
Application 
Number

Expiry Date Parish Ward

183380 3 April 2019 Woodley Loddon;

Applicant Ms Holly Messenger, Wokingham Housing Ltd
Site Address The Day Centre, South Lake Crescent, Woodley RG5 3QW
Proposal Full application for the proposed erection of 10no 3 bed semi-

detached, affordable dwellings at the Former Age Concern site, 
South Lake Crescent

Type Full
PS Category 1
Officer Simon Taylor
Reasons for 
determination by 
committee

A) Major application comprising ten dwellings
B) Applicant is Wokingham Housing Limited

FOR CONSIDERATION BY Planning Committee on Wednesday 13 March 2019
REPORT PREPARED BY Assistant Director – Place

SUMMARY
The site previously operated as a day centre under the management of Age Concern, 
providing care and support for elderly, frail and disabled people and those with 
dementia in the Berkshire area. It included support facilities as well as eight bedrooms 
for overnight accommodation. 

The existing single storey building was demolished in 2017 and the site has been 
fenced and unmaintained since that time. The application seeks to provide ten X two-
storey semi-detached dwellings, with six dwellings as social rental housing (below 
market rental) and four dwellings as intermediate affordable housing (part purchase and 
ongoing rental). The five buildings will be arranged around the curved frontage of South 
Lake Crescent with separate off street tandem car parking for two vehicles for each 
dwelling. It follows pre application discussions in late 2018 which discussed several 
different housing schemes. 

Two neighbour submissions were received against the proposal and Woodley Town 
Council oppose the development, with the main concerns being a lack of parking, traffic 
congestion and poor visibility as well as a perceived over development of the site. 

The principle of the residential redevelopment is acceptable. The proposal also 
achieves a consistency and compatibility in built form and height and it responds 
appropriately to the site constraints. It is acceptable on ecological and landscaping 
grounds, subject to additional landscaping details (Conditions 7 and 8), drainage details 
(Condition 9) and biodiversity measures (Conditions 10 and 11). The Council’s 
Highways Officer does not oppose the development on access, visibility and traffic 
generation grounds but raised concern with a lack of unallocated and visitor car parking 
with Condition 13 requiring the relocation of an existing parking bay elsewhere on 
Southlake Crescent as part of a Grampian condition. 

The development will form part of the Council’s forward planning for addressing an 
ongoing demand for affordable housing across the borough and is recommended for 
conditional approval. 
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PLANNING STATUS
 Major development location
 WBC owned land
 Flood zone 1
 Minerals consultation zone
 Non-classified road

RECOMMENDATION
That the committee authorise the GRANT OF PLANNING PERMISSION subject to 
the following conditions and informatives:

Conditions

1) Timescale

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).

2) Approved details 

This permission is in respect of the submitted application plans and drawings 
numbered 5004180 122 to 5004180 128 inclusive, dated 25 September 2018 and 
received by the local planning authority on 10 December 2018. The development 
shall be carried out in accordance with the approved details unless other minor 
variations are agreed in writing after the date of this permission and before 
implementation with 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.

3) Affordable housing details

Prior to the commencement of the development, a scheme for the provision of 
affordable housing is to be submitted to and approved in writing by the local 
planning authority. The affordable housing shall be provided in accordance with the 
approved scheme and shall meet the definition of affordable housing contained in 
the National Planning Policy Framework (NPPF). The scheme shall include: 

a) All residential units on site for use as affordable housing. 
b) The tenure and rent levels to be agreed by the Council and comprising of six 

dwellings as social rent and four dwellings as intermediate shared ownership 
c) Arrangements to ensure that such provision is affordable in perpetuity 

Reason: To secure the provision of affordable housing in perpetuity. 
Relevant policy: NPPF Chapter 5 and Core Strategy policy CP5.

4) Materials/colours details
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Prior to the commencement of the development, final details of the materials to be 
used in the construction of the external surfaces of the buildings are to be 
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 is satisfactory.
Relevant policy: Core Strategy policies CP1 and CP3.

5) Construction method statement 

Prior to the commencement of the development, including any groundworks, a 
Construction Method Statement is to be submitted to, and approved in writing by, 
the local planning authority. The approved Statement shall be adhered to 
throughout the construction period and shall provide for:

a) Access and routing arrangements for larger vehicles
b) The parking of vehicles or site operatives and visitors
c) Loading and unloading of plant and materials
d) Storage of plant and materials used in constructing the development
e) The erection and maintenance of security hoarding including decorative 

displays and facilities for public viewing, where appropriate
f) Wheel washing facilities
g) Measures to control the emission of dust and dirt during construction
h) A scheme for recycling/disposing of waste resulting from demolition and 

construction works

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

6) Footpath construction details

Prior to the commencement of development, full details of the construction of 
footways, including levels, widths, construction materials, surface water drainage 
and lighting shall be submitted to and approved in writing by the local planning 
authority. The footway shall be constructed in accordance with the approved details 
to road base level before the development is occupied and the final wearing course 
will be provided within 3 months of occupation, unless other minor variations are 
agreed in writing after the date of this permission and before implementation with 
the Local Planning Authority.

Reason: To ensure that the footpath is constructed to a standard that would be 
suitable for adoption as publicly maintainable highway, in the interests of providing 
a functional, accessible and safe development. 
Relevant policy: Core Strategy policies CP3 and CP6.

7) Landscaping details

Prior to the commencement of the development, full details of both hard and soft 
landscape proposals shall be submitted to and approved in writing by the local 
planning authority. These details shall include, as appropriate, proposed finished 
floor levels or contours, means of enclosure, car parking layouts, other vehicle and 
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pedestrian access and circulation areas, hard surfacing materials and minor 
artefacts and structure (e.g. furniture, play equipment, refuse or other storage units, 
signs, lighting, external services, etc). Soft landscaping details shall include 
planting plan, specification (including cultivation and other operations associated 
with plant and grass establishment), schedules of plants, noting native species and 
species attractive to pollinators, planting sizes and proposed numbers/densities 
where appropriate, and implementation timetable. The southern boundary to Plots 
1 and 10 is to incorporate full or intermittent hedging and boundary treatments to 
the street frontage are to include landscaped hedgerow. 

All hard and soft landscape works shall be carried out in accordance with the 
approved details prior to the occupation of any part of the development or in 
accordance with a timetable approved in writing by the local planning authority. Any 
trees or plants which, within a period of five years after planting, are removed, die 
or become seriously damaged or defective, shall be replaced in the next planting 
season with others of species, size and number as originally approved and 
permanently retained.

