
Application 
Number 

Expiry Date Parish Ward 

190233 13th May 2019 Winnersh Winnersh 

 

Applicant Kevin Harris, Royal Masonic Benevolent Institution 

Site Address Lord Harris Court, Mole Road, Sindlesham, RG41 5EA 

Proposal Full planning application for demolition of Lord Harris Court 
Centre care home (88 bedroom) and erection of a new 45 
bedroom care home and 60 assisted living apartments (C2 use 
Class), together with associated car parking, landscaping and 
amenity space provision. 

Type Full 

PS Category 1 

Officer Andrew Chugg 

Reason for 
determination by 
committee 

 
Major application 
 

 

FOR CONSIDERATION BY Planning Committee on Wednesday, 8 May 2019 

REPORT PREPARED BY Assistant Director – Place 

 

SUMMARY 

 
The proposal overcomes all of the reasons for refusal issued on the previous application 
(180194) and would provide adequate living accommodation for both a new care home 
and the assisted living units while protecting the amenities of nearby residential 
properties. The bulk and height of the scheme (in particularly the care home) has been 
significantly reduced to improve the relationship of the built form with the street frontage 
along Mole Road and the adjacent Countryside and Conservation Area. Important trees 
and protected species would be suitably protected and the applicant has agreed to 
enter into a s106 legal agreement to secure necessary planning obligations that are 
directly related to the development and fairly and reasonably related in scale and kind. 
 
The proposal is acceptable in highway safety terms and the applicant has agreed to 
provide an additional 7 car parking spaces (the details of which would be secured via 
condition requiring an amended plan to be submitted) which would demonstrate 
adequate parking provision would be provided for the proposed development on site. 
 
Therefore, overall the proposal is policy compliant subject to adherence to the s106 
obligations and conditions outlined below. 
 

 

PLANNING CONSTRAINTS 

 Limited development location 

 Sand and gravel extraction 

 Minerals consultation zone  

 Great Crested Newt Consultation Zone 

 Tree Preservation Order 

 Adjacent to Grade II Listed Building 

 Adjacent to Bearwood Recreation Conservation Area  
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RECOMMENDATION 

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

A. Completion of a legal agreement to secure: 
 

i. An Employment Skills Plan and/or financial contribution in lieu of 
any ESP targets that are not met; and 
 

ii. That the proposed assisted living apartments (C2 Use Class) fall 
within the council’s extra care housing model and are maintained as 
such in perpetuity. 

 
B. Conditions and informatives: 

 
Conditions: 
 
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). 
 

2. This permission is in respect of the submitted application plans and drawings 
numbered: Site Location Plan - A-731 01 Rev A, Masterplan - Site Plan - A-731 55 
Rev C, Site Plan – Dimensions to Neighbouring Properties - A-731 56 Rev C, 
Masterplan – Care Home Site Plan - A-731 57 Rev C, Masterplan – Assisted Living 
- A-731 58 Rev C, Care Home Floor Plans - A-731 60 Rev A, Care Home Floor 
Plans - A-731 61 Rev A, Assisted Living Floor Plans - A-731 62 Rev A, Assisted 
Living Floor Plans - A-731 63 Rev A, Assisted Living Floor Plans - A-731 64 Rev A, 
Services/Refuse Store Floor Plan - A-731 65 Rev A, Assisted Living Site Sections - 
A-731 70 Rev B, Assisted Living Site Sections - A-731 71 Rev B, Care Home Site 
Sections - A-731 72 Rev A, Care Home Elevations - A-731 75 Rev A, Care Home 
Elevations - A-731 76 Rev A, Assisted Living Elevations - A-731 80 Rev A, 
Assisted Living Elevations - A-731 81 Rev A, Assisted Living Elevations - A-731 82 
Rev A, Assisted Living Elevations - A-731 83 Rev A, Assisted Living Elevations - A-
731 84 Rev A and Assisted Living Elevations - A-731 85 Rev A as received by the 
local planning authority on 25th January 2019. 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. Prior to the commencement of any development and notwithstanding the details 
shown on the plans hereby approved (refer to Condition 2 above), an amended 
parking layout plan to demonstrate the provision of 7 additional parking spaces for 
staff parking shall be submitted to and approved in writing by the local planning 
authority. 
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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. 
 

