local Members: Cllr Emma Hobbs has raised concerns regarding flooding, as this site 
is in a flood zone. 
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Neighbours: Two objections received regarding the following:
 This is a modification of refused application 160849 which was also rejected at 

appeal. The current application makes some improvements (more appropriate 
look and materials). Still overdevelopment of site, previous Officer Report related 
to narrow width of the site compared to neighbouring plots and erosion of front 
gardens. These issues have not been addressed by the current application and 
cannot be addressed on this site and the application is not in accordance with 
TB06. The previous application on this site has been taken into consideration, 
including the inspectors appeal decision. Character issues are discussed in 
paragraphs 7, 8, 9 and 10. 

 Concerns are raised regarding loss of light to a neighbouring dwelling. This is 
addressed in paragraph 14.

 The garage has been demolished and the application form states that work has 
not yet begun. It is acknowledged that the garage has already been demolished, 
however this is not detrimental to the determination of this application.

 The application form states that 4 parking spaces would be provided. The plans 
clearly demonstrate two parking spaces, not 4. Parking issues are addressed in 
paragraphs 16, 17 and 18.

 Drainage details are not clarified as part of the application. These details will be 
required by condition and this is addressed in paragraph 25.

 The application form states that there would be no increase in residential units. 
The application itself clearly shows that there would be an increase of 1 residential 
unit.

APPLICANTS POINTS
 The reasons for refusal for the previous proposal on site related to the contemporary 

design of the proposal, there were no ecological, highways or aboricultural issues 
with the site. The width of the site is narrower than adjacent plots, but as there is 
variation, the proposal would not be out of keeping with the character of the area. 

 The proposal does not affect neighbouring dwellings privacy or right to light, the 
height, length and width are not exceeding that which is established by the 
neighbouring dwellings.

 Previous reasons for refusal on site have been overcome. 
 The proposal site is sustainable.

PLANNING POLICY
National Policy NPPF National Planning Policy Framework
Adopted Core Strategy DPD 2010 CP1 Sustainable Development

CP2 Inclusive Communities
CP3 General Principles for Development
CP4 Infrastructure Requirements
CP6 Managing Travel Demand
CP7 Biodiversity
CP9 Scale and Location of Development 

Proposals
Adopted Managing Development 
Delivery Local Plan 2014

CC01 Presumption in Favour of Sustainable 
Development

CC02 Development Limits
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CC03 Green Infrastructure, Trees and 
Landscaping

CC04 Sustainable Design and Construction 
CC07 Parking
CC09 Development and Flood Risk (from all 

sources)
CC10 Sustainable Drainage
TB06 Development of private residential 

gardens
TB07 Internal Space standards
TB21 Landscape Character
TB23 Biodiversity and Development

Supplementary Planning 
Documents      (SPD)

BDG Borough Design Guide – Section 4

DCLG – National Internal Space 
Standards

PLANNING ISSUES
Description of Development:
1. The proposed development consists of a two storey, detached dwelling to the north 

east of the existing dwelling at 111 Old Bath Road. The site formed part of the 
curtilage of that dwelling and contained a garage, but has since been separated. 
The garage has been demolished. The site sits between a row of cottages and 111 
Old Bath Road proper, which is a mid-late 20th Century building. 

Principle of Development:
2. The National Planning Policy Framework has an underlying presumption in favour 

of sustainable development which is carried through to the local Development Plan. 
The Managing Development Delivery Local Plan (MDD) Policy CC01 states that 
planning applications that accord with the policies in the Development Plan for 
Wokingham Borough will be approved without delay, unless material considerations 
indicate otherwise.

3. Policy CC02 of the MDD sets out the development limits for each settlement as 
defined on the policies map and therefore replaces the proposals map adopted 
through the Core Strategy, as per the requirement of policy CP9. Policy CP9 sets 
out that development proposals located within development limits will be acceptable 
in principle, having regard to the service provisions associated with the major, 
modest and limited categories. As the site is within a limited development location, 
the proposal is acceptable in principle. 