Reason: In the interests of visual amenity. 
Relevant policy: Core Strategy policy CP3 and Managing Development Delivery 
Local Plan policies CC03 and TB21.

8) Tree protection details 

Prior to the commencement of the development, 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 is to be submitted to and approved in writing by the local planning 
authority. For the avoidance of any doubt, all existing trees on the site or the 
Church site to the south are to be retained. 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).

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. 

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. 

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 

78



which are of amenity value to the area, and to allow for verification by the local 
planning authority 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  

9) Drainage details

Prior to the commencement of the development, surface water drainage works are 
to be submitted to and approved in writing by the local planning authority. The 
drainage details are to include such matters as:

a) Information required about site topography, existing drainage survey 
information, details of land drains/watercourses, pipes and their capacities 
and discharge points.    

b) Adherence to the SuDS hierarchy and if proposing infiltration, evidence to 
support results (to BRE 365 standard or similar approved )

c) Calculations indicating the greenfield runoff rate from the site and Control of 
site discharge at green field rates or better.

d) Calculations to demonstrate that any SuDS features have been sized to cater 
for runoff generated by the 1 in 100 year flood event with a 40% allowance for 
climate change.

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

f) Development should not increase flood risk within site or elsewhere and also 
show how exceeding events will be adequately catered for.

g) Clarification needed pre and post development runoff for the entire site not 
just the impermeable area plus climate change consideration.

h) Groundwater monitoring to confirm seasonal high groundwater levels. 
Consideration to flow controls and pollution control devices? 

i) Criteria/parameters and calculations to verify the peak discharge rates and 
storage volume using Micro drainage calculations or similar approved.

j) Calculations to show how surface water runoff rates will be constrained to 
existing rates across all of the relevant return periods, i.e. Qbar, Q1, Q30  and 
Q100 with climate change.

k) Inclusion of rainwater butts for each property

Site drainage measures are to be installed and maintained in accordance with the 
approved details. 

Reason: To prevent increased flood risk from surface water run-off.  
Relevant policy: NPPF Section 10, Core Strategy policy CP1 and Managing 
Development Delivery Local Plan policies CC09 and CC10.

10) Boundary treatment details

None of the buildings hereby permitted shall be occupied until a plan showing the 
details of boundary treatments is submitted to and approved in writing by the 
council. It is to include hedgerow to a height of 600mm to the front boundary, a 
maximum fence height of 1.8m with trellis to the upper 300mm to fencing behind 
the rear building line and wildlife friendly gravel boards to allow animals to traverse 
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the site. The boundary treatments are to be installed and maintained in accordance 
with the approved details. 

Reason: To ensure that the ecological value of the site is enhanced post 
development and to ensure that the external appearance is satisfactory.
Relevant policies: NPPF paragraphs 170 and 175, Core Strategy Policies CP1, 
CP3 and CP7 and Management Development Delivery Local Plan Policy TB21. 

11) Biodiversity enhancement details

None of the buildings hereby permitted shall be occupied until details of biodiversity 
enhancements, to include bird and bat boxes, tiles or bricks on and around the new 
buildings and native and wildlife friendly landscaping, are submitted to and 
approved in writing by the council. The biodiversity enhancements shall thereafter 
be installed and maintained in accordance with the approved details.

Reason: To incorporate biodiversity in and around developments.
Relevant policies: NPPF paragraph 175, Core Strategy Policy CP7 and 
Management Development Delivery Local Plan Policy TB21. 

12) External lighting details

Prior to the commencement of the development, details of all external lighting, 
including location and intensity, is to be 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 protect the amenity of neighbouring residents.
Relevant policy: Core Strategy policies CP1 and CP3.

13) Off-site works

None of the buildings hereby approved shall be occupied until the off-site works, 
comprising of the construction of an indented parking bay within Southlake 
Crescent and opposite the site are constructed in accordance with the approved 
plan numbered 5004180 RDG XX ST XX A 0130, dated 26 February 2019. 

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

14) Bin storage

None of the buildings hereby permitted shall be occupied until the respective bin 
storage areas have been provided in full accordance with the approved details.  
The bin storage areas shall be permanently so-retained and used for no purpose 
other than the temporary storage of refuse, recyclable and green/compostable 
materials.

Reason: In the interests of visual and neighbouring amenities and functional 
development.  
Relevant policy: Core Strategy CP3 and Managing Development Delivery Local 
Plan policy CC04.
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15) Cycle parking

None of the buildings hereby permitted shall be occupied until secure and covered 
parking for cycles has been provided in accordance with the approved drawings. 
The cycle storage shall be permanently so-retained for 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 9 and Core Strategy policies CP1, CP3 and CP6 
and Managing Development Delivery Local Plan policy CC07.

16) Car parking

None of the buildings hereby permitted shall be occupied until the vehicle parking 
has been provided in accordance with the approved plans. The spaces shall be 
permanently maintained and remain available for the parking of vehicles at all 
times.

Reason: To ensure adequate on-site parking provision in the interests of highway 
safety, convenience and amenity. 
Relevant policy:  Core Strategy policies CP3 & CP6 and Managing Development 
Delivery Local Plan policy CC07.

17) Visibility splays

None of the buildings hereby permitted shall be occupied until vehicular access has 
been formed and provided with visibility splays of 2.0m by 2.0m at the intersection 
of the driveway and the adjacent footway. Note: Dimensions are to be measured 
along the edge of the drive and the back of the footway from their point of 
intersection. The visibility splays shall thereafter be kept free of all obstructions to 
visibility above a height of 0.6m.

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

18) Vehicular access

None of the buildings hereby permitted shall be occupied until each of the vehicular 
accesses have been constructed in accordance with the approved plan 5004180 
0128 and surfaced with a permeable and bonded material across the entire width 
of the access for a distance of 5.0m measured from the carriageway edge.

Reason: To avoid spillage of loose material onto the highway in the interests of 
road safety. 
Relevant policy: Core Strategy policy CP6.
.

19) Permeable surfacing 

The hard surfacing hereby permitted, including the vehicular access, shall be 
constructed from porous materials or provision shall be made to direct water run-off 
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from the hard surface to a permeable or porous area within the curtilage of the 
development, and the hard surfacing shall thereafter be so-maintained.