4. Prior to the commencement of development a strategy for the two phases of the 
development hereby approved shall be submitted to and approved in writing by the 
Local Planning Authority. The Phasing Strategy will define the development to be 
delivered within each phase and the anticipated timescales for the completion of 
each phase. All development shall be carried out in accordance with the approved 
Phasing Strategy. 
Reason: to ensure the comprehensive planning of the site, highway safety and to 
protect the amenity of the area in accordance with Wokingham Borough Core 
Strategy Policies CP1, CP3 and CP6. 
   

5. Before any phase of the development hereby permitted is commenced beyond slab 
level, samples and details of the materials to be used in the construction of the 
external surfaces of the building/s on that phase 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 approved details. 
Reason: To ensure that the external appearance of the building is satisfactory. 
Relevant policy: Core Strategy policies CP1 and CP3 

 
6. No development of either phase shall take place until a measured survey of that 

phase of the site and a plan prepared to scale of not less than 1:500 showing 
details of existing and proposed finished ground levels (in relation to a fixed datum 
point) and finished roof levels for that phase shall be submitted to and approved in 
writing by the local planning authority, and the approved scheme shall be fully 
implemented prior to the occupation of the building(s). 
Reason: In order to ensure a satisfactory form of development relative to 
surrounding buildings and landscape. Relevant policy: Core Strategy policies CP1 
and CP3 and Managing Development Delivery Local Plan policy TB21. 
 

7. No phase of the development hereby approved shall be occupied until either; i) 
confirmation from Thames Water that all waste water network upgrades required to 
accommodate the additional flows from the respective phase of the development 
have been completed has been submitted to and approved by the local planning 
authority; or ii) an accommodation and infrastructure phasing plan agreed between 
the developer and Thames Water in order to allow additional properties to be 
occupied has been submitted to and approved by the local planning authority. 
Where an accommodation and infrastructure phasing plan is agreed no occupation 
shall take place other than in accordance with the agreed plan.  
Reason - The development may lead to sewage flooding and network 
reinforcement works are anticipated to be necessary to ensure that sufficient 
capacity is made available to accommodate additional flows anticipated from the 
new development. Relevant policy: Core Strategy policies CP1 and CP3 and 
Managing Development Delivery Local Plan CC04 and CC10. 
 

8. No part of any phase hereby permitted shall be occupied or used until the vehicle 
parking spaces for that phase has been provided in accordance with the approved 
plans. The vehicle parking space shall be permanently maintained and remain 
available for the parking of vehicles at all times. 
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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. 
 

9. Prior to the commencement of the development of either phase, details of vehicle 
turning space within the site (allowing vehicles to turn so that they may enter and 
leave the site in a forward gear) for that phase shall be submitted to and approved 
in writing by the local planning authority. Neither phase of development shall be 
occupied until the turning space for the respective phase has been provided in full 
accordance with the approved details. The turning space shall thereafter be so-
retained and shall be used for no other purpose. 
Reason: To ensure a satisfactory form of development and to avoid adverse impact 
on the public highway in the interests of highway safety. Relevant policy: Core 
Strategy policies CP3 & CP6. 

 
10. Prior to first occupation of either phase of the development hereby permitted details 

of secure and covered bicycle storage/ parking facilities for the occupants of [and 
visitors to] that phase of 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 each phase 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 9 (Sustainable Transport) and Core Strategy policies CP1, 
CP3 & CP6 and Managing Development Delivery Local Plan policy CC07. 
 

11. Prior to the first occupation or use of either phase, a Travel Plan for that phase shall 
be submitted to and approved in writing by the local planning authority. The travel 
plan shall include a programme of implementation and proposals to promote 
alternative forms of transport to and from the site, other than by the private car and 
provide for periodic review.  The travel plan shall be fully implemented, maintained 
and reviewed as so-approved. 
Reason: To encourage the use of all travel modes. Relevant policy:  NPPF Section 
9 (Sustainable Transport) and Core Strategy policy CP6. 

 
12. No development shall take place, including any works of demolition, for either 

phase of the development hereby permitted until a Construction Method Statement 
for that phase has been submitted to, and approved in writing by, the local planning 
authority. The approved Statement shall be adhered to throughout the construction 
period. The Statement shall provide for: 
 
i)     the parking of vehicles of site operatives and visitors, 
ii)    loading and unloading of plant and materials, 
iii)   storage of plant and materials used in constructing the development, 
iv)   the erection and maintenance of security hoarding including decorative displays 
and facilities for public viewing, where appropriate, 
v)    wheel washing facilities, 
vi)   measures to control the emission of dust and dirt during construction, 
vii)   a scheme for recycling/disposing of waste resulting from demolition and 
construction works. 
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In the interests of highway safety & convenience and neighbour amenities. 
Relevant policy:  Core Strategy policies CP3 & CP6. 
 