Character of the Area:

4. The proposal will be situated in what was previously part of the side/rear garden of 
111 Old Bath Road. Policy TB06 of the MDD Local Plan states:

‘Proposals for new residential development that includes land within the curtilage or 
the former curtilage of private residential gardens will only be granted planning 
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permission where: The proposal makes a positive contribution to the character of 
the area in terms of:

i. The relationship of the existing built form and spaces around buildings within the 
surrounding area;
ii. A layout which integrates with the surrounding area with regard to the built up 
coverage of each plot, building line(s), rhythm of plot frontages, parking areas,

and
       iii. Existing pattern of openings and boundary treatments on the site frontage
       iv. Providing appropriate hard and soft landscaping, particularly at site boundaries.               
       v. Compatibility with the general building height within the surrounding area

vi. The materials and elevational detail are of high quality, and where appropriate
distinctive and/ or complementary.’

5. Policy CP1 of the Core Strategy states that planning permission will be granted for 
development proposals that ‘maintain or enhance the high quality of the 
environment’. Policy CP3 of the Core Strategy states planning permission will be 
granted if development is ‘of an appropriate scale of activity, mass, layout, built form, 
height, materials and character to the area, together with a high quality of design, 
without detriment to the amenities of adjoining land users including open spaces or 
occupiers and their quality of life’. 

6. The site is situated between historic rows of cottages which have traditional design 
features that include partial dormer windows; pitch roofs with double camber clay roof 
tiles; small open porches; timber casement windows with glazing bars; traditional 
brick bonds; diapering patterns with burnt headers; and soldier arch detailing above 
the windows. To the south west of the site is 111 Old Bath Road which appears to 
date from the mid to late 20th century and comprises of a shallow roof pitch and bay 
windows. Whilst the adjoining properties differ in appearance, they both have pitch 
roofs with gable ends, wide frontages with slender depths and are orientated so that 
the ridgelines are parallel to Old Bath Road. These features are also characteristics 
of all the dwellings along this part of the street scene. The northern side of Old Bath 
Road, from Gingells Farm Road to the settlement edge, has a consistent character 
and appearance defined by the features set out above. 

7. It should be noted that this proposal follows the refusal of application number 160849, 
which was for a new dwelling on this site. This included a reason for refusal regarding 
the impact of the development on the character of the area and as has been noted 
by neighbouring objections, the narrowness of the plot compared with those in the 
area. However, it should be noted that the design of the proposed dwelling is quite 
different from that which was previously proposed. The previous proposal was for a 
modern and striking dwelling, with a hipped/ crown roof and would have been 
constructed of significantly different materials to those of surrounding dwellings. The 
previous refusal was appealed and dismissed by an Inspector. However, it should be 
noted that this was based on the combination of the uncharacteristic width of the plot 
and the design of the extension, specifically regarding its roof form. The inspector 
stated:

‘The development plot would be a comparatively narrow one for the area, being 
around 7.5 metres in width and this in turn would mean that the house would also be 
relatively narrow. Within the vicinity of No 111, on the northern side of Old Bath Road, 
there are a mixture of semi-detached houses and detached chalet bungalows and 

91



those properties, either individually or in pairs, have quite wide footprints, a 
characteristic that the proposed house would not share, given its width…
As a consequence of the house’s limited width it has been designed to have a dummy 
(false) pitched roof. The pitch of the roof would be relatively steep, at around 60 
degrees according to the Council, and this roof would in effect be a mansard. The 
resulting roof would be uncharacteristic of the general mix of shallower pitched hipped 
or gable ended roofs present in Old Bath Road, with the existing properties having 
ridge lines running parallel with the road…
When taken together the uncharacteristic width and roof design for the house would 
result in this development having an incongruous appearance. I therefore conclude 
that the development would be harmful to the character and appearance of the area.’

The current proposal must therefore be considered on the basis of these comments.

8. The current application proposes a dwelling which would appear from the front to 
incorporate the features of surrounding dwellings, by closely following the design 
of the adjacent cottages. While the site is still narrower than neighbouring plots 
(which the inspector agreed with), weight must be given to the fact that the design 
of the current proposal is entirely different from that which was previously 
proposed. The Borough Design Guide States ‘New housing should be designed to 
create street scenes with a coherent character, that relates well to, or enhances 
existing street scenes (in terms of scale, rhythm, proportion, height, materials and 
colour)…’. It is considered that the proposal, in terms of design and by 
incorporating a host of features from neighbouring dwellings would have an 
acceptable impact on the character of the area. The site would remain narrow in 
relation to neighbouring sites, however note has been taken of the inspectors 
decision, which did not single out the narrowness as a reason for refusal in its own 
right, but highlighted the poor design of the proposal as a result of the narrowness, 
and that there are variety of property widths along the street, including narrower 
plots opposite. The proposal would achieve side gaps between building well in 
excess of the 2 metres as generally required by the Borough Design Guide, and it 
is considered that the design of the proposal is acceptable and the narrowness of 
the site would not substantiate a reason to refuse this application as a standalone 
point.