Reason: To prevent increased flood risk from surface water run-off.  
Relevant policy:  NPPF Section 14 and Managing Development Delivery Local 
Plan policies CC09 and CC10  

20) Existing access to be stopped up

The existing vehicular accesses to the site shall be stopped up and abandoned 
(where not forming part of any new access) and the footway and/or verge 
crossings are to be re-instated within one month of the completion of the new 
accesses.

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

21) Obscure glazing

The staircase/landing window in the side elevation of the each of the buildings 
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.

22) Hours of work/deliveries

No work relating to the development hereby approved, including removal of rubble 
or fill, preparation prior to building operations and deliveries and vehicle 
movements associated with the development shall take place other than between 
the hours of 08:00 and 18:00 Monday to Friday and 08:00 to 13:00 Saturdays and 
at no time on Sundays or Bank or National Holidays.

Reason: To protect the occupiers of neighbouring properties from noise and 
disturbance outside the permitted hours during the construction period. 
Relevant policy: Core Strategy policies CP1 and CP3 and Managing Development 
Delivery Local Plan policy CC06.

23) Restriction of permitted development rights 

Notwithstanding the provisions of Classes A-E of Part 1 of the Second Schedule 
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 buildings, outbuildings, swimming pools or extensions/ 
enlargements of existing buildings, including any additional windows or similar 
openings in the first floor level or above of the side elevations of all buildings), shall 
be carried out without the express permission in writing of the local planning 
authority.
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Reason: To safeguard the character of the area and neighbouring amenities.
Relevant policy: Core Strategy policies CP1 and CP3 and Managing Development 
Delivery Local Plan policy TB21.

Informatives

1) Pre commencement conditions

The applicant is reminded that this approval is granted subject to conditions which 
must be complied with prior to the development starting on site. Commencement of 
the development without complying with the pre-commencement requirements may 
be outside the terms of this permission and liable to enforcement action.  The 
information required should be formally submitted to the Council for consideration 
with the relevant fee. Once the details have been approved in writing the 
development should be carried out only in accordance with those details.  If this is 
not clear please contact the case officer to discuss.

2) Access construction

The Head of Highways 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.

3) Changes to the approved plans

The applicant is reminded that should there be any change from the approved 
drawings during the build of the development this may require a fresh planning 
application if the changes differ materially from the approved details.  Non-material 
changes may be formalised by way of an application under s.96A Town and 
Country Planning Act 1990.

4) Protected species

This permission does not convey or imply any approval or consent required under 
the Wildlife and Countryside Act 1981 for protected species.  The applicant is 
advised to contact Natural England with regard to any protected species that may 
be found on the site.

5) Discussion

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 undertaking a full pre-application.

The decision to grant planning permission in accordance with the presumption in 
favour of sustainable development as set out in the NPPF is considered to be a 
positive outcome of these discussions.
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App No. Description Decision/Date
B/10/1695 Landscaping, garages and parking Approved 10 November 1965
O/66/1969 Old persons day centre (outline) Approved 15 May 1969
380/71 Approved 15 April 1971
787/72

Old persons day centre
Approved 11 May 1972

24313 Single storey extensions Approved 4 October 1985
39383 Infill of building to form store room Approved 13 May 1992
F/1995/63097 Single storey extension to storage room Approved 18 January 1996
F/1998/66934 Erection of 6 bedroom unit for respite 

and hospital discharge care
Approved 25 June 1998

F/2001/4054 Single storey extensions and alterations 
to day centre.

Approved  11 July 2001

F/2001/5555 Amendment to consent 2001/4054 Approved 20 February 2002
F/2005/5565 CoU of part of day centre (D1) to rooms 

for overnight stays (C2)
Approved 3 October 2005

F/2013/0421 Single storey side extension to form 
office space

Approved 25 July 2013

SUMMARY INFORMATION
Site Area 2,570m2
Existing use/units Vacant (previously used as a day centre for older 

people, including eight overnight dementia care rooms)
Existing parking spaces Nil (previously 13 car spaces and four larger vehicle 

spaces) plus two on street parking bays
Proposed units 10 dwellings (10 x 3-bedroom)
Proposed parking spaces 20 spaces (two per dwelling) with two on street parking 

bays lost (Note: Refer to Condition 13)
Proposed density 39 dwellings per hectare
Number of affordable units 10 social and intermediate dwellings (100%)
Proposed public open space Nil

CONSULTATION RESPONSES
WBC Cleaner 
and Greener

No objection.

WBC Drainage No objection, subject to additional drainage details in Condition 9.
WBC Ecology No objection, subject to details of boundary treatments and 

biodiversity measures. See Conditions 10 and 11 respectively.
WBC Economic 
Prosperity and 
Place

No objection, subject to meeting national space standards and 
building regulation M4.2. 

Officer comment: The proposal satisfies the minimum requirements 
and will be required to meet building regulations. 

WBC 
Environmental 
Health

No objection, subject to a condition requiring a Construction Method 
Statement in Condition 4 and imposition of hours of work and 
deliveries (Condition 22).

WBC Highways No objection on access and traffic grounds, subject to Conditions 
16-21 requiring a Construction Method Statement and appropriate 
visibility splays. Two additional visitor spaces and one additional 
unallocated parking space are also required, as part of off site works 
in Condition 13. This is discussed further in ‘Highway Access and 
Parking Provision’.
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WBC Trees and 
Landscaping

No objection, subject to conditions requiring an Arboricultural 
Method Statement and Landscape Plan. See Conditions 7 and 8.

NHS Berkshire No objection.
Crime Prevention 
Design Officer

No objection, subject to a condition requiring Safer by Design 
details. 

Officer comment: Given the scope of the application, the imposition 
of such a condition would not meet the tests applied in paragraph 55 
of the NPPF and the required condition is not applied in this case. 

SGN Gas Gas lines dissect the site and will require relocation where relevant. 
This is a post consent consideration. 

Thames Water No comments received

REPRESENTATIONS
Woodley Town 
Council 

Objections were raised on the following grounds:

 Loss of on street parking bay
 Lack of parking, including visitor parking
 Parking should be communal and provided at the southern end 

of the site

Officer comment: Refer to paragraph 55 onwards and the proposed 
off site works required in Condition 13, which are intended to 
address the required parking requirements.