13. No development of either phase shall take place until there has been submitted to 
and approved in writing by the Local Planning Authority, a Communications Plan for 
that phase. Each Communications Plan shall specify methods for communicating 
with local residents, including the creation of a liaison group to meet in accordance 
with an agreed schedule. The Plans shall be carried out as approved until the final 
completion of the development In order to minimise disturbance to neighbours 
during construction works. 
Reason: In order to minimise disturbance to neighbours during construction works. 
Relevant policy: Core Strategy policy CP3. 
 
 

14. No work relating to the development hereby approved, including works of 
demolition or preparation prior to building operations, 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. 
 

15. Before any phase of the development hereby permitted is occupied details of all 
boundary treatments for that phase, including gaps to allow the free movement of 
small mammals, shall first be submitted to and approved in writing by the local 
planning authority. The approved scheme shall be implemented prior to the first 
occupation of the development or phased as agreed in writing by the local planning 
authority. The scheme shall be maintained in the approved form for so long as the 
development remains on the site. 
Reason: In the interests of amenity and highway safety. Relevant policy: Core 
Strategy policies CP1, CP3 and CP6 
 

16. Prior to the commencement of the development of each phase, full details of both 
hard and soft landscape proposals for that phase 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 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 species, planting sizes and proposed numbers/densities where 
appropriate, and implementation timetable.  
All hard and soft landscape works for each approved phase shall be carried out in 
accordance with the approved details prior to the occupation of the respective 
phase 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. 
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Reason: In the interests of visual amenity. Relevant policy: Core Strategy policy 
CP3 and Managing Development Delivery Local Plan policies CC03 and TB21. 
 

17. No trees, shrubs or hedges within the site which are shown as being retained on 
the approved plans shall be felled, uprooted wilfully damaged or destroyed, cut 
back in any way or removed without previous written consent of the local planning 
authority; any trees, shrubs or hedges removed without consent or dying or being 
severely damaged or becoming seriously diseased within 5 years from the 
completion of the development hereby permitted shall be replaced with trees, 
shrubs or hedge plants of similar size and species unless the local planning 
authority gives written consent to any variation. 
Reason: To secure the protection throughout the time that development is being 
carried out, of trees, shrubs and hedges growing within the site which are of 
amenity value to the area.  Relevant policy: Core Strategy policy CP3 and 
Managing Development Delivery Local Plan policies CC03 and TB21   
 

18. a) No development or other operation shall commence on either phase of the site 
until a scheme which provides for the retention and protection of trees, shrubs 
and hedges growing on or adjacent to that phase of the site in accordance with 
BS5837: 2012 has been submitted to and approved in writing by the local 
planning authority (the Approved Scheme); the tree protection measures 
approved shall be implemented in complete accordance with the Approved 
Scheme for the duration of the development (including, unless otherwise 
provided by the Approved Scheme) demolition, all site preparation work, 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.  
b) No development on either phase of the site (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 for that phase) shall commence until the local planning 
authority has been provided (by way of a written notice) with a period of no less 
than 7 working days to inspect the implementation of the measures identified in 
the Approved Scheme 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 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 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 
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19. No phase of the development shall take place until full details of the drainage 
system for that phase of the site has been submitted to and approved in writing by 
the local planning authority. The details shall include: 
 
a) Calculations demonstrating that there will be no flooding of pipes for events up to 
and including the 1 in 100 year flood event with a 40% allowance for climate 
change or how such flooding is managed on site. 
b) A drainage strategy plan indicating the location and sizing of all SuDS features, 
with the base of any SuDS features located at least 1m above the seasonal high 
water table level or details of the SuDS feature showing lining layer to ensure that 
storage capacity will not jeopardised by groundwater inflow. 
c) Details of the maintenance schedule for the SuDS throughout the lifespan of the 
development and who will be responsible for private maintenance. 
 
Reason: This is 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. 
 

20. No deliveries shall be taken in or dispatched from the site outside the hours of 
6:00AM to 11:00PM. 
Reason: To safeguard residential amenities. Relevant policy: Core Strategy policies 
CP1 and CP3 and Managing Development Delivery Local Plan policies CC06 and 
TB20. 
 