9.  The previous officer’s report for a new dwelling on this site made reference to the 
implementation of hard standing in the front garden for parking. This was particularly 
in relation to the fact that a new dwelling has been approved on the opposite side of 
number 111. Were the hard landscaping to be approved on this site, the former 
garden of number 111 would have hard landscaping across its full width. The 
inspector has remained largely silent on this issue, relating his comments largely to 
the design of the proposal and the width of the plot. It is clear that some soft 
landscaping would be achievable to the front of the site, along the front boundary and 
neighbouring properties demonstrate parking areas with hedges to the front. The 
Trees and Landscapes Officer has raised no objection to the proposal with regards 
landscaping issues. Taking the inspectors reasons for refusal into account, it is 
considered that the imposition of hard standing to the front of the property would not 
substantiate a reason for refusal in its own right and therefore, subject to a 
landscaping condition, the current proposal is acceptable in this regard. 

10.Taking into account all material considerations, is considered that the proposal would 
make a positive contribution to the character of the area by virtue of its similar design 
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to neighbouring cottages. It is therefore in accordance with CP1 and CP3 of the Core 
Strategy and TB06 of the MDD Local Plan and is acceptable. 

Residential Amenities:

11. Overlooking:

The rear elevation of the dwelling will be set a significant distance from the dwellings 
in Thornbers Way and will not result in any detrimental overlooking implications to 
these properties. The Borough Design Guide requires a back to back distance (it is 
considered that this is the most appropriate measurement as there is no 
recommendation for a front to rear distance) of 22 metres. The distance would be 
approximately 35 metres. Any new views from front and rear facing windows into the 
garden of neighbouring properties would not be unusual for a residential situation 
and would therefore not be harmful to neighbour amenity. There would be views 
available into the garden of neighbouring number 117 from the window by the kitchen 
sink, however this is a secondary window and therefore can reasonably be required 
to be obscure glazed. 

       Loss of Light and Overbearing:

12.The second storey of the proposed building would only protrude modestly beyond 
the rear wall of 111 Old Bath Road and would not result in a detrimental loss of light 
or overbearing impact to the occupiers. This neighbouring dwelling has no principal 
side windows to habitable rooms that will be affected by the development. 

13.The proposal will extend beyond the rear elevation of number 117 Old Bath Road 
but given the separation distances between the properties (which accord with the 
advice contained within the Borough Design Guide) there would not be a detrimental 
loss of light or overbearing impact to the occupiers of this dwelling. 

14.117 Old Bath Road has one first floor side window facing the application site. A site 
visit has confirmed that this window serves a bedroom and is the main source of 
light for the room, due to the fact that the second window is small and contained 
within the front facing dormer and the window in question is south facing. The 
previously refused application on this site considered this window an important 
source of light for this room, but no reason for refusal was substantiated due to 
assessment against Loss of Light Guidelines. The Borough Design Guide SPD 
states BRE guidance that ‘where new development faces the elevation of another 
dwelling with a window to a habitable room, draw a 25 degree vertical angle from 
the centre line of the window and ensure this remains unobstructed by 
development’. A 25° line from the apex of the roof of the currently proposed building 
would fall at approximately the centre point of the neighbouring window. Taking the 
very borderline nature of any loss of light into consideration and the fact the 
bedroom is served by another window, on balance no objection is raised with regard 
to a loss of light to this room as a result of the development. It is also considered 
that the proposal would not result in a detrimental loss of outlook to the occupiers 
of this room as it is served by another window in the front elevation.  