 Difficult and dangerous vehicular access
 Lack of visibility

Officer comment: The Council’s Highways Officer raises no 
objection on access grounds, subject to splays being provided and 
maintained in accordance with Condition 17. Refer to ‘Access and 
Movement’.

 Cramped over development of the site

Officer comment: The scale and density of the development is 
appropriate, as noted in paragraph 10 onwards.

Local Members No comments received
Neighbours Submissions were received from the following properties:

1) 11 South Lake Crescent, Woodley RG5 3QW 
2) 12 South Lake Crescent, Woodley RG5 3QW
3) 12A South Lake Crescent, Woodley RG5 3QW

They raised the following concerns:

 Lack of parking, including visitor parking
 Loss of on street parking bay
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Officer comment: Refer to paragraph 55 onwards and the proposed 
off site works required in Condition 13, which are intended to 
address the required parking requirements.

 Lack of visibility
 Traffic congestion, including from church services

Officer comment: The Council’s Highways Officer raises no 
objection on access grounds, subject to splays being provided and 
maintained in accordance with Condition 17. Refer to ‘Access and 
Movement’

APPLICANTS POINTS
 Community consultation was overwhelmingly positive
 The scale and form of the building is appropriate
 Materials and building design reflect the character of the locale
 There is a building of greater scale, height and density to the south
 Sustainable building measures have been provided
 The internal and external design is fully accessible

PLANNING POLICY
National Policy NPPF National Planning Policy Framework

CP1 Sustainable Development
CP2 Inclusive Communities
CP3 General Principles for Development
CP5 Housing mix, density and affordability
CP6 Managing Travel Demand
CP9 Scale and Location of Development Proposals

Adopted Core 
Strategy DPD 
2010

CP17 Housing Delivery
CC01 Presumption in Favour of Sustainable Development
CC03 Green Infrastructure, Trees and Landscaping
CC04 Sustainable Design and Construction 
CC06 Noise
CC07 Parking
CC09 Development and Flood Risk
CC10 Sustainable Drainage
TB05 Housing Mix
TB07 Internal Space standards

Adopted 
Managing 
Development 
Delivery Local 
Plan 2014

TB21 Landscape Character
BDG Borough Design Guide Supplementary Planning 

Documents (Section 4)
AH SPD Affordable Housing Supplementary Planning Document
SDS 
SPD

Sustainable Design and Construction Supplementary 
Planning Document

Other

DCLG National Internal Space Standards

PLANNING ISSUES
Description of Development

1. The proposal involves the following works:
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 Construction of ten x 3 bedroom dwellings for social and intermediate 
affordable housing across five semi-detached buildings

 Tandem car parking for two vehicles for each dwelling, with separate access 
driveways from Southlake Crescent

 Provision of bin storage, cycle storage, fencing and landscaping (including 
hedgerow) within each plot

Site Description

2. The site is at the northern end of an island on South Lake Crescent and measures 
0.26 hectares in area with a curved street frontage. It is currently fenced off vacant 
land, comprising overgrown vegetation and some hardstanding. It was previously 
occupied by a single storey building dating from 1972 and most recently operated 
as a day centre for older people operated by Woodley Age Concern. 

3. Surrounding development comprises of two storey detached and semi-detached 
dwellings of consistent design and size on medium sized but deep plots, all dating 
from a late 1940s housing scheme fronting onto South Lake Crescent. To the south 
(and within the same island) is Emmanuel Church (used as an area for worship and 
a nursery) with a 64 unit three storey aged care building and a park/playground 
further to the south. A large number of surrounding properties are Council owned. 

Principle of Development

4. The NPPF has an underlying presumption in favour of sustainable development 
which is carried through to the local Development Plan. Policy CC01 of the MDD 
Local Plan 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. 

Uses

5. The site is currently vacant with the most recent use of the site comprising of a day 
centre operated by Woodley Aged Concern. The day centre provided care and 
support for elderly, frail and disabled people and those with dementia who live in the 
Wokingham, Reading, West Berkshire and South Oxfordshire areas. It included 
care and support to people in their home and short breaks and respite day care for 
sufferers and carers of people with Alzheimer’s and dementia. The building included 
bathing facilities, hairdresser, chiropody, full kitchen, charity shop, meeting and 
office space and eight bedrooms for overnight accommodation.

6. The demolition of the existing building was undertaken in 2017 without any formal 
permission to do so. The applicant advises that a prior approval application was 
submitted to the Council but it was not formally validated and there was no further 
action taken. This account is not disputed and as such, the proposal does not 
represent the loss of any aged care facilities. 

7. The provision of ten self-contained dwellings (or 30 bedrooms replacing the eight 
previous bedroom spaces in the previous day centre building) represents a positive 
increase in accommodation within the borough and is supported. 

Sustainability
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8. Policies CP1 and CP6 of the Core Strategy require that development be sustainable 
with a reduction in the need for travel and the promotion of sustainable transport 
and Policy CP9 states that the scale of development must reflect the existing or 
proposed levels of facilities, services and accessibility in the area. 

9. The site is within the settlement limits of a major development location and well 
connected to public transport (400m walking distance to the east) and local facilities 
and services (750m walking distance to the north to Woodley Town Centre). The 
proposal is therefore acceptable in terms of being sustainably located. 

Character of the Area

General form

10. Policy CP3 of the Core Strategy states that development must be appropriate in 
terms of the scale, mass, layout, built form, height and character of the area and 
must be of high quality design. R1 of the BDG requires that development contribute 
positively towards and be compatible with the historic or underlying character and 
quality of the local area whilst R11 requires a coherent street character, including in 
terms of scale, rhythm, proportion and height.

11. The site is at the northern end of an island that was designated as open space in 
the original housing scheme from the late 1940s. The construction of the Woodley 
Church and Hall to the south and the original Crescent House sheltered housing 
building (now a three storey aged care building) further to the south in the 1960s 
have reduced the openness of the area with the development of the subject site as 
a day centre following in the 1970s. The housing arranged around South Lake 
Crescent comprise of a large number of semi-detached dwellings, each exhibiting a 
consistency in total building width (8-9m) and height (two storeys), building 
alignment to the street and plot width (approximately 12.5m). It creates a symmetry 
and consistency to the area that creates a pleasing residential environment.