21. 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 external lighting shall be 
installed on the site or affixed to any buildings on the site unless otherwise agreed, 
in writing, by the local planning authority prior to installation on the site or affixed to 
any buildings on the site. 
Reason: In the interests of amenity and highway safety. Relevant policy: NPPF 
Section 15 (Conserving and Enhancing the Natural Environment), Core Strategy 
policies CP1, CP3 [and CP6 / CP11 and Managing Development Delivery Local 
Plan policy TB21] 
 

22. No development shall take place on either phase until a scheme to deal with any 
potential contamination on that phase of the site has been submitted to and 
approved in writing by the local planning authority. The scheme(s) shall include an 
investigation and assessment to identify the extent of contamination and the 
measures to be taken to avoid risk when the site is developed. Development shall 
not commence on each phase until the measures approved in the scheme for that 
phase have been implemented. 
Reason: To ensure that any contamination of the site is identified at the outset to 
allow remediation to protect existing/proposed occupants of property on the site 
and/or adjacent land. Relevant policy: NPPF Section 15 (Conserving and 
Enhancing the Natural Environment) and Core Strategy policies CP1 & CP3. 
 
23. The three first floors windows in the north-eastern elevation of the care home 

building hereby permitted shall be fitted with obscured glass (as annotated on the 
approved drawing no. A-731 76 Rev A) and shall be permanently so-retained. 
The windows shall be non-opening unless the parts of the window which can be 
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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. 
 

24. Prior to the commencement of development a scheme for generating 10% of the 
predicted energy requirement of the development from decentralised renewable 
and/or low carbon sources (as defined in the glossary of Planning Policy Statement: 
Planning and Climate Change (December 2007) or any subsequent version) shall 
be submitted to and approved in writing by the local planning authority.  The 
approved scheme shall be implemented before the development is first occupied 
and shall remain operational for the lifetime of the development. 
Reason: To ensure developments contribute to sustainable development. Relevant 
policy: NPPF Section 14 (Meeting the Challenge of Climate Change, Flooding and 
Coastal Change), Core Strategy policy CP1, Managing Development Delivery Local 
Plan policy CC05 & the Sustainable Design and Construction Supplementary 
Planning Document. 
 

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. This permission should be read in conjunction with the legal agreement under 
section 106 of the Town and Country Planning Act dated [INSERT], the obligations 
in which relate to this development. 

 
3. The requisite Travel plan would need to comply with the latest national and local 

guidance: 
1)  NPPF Section 9 (Sustainable Transport) 
2) The Essential Guide to Travel Planning (DfT, March 2008) 
3) Delivering Travel Plans Through the Planning Process (DfT, April 2009) 
4) A Guide on Travel Plans for Developers (DfT) 
5) Making Residential Travel Plans Work (DfT, June 2007) All accessible at:  
http://www.dft.gov.uk/pgr/sustainable/travelplans/  
https://www.gov.uk/government/policies/improving-local-transport  
 
Also: 
WBC Transport Plan 3 and Active Travel Plan 2011 – 2026 
WBC Workplace Travel Plan Guidance and Residential Travel Plan Guidance 
 
Documents, covering workplace travel plans and residential travel plans provide 
local guidance and are available on the Borough’s website. 
 

4. The Local Planning Authority has acted positively and proactively in determining this 
application by assessing the proposal against all material considerations, including 
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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:  

 
- a full pre-application process was undertaken by the applicant; 
- addressing concerns relating to proposed parking provision on site; 
- agreeing Heads of Terms on a s106 legal agreement to secure necessary and 
relevant obligations to make the development acceptable in planning terms. 
 
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. 

 

PLANNING HISTORY 

Application Number Proposal Decision 

F/1996/63222 Single Storey Extension To Nursing 
Home To Form Kitchen. 

Approved 26/02/1996 

 

F/2003/0670 Proposed second floor extension 
and new lift access to nursing home. 

Approved 14/07/2004. 

F/2009/1168 Proposed erection of 16 bed 
Dementia Care Support Unit. 

Withdrawn 04/09/2009. 

F/2009/1364 Proposed erection of a single storey 
flat roof extension to existing dining 
room plus new access ramps. 

Approved 26/08/2009. 

F/2015/0525 Proposed demolition of existing 
Class C2 nursing care wing and 
erection of new Class C2 wing for 
specialist dementia care alterations 
to site layout to provide on-site car 
parking plus landscaping works. 

Approved 19/08/2016. 