15.Overall, the proposal would not have a harmful impact on neighbouring properties 
which would substantiate a reason to refuse this application and therefore the 
proposal is in accordance with the relevant policies. 
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Access and Movement:

16. Highway Safety:  The Highways Officer has indicated that this development is 
acceptable in terms of Highways impacts. The Officer has indicated that visibility 
splays of 2m x 43m should be provided. No visibility splays have been provided, 
however the Officer has indicated that these can be achieved and therefore they can 
be required by condition. The Officer has recommended an informative regarding 
amendments to the access and its effect on a street lighting column and BT box to 
the front of the site. There does not appear to be a BT box to the front of the site but 
there is a lamppost and a telegraph pole. While no changes are proposed to the 
access, these utilities may be affected by visibility splay provision and therefore a 
variation of this informative is necessary. The proposal is for one additional dwelling, 
which falls within settlement limits, is approximately 0.7 miles from the centre of 
Twyford and 1 mile from Twyford station. It is therefore considered that the dwelling 
is in a sustainable location

17. Traffic Impact: The proposal would not result in an unacceptable impact on the local 
highway network. 

18.Parking: Two parking spaces are required for this dwelling and are included on the 
received plans. The Highways Officer has considered the level of parking acceptable, 
however a turning area has not been indicated. They have stated that it would appear 
that this could be accommodated within the remaining driveway space, however this 
has not been indicated, along with secure covered cycle parking. This information 
can be required by condition.

Flooding and Drainage:

19.This application has been listed for committee by Cllr Hobbs. She has stated that 
the ground levels on the site have already been raised and has expressed the view 
that the proposal would lead to increased risk of flooding to neighbouring cottages.

20. Policy CC09 of the MDD Local Plan indicates that all sources of flood risk should be 
taken into consideration and that inappropriate development in areas at risk of 
flooding should be avoided. Development proposals in flood zones 2 or 3 should take 
into account the vulnerability of the proposed development. In exceptional 
circumstances, new development in areas of flood risk will be supported where it can 
be demonstrated that:

i. The development provides wider sustainability benefits for the community that 
outweigh the flood risk

ii. The development would not increase flood risk in any form elsewhere…

iii. The development would incorporate flood resilient and resistant measures…

21.  Policy CC10 discusses sustainable drainage and surface water. It states that:

All development proposals must ensure surface water arising from the proposed 
development including taking into account climate change is managed in a 
sustainable manner. This must be demonstrated through 
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a) A Flood Risk Assessment, or
b) Through a Surface Water Drainage Strategy.

All development proposals must
a) Reproduce greenfield runoff characteristics and return run-off rates and volumes 
back to the original greenfield levels, for greenfield sites and for brownfield sites both 
run-off rates and volumes be reduced to as near greenfield as practicably possible.
b) Incorporate Sustainable Drainage Systems (SuDS), where practicable, which must 
be of an appropriate design to meet the long term needs of the development and 
which achieve wider social and environmental benefits
c) Provide clear details of proposed SuDS including the adoption arrangements and 
how they will be maintained to the satisfaction of the Council [as the Lead Local Flood 
Authority (LLFA)]
d) Not cause adverse impacts to the public sewerage network serving the 
development where discharging surface water to a public sewer

22. It should be noted that the current proposal does not propose any raising of ground 
levels and it is not clear whether this has been carried out on site. However, if this 
has been carried out, it does not relate to the present application.

23.Reference to the Environment Agency’s records and to those of the Local Planning 
Authority suggests that the site is fully located within flood zone 2. However, the FRA 
submitted with the application has taken an approach to flooding based on a worst 
case scenario and has therefore considered much of the site is as if it was in flood 
zone 3, including a very small amount of the house itsself in that flood zone, and a 
large portion of the house being in flood zone 2. Reference to Table 3 on the National 
Planning Practice Guidance: Flood Risk and Costal Change, suggests that more 
vulnerable development (such as a residential dwellinghouse) is permissible in Flood 
Zone 2 and therefore there is no objection to the siting of the proposal in this regard. 
However, as there is a discrepancy between the ways in which the site has been 
assessed between the Environment Agency’s own records and the applicants own 
Flood Risk Assessment, the whole site has been assessed on the basis it falls into 
flood zone 3. This requires a sequential approach to development and a subsequent 
exception test. Sequentially, development should be within flood zone 2 before sites 
in flood zone 3 are considered.