12. The receding site width and curved frontage imposes limitations upon the 
development potential of the site but the cumulative built form and character of ten 
dwellings/five buildings is appropriate. The density is a reasonable response to the 
site and does not result in a cramped appearance, the siting of the buildings takes 
account of and respects the surrounding pattern of development and the two storey 
height is an entirely reasonable outcome for the site. Overall, it does not result in 
any perception of over development for the site. 

13. Notwithstanding this, because of the heightened sensitivity arising from the site 
layout and to protect neighbouring amenity, it is prudent that permitted development 
rights be removed for all future extensions or separate outbuildings. This is outlined 
in Condition 23.

Density

14. Policy CP5 of the Core Strategy and Policy TB05 of the MDD Local Plan require an 
appropriate dwelling density and R10 of the BDG seeks to ensure that the 
development achieves an appropriate density in relation to local character. 
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15. The development has a density of 39 dwellings per hectare, which exceeds the 
density of the wider area (approximately 30 dwellings per hectare) but is less than 
the density of the 64 unit aged care building to the south (118 dwellings per 
hectare). It is, however, not inconsistent with the higher densities envisaged by 
paragraphs 122 and 127 of the NPPF for areas with good access to public transport 
and it is appropriate within a major development location. It is also acceptable in 
terms of adhering to the rhythm of other buildings in the street. 

Relationship to neighbours

16. R2 of the BDG requires development to respond to context, including relating to 
neighbours, R3 and R4 require housing to relate to the existing network of streets 
and spaces and R7 requires a consistency in building line relative to existing 
buildings. 

17. There is no existing building line on the inside of South Lake Crescent to take 
account of and the curved nature of South Lake Crescent is such that there will 
always be difficulties in achieving any consistency. Nonetheless, the proposal 
achieves a front setback of 4-8m, which is appropriate when taking account of the 
setbacks of existing properties on the opposite side of the street (which vary 
between 5.5m and 8.5m).

18. The five buildings are orientated to face the curved street frontage and they reflect 
and respond appropriately to the orientation and pattern of properties on the 
opposite side of South Lake Crescent. Because of the wider front boundary, it 
allows for a building separation of 4.4m-5.6m, which is in excess of that on the 
opposite side of the road, which is generally 3-4m. In doing so, it remains respectful 
of the original pattern of development. 

19. The semi-detached building width is 5.5m, which is inconsistent with the 
predominant width of 8-9m in the surrounding street. However, the disparity is not 
readily apparent and does not have a sufficiently adverse impression on the 
streetscene, particularly when many of the properties have side extensions. On 
balance, there is a successful integration with the historic pattern of development 
within South Lake Crescent and no objection is raised. 

Height

20. R9 of the BDG limits height in relation to the prevailing heights in the immediate 
area. In this case, the development is two storeys in height, with eaves to 5.2m and 
main ridge to 8.7m. The proposal fits within the prevailing height of the area, which 
is estimated at 5.0m and 8.6m respectively. 

Parking

21. P2 of the BDG ensures that parking is provided in a manner that is compatible with 
the local character, which in this case is characterised by hedging to the street 
frontage, some low brick walls and/or open hardstanding. 

22. The parking is in a tandem form and is positioned to the side of the dwelling where it 
does not occupy an excessive proportion of the site frontage. It is also 
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supplemented by additional landscaping in the front garden. As a whole, there are 
no concerns with any impacts upon the character of the area. 

23. The additional on-street parking bays required by Condition 13 will be designed to 
be consistent with the existing bays that are located in various areas of South Lake 
Crescent. On this basis, no objection is raised. 

Outbuildings

24. R20 of the BDG requires consideration of external elements including bin and cycle 
storage to avoid excess clutter. Bin storage and cycle storage has been 
appropriately located, consolidated in one area (for Plots 2, 4-7 and 9) or 
inconspicuously located to the rear of the proposed parking (for Plots 1, 3, 8 and 
10). In doing so, there is no perceived harm to the wider character of the area and 
the proposal is acceptable. 

Materials

25. R11 of the BDG requires that housing ensure a coherent street character, including 
materials and colour. Specified materials include multi red bricks, mid dark brown 
roof tiles, casement windows, close boarded fencing and natural coloured paving. 
There are no objections, subject to the incorporation of biodiversity measures within 
the boundary fencing as specified in Condition 10 and more specific materials 
details, including window detailing, in Condition 3.

Design

26. Paragraph 130 of the NPPF states that ‘permission should be refused for 
development of poor design that fails to take the opportunities available for 
improving the character and quality of an area and the way it functions, taking into 
account any local design standards or style guides in plans or supplementary 
planning documents. Conversely, where the design of a development accords with 
clear expectations in plan policies, design should not be used by the decision-maker 
as a valid reason to object to development.’

27. The development includes near identical housing styles, with ground floor bay 
windows, front canopies and a simple front, rear and side hipped roof form. The 
exception is Plots 5 and 6, which do not include a bay window and incorporate a 
simpler canopy over the front door. Overall, the building design is acceptable and 
the use of a near identical design is not opposed because it reflects the consistency 
of the wider 1940s housing estate.  

28. Photovoltaic panels are included on the rear roof plane of each of the buildings. 
They face inwards and are not readily apparent in the streetscene, such that no 
objection is raised. 

Housing Policies

Dwelling Mix

29. Policy CP5 of the Core Strategy and Policy TB05 of the MDD Local Plan require an 
appropriate dwelling type and tenure for affordable housing schemes. The 
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appropriate mix for this scheme would ordinarily be 2 x 1-bedroom dwellings (20%), 
6 x 2-bedroom dwellings (45%), 2 x 3-bedroom dwellings (20%) and 2 x 4-bedroom 
dwellings (15%).

30. The provision of only 3-bedroom dwellings is a clear departure from the above 
requirements. However, paragraph 4.30 of the Core Strategy states that ‘depending 
upon the character and needs of the area, it may not be necessary to include a mix 
of dwellings in every residential scheme, especially smaller ones. The importance of 
ensuring adequate provision of affordable housing is recognised in the Audit 
Report’. 

31. The proposal is consistent with the predominance of original 3 bedroom dwellings 
on South Lake Crescent (with some 4-bedroom dwellings evident from past 
extensions). It is also addressing an identified a wider affordable housing need as 
part of the Council’s affordable housing strategy. As such, no objection is raised. 