O/2015/0566 Outline application for the erection 
of 9 dwellings. (Access to be 
considered). 

Approved 28/10/2016. 

180194 Full application for proposed 
demolition of existing care home 
and redevelopment of the site to 
provide a replacement care home 
(72 bedroom) and 60 assisted living 
apartments, together with 
associated car parking, landscaping 
and amenity space. 

Refused 18/06/2018 

 
NB: Application 180194 was refused for the following reasons: 
 

1. The proposed development, by reason of the design, size, scale, bulk, height, 
massing and close proximity to the site boundaries, would result in an incongruous 
overdevelopment of the site and would be an over-dominant and intrusive form of 
development out of keeping with the character and appearance of the area. The 
proposal would be contrary to policies CP1 and CP3 of the Core Strategy, CC01, 
CC02, TB21 and TB24 of the MDD Local Plan, the Borough Design Guide SPD and 
section 7 and the Core Planning Principles of the NPPF.  

231



 
2. The proposed care home building, by reason of its design, size, height, scale, 

massing and close proximity to neighbouring residential dwellings, would be a 
dominant & unduly intrusive block of development that would result in an 
overbearing impact and a loss of privacy detrimentally impacting the amenity of the 
neighbouring occupiers to the east of the site. The proposed development is 
contrary to Core Strategy policy CP1 and CP3; MDD Local Plan Policy CC01; the 
Borough Design Guide SPD and section 7 and the core planning principles of the 
NPPF. 

 
3. The proposed development will have detrimental impact on trees which are 

protected and have significant amenity value, due to the close proximity of the 
proposed care home building. The close proximity of the development to the mature 
trees will also result in pressure to fell or heavily prune trees comprising their 
presence and wellbeing. The proposed development is therefore contrary to Core 
Strategy policy CP1 and CP3, MDD Local Plan policy CC01, CC02, CC03 and 
TB21, The Borough Design Guide SPD, The British Standard 5837:2012, The Core 
Planning Principles and sections 7 and 11 of the NPPF and section 197 of the Town 
and Country Planning Act.  

 
4. In the absence of satisfactory ecology information, the proposed development fails 

to demonstrate am acceptable impact on wildlife (bats and Great Crested Newts), 
contrary to policy CP1, CP3 and CP7 of the Core Strategy, CC01 and TB23 of the 
MDD Local Plan and the core planning principles and section 11 of the NPPF.  
 

5. In the absence of a completed legal agreement, the proposal fails to secure 
opportunities for training, apprenticeships and other vocational initiatives to develop 
local employability skills contrary to Core Strategy Policies CP1 and CP4 and MDD 
policy TB12. 

 

SUMMARY INFORMATION 

Existing floorspace: 5,002 sqm  

Proposed floorspace: 9,865 sqm 
Net floorspace gain: 4,863 sqm 

 

 
Existing care rooms lost: 88 
Total rooms proposed: 105 
Net gain of rooms: 17 
 

 

Existing employees: 44FT and 32PT 
Proposed employees: 60FT and 40PT 

 

 
The sites area is 1.97 ha 
 

 

Existing parking spaces: 10 spaces 
 

 

Proposed parking spaces: 
- Care home 30 spaces (+ 7 

additional spaces to be secured 
via conditioned) 

- Assisted living 40 spaces 
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CONSULTATION RESPONSES 

WBC Biodiversity No objection subject to conditions 

WBC Specialist Housing Group and Adult 
Social Care 

No objection subject to a legal agreement to 
ensure that the proposed assisted living 
apartments (C2 use Class) fall within the 
council’s extra care housing model. 

WBC Drainage No objection subject to conditions 

WBC Environmental Health No comments received 

WBC Highways No objection subject to an amended plan to 
demonstrate 7 additional parking spaces 

WBC Tree & Landscape No objection subject to conditions 

WBC Cleaner & Greener (Waste 
Services) 

No objection 

Natural England No comment 

Crime Prevention Design Officer No comments received 

National Grid No objection 

Royal Berkshire Fire and Rescue No comments received 

Southern Gas Networks No objection 

SEE Power Distribution No objection 

Thames Water No objection subject to conditions 

 

REPRESENTATIONS 

Winersh Parish Council: Objects on the following grounds: 
- Overlooking to residential properties at Mayfield Mews and Mill Lane. 
- Overshadowing and overbearing impacts on residential properties at Mayfield 

Mews. 
- Proposed trees to be removed currently provide a screen for residential properties 

in Mayfields. 
- Impact of additional motorised traffic especially during the morning changeover 

period at 8am. 
- It is understood that the current agreement with overflow parking in the Sindlesham 

Court area only relates to the current layout not the planned. If this is correct and 
overflow parking was not permitted in the Sindlesham Court area, then this 
additional parking would impact on nearby Mayfields St Marys and Winnersh Parish 
Council car park. 