24. The applicant has taken a sequential approach to the development by steering the 
more vulnerable aspects towards flood zone 1 and less vulnerable aspects towards 
flood zone 3 (the front door and entire access are located in flood zone 1), however 
they have not discussed any potential other sites upon which this development could 
be placed. However, the amount of the actual building which falls into flood zone 3 is 
very minimal and appears to only be the steps descending from the back door. The 
exception test requires that it is demonstrated that the development provides wider 
sustainability benefits to the community that outweigh any flood risk and also that the 
development will be safe for its lifetime and will not increase flood risk elsewhere. The 
exception test has been carried out by the applicant and this states that the proposal 
passes the test for the following reasons:

 The proposal would present a wider benefit to the community by supporting 
local housing demand and by improving the appearance of the area.

 The proposal is on previously developed land. 
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 The proposal would be safe, due to the fact that the property its self would be 
raised above the modelled level for a 1 in 100 year flood event. Any runoff from 
impermeable surfaces would be attenuated using a soakaway in order to 
reduce flood risk to the surrounding area. In terms of flood water storage, the 
amount of development within flood zone 3 is negligible and therefore no 
compensation was considered necessary. 

25.While it is considered that the provision of 1 new dwelling is of modest benefit to the 
community, it should be noted that in this instance the applicant has provided a worst 
case scenario in terms of flood zones and the amount of development within flood 
zone 3 would be very negligible and would pose little risk to the dwelling. Therefore 
it is considered that this modest benefit does outweigh the flood risk in this instance. 
Further to this, the proposal is on previously developed land, where there was an 
existing garage. In addition, the Councils Flood Risk and Drainage Officer has stated 
that they agree that the amount of the building within flood zone 3 is so small that it 
would not lead to increased flood risk elsewhere. They have also stated that the 
attenuation measures (i.e the proposed soakaway) are acceptable, however further 
details will be required by condition. For these reasons it is considered that the 
exception test has been passed.

26. Therefore, while Cllr Hobbs comments should be taken into consideration, only a very 
small proportion of the proposed building would fall into flood zone 3, where an 
exception test is required and is considered to have been passed. Further to this, the 
Environment Agency its self considers the site to be in flood zone 2 and has opted 
not to comment on this application, therefore the application is being considered 
under a worst case scenario, rather than the situation as exists. The Flood Risk and 
Drainage Officer has indicated that conditions would be sufficient to ensure that this 
development has an acceptable impact in terms of flood risk and therefore the 
application is acceptable in terms of flood risk and drainage and is in accordance with 
the relevant policies. Further to this, it should be noted that flooding issues were not 
a concern of the previous inspector on this site and the previous application was not 
refused for reasons related to flooding or drainage.

Landscape and Trees:

27. A reason for refusal for the previous application on this site related to the fact that 
insufficient information had been submitted in order for the Local Authority to assess 
the potential impacts of a house on this site on a protected Lime Tree in the front 
garden of neighbouring number 117. However, further information was submitted 
during the appeals process and therefore this reason for refusal was not upheld by 
the inspector. He stated:

      There are two, 17 metre tall, Lime trees, identified as T1 and T2 by the appellant’s 
arboricultural consultant, which are sited towards the front of No 117 and would 
therefore be in close proximity to the house. Trees T1 and T2 are subject to a TPO 
and the appellant’s arboricultural consultant has assessed both of these trees as 
being of the highest quality, using the classification system set out in British Standard 
5837:2012 ‘Trees in relation to design, demolition and construction – 
recommendations’ (the British Appeal Decision APP/X0360/W/16/3159465 
3 Standard). The front of the house and its drive/forecourt parking area would be 
within the root protection zones (RPZ) for trees T1 and T2. 
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Based upon trial pits that have been dug the appellant has submitted that none of 
tree T1’s or T2’s ‘significant roots’ are present at depths within the grounds of No 111 
that would be impacted upon by the construction of the house. The appellant, 
however, recognises that it would be prudent to adopt a non-dig construction 
methodology in the RPZ’s of trees T1 and T2. In order to safeguard the trees during 
the construction phase of the development it has been submitted for the appellant 
that it would be necessary for an arboricultural method statement to be prepared and 
submitted for the Council’s approval prior to the commencement of the development. 
The arboricultural evidence submitted with the appeal has demonstrated to me that, 
with implementation of the no dig construction methodology and the submission of 
an arboricultural method statement, the house could be built without harm being 
caused to the protected trees. 