Housing Affordability

32. Policy CP5 of the Core Strategy, Policy TB05 of the MDD Local Plan and the AH 
SPD specify an affordable housing rate of 20% for any development on 0.16 
hectares or larger or five or more dwellings. The requirement for affordable housing 
is triggered and with the scheme at 100% affordbale housing (six x social rental and 
4 x intermediate shared ownership housing), it meets this requirement. 

33. The social rented units are at target rent, and will be well below the 80% of market 
rent sought in the NPPF. WBC has 100% nomination rights at all times for these 
properties using their housing waiting list. Shared ownership allows the resident to 
purchase a minimum of 35% of the property and pay 1.5% rent of the unsold equity. 
They are able to purchase further equity through a process called staircasing. The 
Council has to approve anyone who wants to purchase a shared ownership 
property to ensure that it is an affordable housing product. 

34. The completed dwellings will be managed by Loddon Homes on a 125 year lease. 
Loddon Homes are a registered provider with Homes England and are a sister 
company of Wokingham Housing Limited, which is wholly owned by the Council. 
Council will be the freeholder and Loddon Homes the leaseholder.

35. The affordable housing dwellings are to be built to Homes and Communities Agency 
Design and Quality Standards, building regulation M4.2 (Access to and Use of 
Buildings). They also satisfy the minimum floor area standards in the Technical 
Housing Standards. 

36. The delivery of this affordable housing forms part of Condition 3 and as Wokingham 
Housing Limited is a subsidiary of the Council, there is no requirement for a legal 
agreement. 

Accessibility

37. Policy CP2 of the Core Strategy seeks to ensure that new development contributes 
to the provision of sustainable and inclusive communities, including for aged 
persons and the disabled. The architectural plans have been drawn to show 
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accessibility compliance or easy adaptability where relevant. It is acceptable on this 
basis. 

Building Amenity

Internal Amenity

38. Policy TB07 of the MDD Local Plan and R17 of the BDG require adequate internal 
space to ensure the layout and size achieves good internal amenity. In accordance 
with the Technical Housing Standards – nationally described space standard, a 
minimum standard of 93m2 for 3 bed dwellings. With an internal floor area of 
110m2, all of the dwellings accord with the above requirements. 

39. Main bedrooms should also have a minimum area of 11.5m2 and secondary 
bedrooms should have an area of at least 7.5m2. Living spaces within each 
dwelling should be provided with a minimum of 31m2 and there should also be 
separate provision for general storage. Within each dwelling, there are two double 
bedrooms and a single bedroom, all of which meet the minimum standards. There 
are also two living areas with a total area of 35m2 and provision for storage under 
the staircase. In this respect, the proposal is acceptable.

Outdoor Amenity

40. R16 of the BDG requires a minimum depth of 11m for rear gardens and a 1m 
setback from the site boundary to allow access thereto. It should receive direct 
sunlight and be capable of accommodating play, clothes drying and storage.

41. Due to the shape of the site and the siting of the dwellings, the rear gardens are not 
of a typical dimension, with Plots 3-8 reducing to a width of 2.2m-2.4m at the rear. 
Notwithstanding this, each of the plots accords with the 11m requirement:

House Depth Width Rear Area Total Area Complies
1 12m 8.9m 106m2 133m2 Yes
2 12m 7.1m 85m2 85m2 Yes
3 7m-11.4m 2.2m-10m 71m2 80m2 Yes
4 4.5m-11.4m 2.4m-7.8m 55m2 60m2 Yes
5 3.5m-13.1m 2.3m-7.3m 51m2 60m2 Yes
6 3.5m-13.1m 2.3m-7.3m 51m2 60m2 Yes
7 4.5m-11.4m 2.4m-7.8m 55m2 60m2 Yes
8 7m-11.5m 2.2m-10m 71m2 80m2 Yes
9 12m 7.1m 85m2 85m2 Yes

10 12m 8.9m 106m2 133m2 Yes

42. The very rear of the gardens for Plots 3-8 are largely unusable for general use but 
have instead been utilised for compost and cycle storage sheds, which is an 
effective use of the space. The overall area of the rear gardens is generally 
acceptable, with more than 50m2 and up to 71m2, which is sufficient for the 3-
bed/5-person dwellings, particularly when the internal floor area standards are 
satisfied. Plots 3 and 8 are also supplemented by 19m2 side garden areas. On this 
basis, no objection is raised. 

43. Access to the rear amenity space is provided to all properties.
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Neighbour Amenity

Overlooking

44. R15 of the BDG requires the retention of reasonable levels of visual privacy to 
habitable rooms, with separation of 22m to the rear and 10m to the street.

45. The dwellings are sited in a manner whereby there is no actual numerical departure 
from R15. There is a minimum of 20m to the streetfront and within the development 
itself. For instance, there is 24m rear to rear separation between Plots 1/2 and 9/10, 
a minimum of 26m between Plots 3/4 and 9/10 and between Plots 7/8 and 1/2. In 
this respect, no objection is raised. 

46. There is a degree of overlooking of rear garden spaces from and between the first 
floor of Plots 3-8, which is a direct result of the curved frontage and density of the 
site. However, it is noted that there is no actual departure from a numerical standard 
or guideline.

47. On balance, the extent of overlooking is acceptable given that it will be from two first 
floor bedroom windows only (with these spaces being occupied less than the main 
living areas on the ground floor) and it is mutual and the same across Plots 3-8.  
The window openings are limited to 1.3m2 in area (which is modest and not 
oversized) and the extent of overlooking is not significantly different from what 
would occur across side and rear boundaries within a higher density development 
within a standard rectangular housing subdivision. 

48. R23 of the BDG notes that the side walls should not contain windows. There are 
ground floor side windows for the dining room and main entrance hall but these will 
be screened by the boundary fencing. At first floor, a staircase window will be 
obscure glazed by Condition 21. Permitted development restrictions also prevent 
any additional side windows within the first floor in Condition 23.

Sunlight and Daylight

49. R18 of the BDG aims to protect sunlight and daylight to existing and new properties, 
with no material impact on levels of daylight in the habitable rooms of adjoining 
properties. Habitable windows of adjoining properties must not be obstructed by a 
25 degree angle and two storey extensions must not obstruct a 45 degree line back 
towards a habitable window of the adjoining property. 

50. The siting of the dwellings and the absence of any immediate residential neighbours 
is such that the proposal complies with the above requirements, both in terms of 
any impact to existing surrounding properties and within the dwellings within the 
property. The level of direct solar access to each dwellings is acceptable, with 
morning and afternoon sunlight provided to the front and rear elevations of Plots 1-
2, 9 and 10 and sunlight through most of the day to the rear elevation of Plots 3-8.