- The proposed smoking shelter should be relocated away from residential dwellings. 
 
Local Members: No comments received 
 
Neighbours: 8 objections received on the following grounds: 
- The proposed building is still of excessive size, scale, bulk, height and massing 

within too close a proximity to the site boundaries and out of keeping with the looser 
and finer grain of development of the surrounding residential areas. 

- A further increase in mass and density is now proposed on the site of the former 
bowling green with little or no amenity for the residents. 

- Insufficient distances to boundaries (often less than 10m) are proposed. This would 
be overbearing and overlooking (especially from the first floor balconies proposed) 
on neighbouring houses. 

- Insufficient soft landscaping is proposed between property boundaries to protect 
amenity. 

- 24/7 operational requirements would impact on neighbours via increased noise. 
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- Oak Trees T33 and T34 should be retained as they add significant amenity value. 
- Trees to the rear of 3 Mayfields should be retained within the scheme to protect 

from overlooking and light pollution. 
- The site is not served by adequate bus stops. 
- Existing pavements adjacent the care home and inadequate in terms of width. 
- How will occupants of the existing 90 room care home be housed in the first 

proposed phase of just 45 rooms. 
- Without a legally binding agreement to deliver the two phases in a tight time-

bounded contract, the proposal represents two separate developments; i.e. a 45-
bed care home and a 60 unit extra care housing scheme. 

- In adequate parking would be provided unless both phases are delivered within a 
short timeframe. Overspill parking would result in surrounding roads. 

- Insufficient screening for the development between Bearwood Recreation 
Conservation Area. 

- Pictures within the Photomontages Methodology are misleading as it suggests a 
smaller building than proposed. 

- The proposal does not recognise the existing poor traffic situation on surrounding 
roads. 

- Light pollution created by security lights on site would impact on residential amenity 
especially as the premises would be 24/7. 

- Lack of public consultation by the applicants. 
- A Bat survey should be provided. 
- Paths for residents’ gardens would give access to the rear property boundary of 

existing dwellings such as those in Mayfield Mews; this would also allow access to 
visitors which is a security risk. The permeability of this area should be reduced to 
protect from trespassers. The proposal makes no reference to Secure By Design. 

- Proposed Elevation D (which is three storey in parts) would be much closer to the 
properties in Mayfield Mews. Balconies from Elevation D should be removed to 
protect privacy. 

- The proposal represents a massive overdevelopment of the site. 
 

 

APPLICANTS POINTS 

- The buildings have been limited to 2 storeys in height, with façades broken up, 
stepped roofs, different elevational treatments; resulting in buildings which are 
sympathetic to the character of the area. 
 

- Separation distances range between approx. 20-60m to neighbouring dwellings.  
The distances are sufficient to protect the privacy of neighbouring dwellings. The 
proposed assisted living units would be approx. 5m further away from the 
boundary than the previous application. Separation distances have been marked-
up on the submitted plan ref. A- 731 56C. 
 

- The parking and servicing areas are largely proposed to be positioned away from 
neighbouring dwellings. 
 

- The loss of T33 and T34 has been justified within the submitted tree impact 
assessment report, in the interests of the retention of T35 which is of much 
greater value. 
 

- The submitted townscape and visual impact assessment demonstrates no 
adverse impacts upon the site’s wider character and setting. 
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- In terms of parking, the proposals would see a significant improvement in parking 

provision on site compared to existing arrangements.  
 

- The proposals would be expected to result in one additional vehicle movement 
every 10 minutes during peak hours. This will not have a material or 
demonstrably adverse impact on existing traffic and safety conditions. 
 

- Railings and gates would limit access to the garden areas providing security to 
residents and neighbours. Access to the site is overlooked by the entrances to 
the care home and assisted living building thereby providing additional natural 
surveillance. 
 

- Footways are provided along Mole Road which continue along the B3030 to the 
Reading Road and Winnersh centre. 
 

- Bat emergence surveys have been undertaken within existing buildings and 
found to have low potential to support roosting bats. 

 
- During the preparation of the preceding and current applications extensive 

engagement has been had with both the Council and local community. This 
included a public exhibition. 
 