On this issue I therefore conclude that the development could be implemented in a 
manner without harm being caused to the trees that are subject to the TPO. I 
therefore find that there would be no conflict with Policy CP3 of the Core Strategy, 
Policies CC03 and TB21 of the Local Plan and paragraph 118 of the Framework 
because the house could be constructed so as to allow for the retention of the 
protected trees.

28. While in this instance the applicant has not indicated that a non-dig construction 
method would necessarily be utilised, the house and driveway lie in approximately 
the same location as the previous application on the site and therefore the inspector’s 
comments are still valid. The Trees and Landscapes Officer is satisfied that a 
condition requiring an arboricultural method statement prior to commencement of the 
development would make this proposal acceptable. 

Environmental Health:

29. The Environmental Health Officer has confirmed that they have no objection to this 
application and they have recommended approval with no conditions. 

Amenity Space for future occupiers:

30. The proposed rear amenity space would be approximately 12 metres. This is in 
excess of the minimum length of 11 metres as outlined in the Borough Design Guide. 
The space would also be roughly square and suited to many typical garden activities 
and is therefore acceptable. 

Internal Space Standards:

31.Since 01st October 2015 the Nationally Described Space Standard has been in place. 
Although these are optional, due to Policy TB07 of the MDD, developments in 
Wokingham should adhere to the National Standard. 

32.The application has been described as a 3 bedroom house, however bedroom 2 is 
too small to be considered a bedroom when assessed against the standard. Bedroom 
1 is marginally less wide than is required or a double bedroom, at 2.41 metres for the 
main part (the requirement is 2.75 for the first double bedroom). However, the dormer 
windows significantly increase the width of the room at 2 points and therefore is not 
considered that this shortfall for parts of the room would be harmful in a way which 
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would warrant the refusal of this application. Bedroom 3 can be considered a single 
bedroom. 

33.The overall size of the house meets the requirements whether the house is 
considered 2 bedroom or 3 bedroom, minus approximately 1.4 metres of storage 
space. However, a utility room has been provided which could accommodate 
additional storage. 

34. It is therefore considered that the proposal is acceptable in terms of the National 
internal space standards. 

Ecology:

35. The Council’s Ecologist has indicated that the site appears largely unsuitable for use 
by any protected species, comprising of hardstanding and a flat-roofed garage (the 
garage has already been demolished). They have recommended a condition which 
requires removal of vegetation outside of bird-nesting season. However, the site has 
already been cleared. Therefore such a condition is not necessary and cannot be 
reasonably attached. 

Community Infrastructure Levy (CIL), Special Protection Area (SPA) & Affordable 
Housing:

36. Community Infrastructure Levy: As the proposal is for the construction of a new 
dwelling, it would be CIL liable development. The CIL charge for new residential 
development is set at £365 per square metre for any net increase in residential floor 
space. 

37. Affordable Housing: The site does not propose a development that would trigger the 
requirement for affordable housing. 

Refuse Collection:

38.  As there are existing dwellings to either side of the site, procedures are already in 
place for refuse collection and this would not change as a result of the proposal. 

CONCLUSION
This application was listed for committee by Cllr Emma Hobbs, who has reservations 
regarding the location of the site close to the River Loddon. A previous application on this 
site was refused due to its impact on the character of the area by virtue of the plots narrow 
width, the incongruous design of the proposal and a lack of information regarding nearby 
protected trees. While some weight must be given to the previous reasons for refusal, 
this has been significantly reduced by the comments of the inspector, who has 
acknowledged that similar development on this site could have an acceptable impact on 
the protected trees by virtue of pre-commencement condition. This is further reduced by 
their comments relating to the design of the previous proposal, the incongruous nature of 
which contributed towards its refusal. The application is acceptable in terms of its impact 
on neighbours, flooding and drainage, access and movement, environmental health 
impacts, internal space standards and ecological impacts, which weighs in its favour. 
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Taking into account all material considerations, it is considered that the application would 
make a positive contribution to the character of the area and is in accordance with the 
relevant policies and is accordingly recommended for approval. 
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