Overbearing and Sense of Enclosure

51. R16 of the BDG requires separation distances of 1.0m to the side boundary and 
11m to rear boundaries. The dwellings meet the 11m standard and achieve 
generous side setbacks of not less than 1.7m and building separation of at least 
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4.5m within the development. The only adjoining neighbour is the Church to the 
south where a 3.3m setback provided. Accordingly, there is no perception of 
enclosure and no objection is raised. 

Light Spillage

52. There are no in principle objections on the grounds of light spill, with adequate 
separation and appropriate car parking locations preventing headlight glare to 
habitable spaces. Notwithstanding this, given the proximity of the rear gardens, full 
external lighting details are required by Condition 12. 

Noise Disturbance

53. Policy CC06 and Appendix 1 of the MDD Local Plan requires that development 
protect noise sensitive receptors from noise impact. 

54. There are no perceived issues with noise disturbance to existing surrounding 
properties. Within the development, rooms have been grouped along the common 
walls of the semi-detached building such that no noise transfer concerns are raised. 
The proposal will also be subject to appropriate noise treatments along common 
walls as part of according with the building regulations. As such, there are no 
perceived acoustic concerns. 

Access and Movement

Car Parking

55. Policy CC07 and Appendix 2 of the MDD Local Plan stipulates minimum off street 
parking standards. Each of the dwellings has five habitable rooms/three bedrooms, 
which equates to a requirement for two spaces per dwelling in addition to one 
unallocated space and two visitor spaces within the site. 

56. Each of the dwellings has two uncovered tandem car spaces to the side of the 
dwelling, which satisfies the allocated private parking requirements. They also meet 
the minimum dimensions of 2.5m x 5.0m (or 10m for a tandem space). 

57. There is no provision for the unallocated or visitor parking spaces, resulting in a 
total shortfall of three spaces. The Council’s Highways Officer raises concern and 
this is a view shared by Woodley Town Council and in neighbour submissions. 
These submissions have raised also raised concern with congestion and restricted 
access because of the limited road width in Southlake Crescent and this is 
exacerbated when the church and hall on the site to the south are in use. 

58. The proposal will also include the loss of two on street indented parking bays on the 
western side of the site, which arises because a 2m wide pedestrian footpath 
around the perimeter of the site is proposed where none previously existed. This is 
at the request of the Council’s Highways Officer and will provide safe pedestrian 
access to the dwellings and along the inside of South Lake Crescent. The loss of 
these bays is unavoidable and their relocation elsewhere within the property 
frontage is unrealistic because it would unreasonably restrict the development 
potential of the site and create an indirect pedestrian footpath route. 
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59. There are no on street parking restrictions and there is ample space for on street 
parking. Indeed, the site enjoys a 130m street frontage, which would allow for the 
parking of in excess of ten vehicles, even when accounting for the proposed 
driveway accesses and other impediments. However, the 4.8m-5.5m width of South 
Lake Crescent leads to some tight passing areas (particularly for refuse and 
emergency vehciles) and this could feasibly result in people parking on the 
proposed footpath, which is to be discouraged. 

60. On this basis, Condition 13 requires the establishment of an 18m long indented 
parking bay on the eastern side of South Lake Crescent via a Grampian condition. It 
is achievable because the road is in the Council’s ownership. The bay would be 
capable of accommodating three vehicles and is consistent with the other bays 
interspersed across South Lake Crescent and would allow for additional width to the 
carriageway. They would need to be constructed prior to the commencement of the 
development and would remain available for use by any vehicle and not for 
exclusive use of the development. Whilst this is not strictly satisfying the 
requirement for on-site unallocated and visitor parking, it is argued that with 
Condition 13, any additional parking can be adequately and safely accommodated 
within the surrounding street and there is no requirement for additional unallocated 
and visitor parking to be provided on site. 

61. This approach is entirely consistent with Section 8.3.23 of the Manual for Streets, 
which states that ‘in town centres and other locations with good accessibility by non-
car modes, and where on-street parking is controlled, it is often appropriate to omit 
visitor car-parking spaces’. On this point, the site is well serviced by public transport 
and is in walking distance of numerous retail services and facilities. This is likely to 
lead to reduced demand for unallocated or visitor parking. 

62. Resident submissions refer to the impact of overflow parking during peak periods of 
the Emmanuel Church on the adjoining property to the south. The church and hall 
are in regular use throughout the week, including Thursday and Sunday services, 
morning playgroups, youth and adult activities and general hire. On most occasions, 
the existing church car park can accommodate the patronage but occasionally, it is 
assumed from these submissions that it would spill onto South Lake Crescent. 
However, the traffic and parking generation of the proposed residential development 
is low and the instances where there will be conflict with overflow from the church 
and hall is also likely to be low. Accordingly, there are no objections raised on these 
grounds. 

Cycle Parking

63. Policy CC07 and Appendix 2 of the MDD Local Plan stipulates minimum cycle 
parking standards and P2 and P3 of the BDG ensure that it is conveniently located, 
secure and undercover and provided where it is compatible in the streetscene. 
Cycle storage sheds are included at the side or rear of each property and these are 
capable of accommodating at least two bikes each. Unimpeded and convenient 
access is achievable and the proposal is acceptable in terms of the above policies 
and guidelines. 

Traffic Generation

95



64. Council’s Highways Officer raises no objection on traffic generation grounds 
although a Construction Method Statement is required by Condition 4 to ensure 
construction activities are properly managed. Whilst the site is currently vacant, the 
trip rates of the residential use are comparable with the care use and there are no 
objections on traffic generation grounds. 

Access

65. P3 of the BDG notes that parking spaces should be safe and convenient and sited 
to retain adequate levels of safety. There are no objections to the reliance upon 
tandem parking and vehicles reversing onto South Lake Crescent because traffic 
flows are low. To reduce conflict with passing pedestrians, landscaping within the 
front garden is to have a mature height that is no higher than 0.6m in a splayed area 
of 2m x 2m either side of the driveway entrance. There is a small departure within 
Plots 4 7, with the dwellings themselves encroaching to the 2m depth by 
approximately 200mm-300mm although the Council’s Highways Officer does not 
raise objection on safety grounds as sightlines are not adversely compromised. 
These splays will also open up adequate visibility sightlines to passing traffic 
thereby minimising conflict with on street traffic as well. This is noted in Condition 
17. 