- Elevation D (the eastern elevation of the Assisted Living building) is 2 storey in 
height. The proposed balconies would be approximately 20m from the end wall of 
properties on Mayfield Mews. 
 

- In terms of the reduced number of care home rooms, the existing occupancy 
level will undergo a managed reduction over time and prior to its demolition. 

 
 

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 

 CP5 Housing mix, density and affordability 

 CP6  Managing Travel Demand 

 CP7 Biodiversity 

 CP8 Thames Basin Heaths Special 
Protection Area 

 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  

 CC05 Renewable energy and decentralised 
energy networks 

 CC06 Noise 

 CC07 Parking 

 CC09 Development and Flood Risk (from all 
sources) 

 CC10 Sustainable Drainage 

 TB05 Housing Mix 

 TB12 Employment Skills Plan 

 TB21 Landscape Character 

 TB23 Biodiversity and Development 

 TB24 Designated Heritage Assets 

Supplementary Planning 
Documents      (SPD) 

BDG Borough Design Guide 

Sustainable Design and Construction 

Older People Strategy 

  DCLG – National Internal Space 
Standards 

 

PLANNING ISSUES 

 
Description of Development: 

1. The application comprises of the demolition of the existing Lord Harris Court care 
home and construction of two separate buildings to provide a new 45 bedroom 
care home (Phase 1) and 60 assisted living apartments (Phase 2). Both buildings 
would utilise the existing vehicular access onto Mole Road. The proposal intends 
this phased approach to development in order to maintain the existing care home 
operations on site.  
 

2. Phase 1 would include developing land on the existing bowling green area in the 
south-eastern corner of the site to build the new care home. The existing care 
home would then be demolished and existing residents relocated to the new care 
home. Phase 2 would involve the construction of a new assisted living building 
on the northern part of the site as indicated below. 
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Care Home (Phase 1) in red and Assisted Living Apartments (Phase 2) in blue 
 

 
3. The proposal varies from the previously refused application (180194) in that the 

care home would now have 27 fewer rooms thereby resulting in two buildings 
with considerably reduced height, bulk and mass. The following comparison table 
outlines some of the differences between the two schemes in more detail. 

 

 Care home building (Phase 1) Assisted living building (Phase 2) 

Refused 
application 
(180194) 

Footprint: 1,580sqm 
 
Max ridge height: 11.9m 
 
2 / 3 storey building 
 

Footprint: 4,080sqm 
 
Max ridge height: 10m and 11.1m 
 
2 storey building 

Current 
application 
(190233) 

Footprint: 1,220sqm (29% 
reduction) 
 
Max ridge height: 8.95m (2.95m 
reduction) 
 
2 storey building 
 

Footprint: 3,750sqm (9% reduction) 
 
 
Max ridge height: 9.55m and 9.98m 
(0.5m and 1.1m reduction) 
 
2 storey building 
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4. The application site is located adjacent to, but outside of, the Sindlesham 
Conservation Area. To the north and east are residential dwellings that are 
typically suburban in character. To the south west of the site is Sindlesham Court 
which comprises of a large function hall and car park (refer to the appended 
Location Plan). The settlement edge is located to the west of the site and this 
area has a rural character and appearance. 

 
Principle of Development: 

5. 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. 

 
6. The proposed development is for the erection of a replacement care home and 

assisted living apartments. The proposed ‘assisted living’ units are considered to 
be the same ‘extra care housing’ as defined within the development plan – refer 
to TB09 below.  
 

7. Core Strategy policy CP2 states that to ‘ensure new development contributes to 
the provision of sustainable and inclusive communities (including the provision of 
community facilities) to meet long term needs, planning permission will be 
granted for proposals that address the requirements of… an ageing population, 
particularly in terms of housing, health and wellbeing; and people with special 
needs, including those with a physical, sensory or learning disability or problems 
accessing services.’  
 

8. Policy TB09 of the MDD Local Plan states that ‘the Council will in principle 
support proposals which provide for the following types of accommodation to 
provide for peoples’ needs over a lifetime: 
a) Extra care home 
b) Dementia extra care units 
c) Enhanced sheltered schemes 
d) Proposals that allow the elderly and those with disabilities to remain in their 
own homes or purpose built accommodation.’ 
 

9. Paragraph 2.41 of the Core Strategy states ‘over the next 10 years, an additional 
400 units of extra care housing of mixed tenure will be required’… ’We will 
encourage existing providers of residential and nursing homes to diversify and 
modernise so they are able to offer options in line with our strategic aspirations’.  