66. The design of the front garden allows for separated pedestrian and vehicular 
access, which is supported. 

67. The driveway is conditioned to have a bonded surface for the first 5m as per 
Condition 18 and a 2m wide footway has been shown on the plans. Its construction 
is at the developer’s expense and as per additional details to be submitted in 
Condition 6.

Flooding and Drainage

68. Policy CC09 of the MDD Local Plan requires consideration of flood risk from historic 
flooding and Policy CC10 requires sustainable drainage methods and the 
minimisation of surface water flow.

69. The site is located within Flood Zone 1 and there are no flood risk concerns with the 
vulnerability of the use nor any in-principle objections to the provision of on-site 
drainage. It remains subject to the submission of additional drainage details at 
Condition 9. 

70. R23 of the BDG notes that parking spaces must be paved with permeable surfaces 
to avoid any increase in surface water run–off and should include for soft 
landscaping. This is noted in Condition 19. 

Landscaping and Trees

71. Policy CC03 of the MDD Local Plan aims to protect green infrastructure networks, 
retain existing trees and establish appropriate landscaping and Policy TB21 
requires consideration of the landscape character. R14 of the BDG permits well-
designed hard and soft landscaping that complements housing. 
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72. The southern end of Southlake Crescent is surrounded with native hedgerow 
containing Hornbeam, Elder, Cherry, Ivy and Bramble and there are Plum and 
Cherry trees adjacent to the road. These landscape features are a positive and 
attractive element of the wider landscape and provide a benchmark for new 
landscape proposals. 

73. The pre application advice requested arboricultural and landscaping information but 
none has been submitted as part of the planning application. This is not entirely 
unreasonable given the lack of any landscaping across the wider site. However, a 
large number of trees and boundary vegetation were removed as part of the 
demolition of the site and there are trees and bushes along part of the southern 
boundary that are material to the development and provide visual amenity of the 
church. Their ownership status remains unclear given the lack of supporting 
information and the Design and Access Statement suggests that a number of trees 
are to proposed for removal ‘for good arboricultural practice’. On the contrary, there 
removal appears undesirable and likely to be unnecessary given the generous 3.3m 
setback of the buildings on Plots 1 and 10. They are instead required to be retained 
and protected during construction by Condition 8.

74. Post constriction enhancement is also required to compensate for the loss of 
vegetation that was removed. It is to include native planting wherever possible and 
species attractive to pollinators as well as intermittent hedging to the southern 
boundary, which is far more preferable than timber fencing. This is noted in 
Condition 7.

Environmental Health

75. There is no known contamination of the site. The provision of a Construction 
Method Statement aims to minimise disruption during the construction phase, as 
required in Condition 4.

Ecology

76. Policy TB23 of the MDD Local Plan requires the incorporation of new biodiversity 
features, buffers between habitats and species of importance and integration with 
the wider green infrastructure network. Paragraph 175 of the NPPF also states that 
opportunities to incorporate biodiversity in and around developments should be 
encouraged.

77. The site is not located within habitat where bat roosts have previously been found 
and the demolished building did not appear to have features likely to be used by 
roosting bats. Close boarded boundary fencing is to have gaps at the base of the 
fences to allow mammals (such as hedgehogs) to continue to traverse through the 
site. Biodiversity enhancements are also required. Subject to these two 
requirements in Conditions 9 and 10, there are no objections on ecological grounds.

Sustainable Design and Construction

78. Policy CC04 of the MDD Local Plan and the Sustainable Design and Construction 
SPD require sustainable design and conservation and R21 of the Borough Design 
Guide BDG requires that new development contribute to environmental 
sustainability and the mitigation of climate change. 
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79. The Design and Access Statement refers to the use of rainwater butts, low fill baths, 
shower restrictors, A+ rated appliances, permeable paving and LED energy efficient 
lighting. Photovoltaic panels are also located on the rear roof plane of each 
dwelling. These aspects of the development will form part of the requirement for 
meeting the relevant Building Regulations, and on this basis, it is acceptable.

80. Policy CC05 of the MDD Local Plan encourages renewable energy and 
decentralised energy networks, including a minimum 10% reduction in carbon 
emissions for developments of 10+ dwellings. With the development limited to ten 
dwellings, this requirement is not triggered. 

Boundary Treatments

81. R12 states that boundary treatments contribute positively to the character of the 
area. 

82. The plans show hedgerow to the front and side boundaries with a 1.8m high close 
boarded fence to the rear to delineate each plot. The Design and Access Statement 
is conflicting by referring to a 1.2m high timber fence along the front boundary and 
2.0m fencing to the rear. 

83. The streetscene is heavily characterised by hedgerow with some low brick fencing 
and some open frontages, although the latter is mostly for car parking access. 
Given the inconsistency in the submitted information, the strong preference is for 
hedgerow to the front boundary, as shown on the plans, discussed further in 
paragraphs 73-74 and outlined in Conditions 7 and 10. In doing so, it will 
complement the streetscene and is acceptable. 

84. The provision of 1.8m high fencing to the narrow areas of the garden at the rear 
would have undesirable outcomes in terms of access to sunlight and damp. As 
such, Condition 10 specifies a trellis to the upper 300mm of the fence.

Waste Storage

85. Policy CC04 of the MDD Local Plan requires adequate internal and external storage 
for the segregation of waste and recycling. Bin storage has been shown in the side 
and rear gardens, with additional provision for compost. No objection is raised 
although Condition 14 refers to their implementation prior to occupation.

Employment Skills Plan

86. Policy TB12 of the MDD Local Plan requires an employment skills plan (ESP) for 
major development. However, in this case, because of the scale of development 
and as it relates to a Council application, an ESP is not sought. 

Community Infrastructure Levy

87. The application is not liable for CIL payments on the basis that it involves the 
provision of 100% affordable housing.
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CONCLUSION
The proposal will contribute towards addressing an ongoing need for affordable housing 
in the borough and it is achieved in a manner that is compatible with the surrounding 
built form and character and in terms of density and built form for the site. It is 
recommended for approval, subject to conditions relating to additional on street parking 
bays, landscaping enhancement, tree protection, biodiversity measures, drainage, 
materials, construction management, external lighting and footpath construction. 
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