 
10. Extra care units provide an enhanced level of care and there is increasing 

national evidence of a more positive outcome for older people in extra care. As 
such, traditional care homes are less likely to be supported as they do not deliver 
the type of care that is promoted in policy TB09 of the MDD Local Plan.  
 

11. The proposal seeks to demolish the existing 88 bed care home and erect a new 
care home with 45 beds spaces along with an additional 60 assisted living units. 
Whilst care homes do not provide the type of care which is favoured by the 
Council, the proposal will be replacing an existing care home facility and will 
result in 43 fewer bed spaces in favour of providing extra care units. This 
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reduction of care home places and the creation of extra care units is considered 
to accord with the development plan and the Council’s Older People Strategy. 
The applicant has agreed to enter into a legal agreement to ensure the assisted 
living apartments falls (C2 use Class) within the council’s extra care housing 
model. 
 

12. Consideration needs to be given as to whether the assisted living 
accommodation provided falls within the council’s extra care housing model. 
Wokingham Council’s Older People’s Housing Strategy 2014-19 defines Extra 
Care as the following:  
 
‘Self-contained apartments, each one with a bedroom, a living room, bathroom 
and kitchen either for rent or to purchase. A care team is onsite 24 hours a day 
and personal care and support for individuals is tailored to each persons 
assessed needs. The care service will be registered with the Care Quality 
Commission for ‘Extra Care Housing Services’. 
 
Extra care housing offers a community with facilities for people to socialise and 
pursue their hobbies and interests together with catering facilities on site 
providing meals to purchase. Extra care housing gives people control over their 
income, care and support and assistance in emergencies.’ 
 

13. The proposed model of care is described in paragraph 7.13 of the submitted 
Planning Statement. This has been considered by the Housing Team who have 
advised that the proposed care model does meet the definition of extra care 
housing referred to above. The development therefore accords with policy TB09 
in this regard. 
 

14. The application site is in the defined settlement boundary of Sindlesham which is 
classed as a limited development location in the development plan. Limited 
development locations are defined in the Core Strategy as containing a basic 
range of services and facilities and are physically and socially cohesive. Within 
the development limits of these settlements, limited development would be 
acceptable subject to other material considerations and compliance with the 
other development plan policies. 

 
15. 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: 

16. 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’ and contributes ‘to a sense of place in the buildings and spaces 
themselves and in the way they integrate with their surroundings (especially 
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existing dwellings) including the use of appropriate landscaping’. The supporting 
text to policy CP3 also sets out that development should be of a high standard of 
design that can integrate with the character of the area as this is important to 
achieving sustainable development. 
 

17. Section 7 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’ and ‘the Government 
attaches great importance to the design of the built environment. Good design is 
a key aspect of sustainable development, is indivisible from good planning, and 
should contribute positively to making places better for people’. 
 

18. The site is surrounded by residential development to the north and east. To the 
south west of the site is Sindlesham Court. The settlement edge lies immediately 
to the west of the site and this area has a more rural character and appearance. 
Mole Road to the south also defines the settlement edge and the beginning of 
the countryside. The existing main building was erected in the 1970’s and 
comprises of yellow brick and a mixture of flat and mansard roof forms. The 
building is composed of a central core with a series of projecting wings. The 
existing building is single and two storeys in height with some sections 
incorporating additional accommodation in the mansard roof void with dormer 
windows. The south east corner of the site is undeveloped. 
 

 Care home block (Phase 1) 
 

19. The proposed care home building would be located in the south-eastern corner 
of the site. This part of the site is predominantly undeveloped and was used a 
bowling green prior to it becoming overgrown. Compared to the refused 
application (180194), the footprint of the proposed care block building has been 
reduced by 29% - mainly by virtue of the having its entire second floor removed 
from the design, thereby reducing the maximum ridge height by approximately 
3m to 8.95 metres, and by entirely removing the previous 2-storey section that 
extended towards the middle of the site; comparison extracts from elevations and 
3-dimensional images from both schemes are provided below. The proposal 
would utilise modern vernacular and will include a dual pitch roof similar to the 
previous proposal.  
 
 
Refused application (180194): SE elevation to care home facing Mole Road 
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Current application (190233): SE elevation to care home facing Mole Road 
 

 
 
 

3 dimensional view of Refused application (180194) 
 

 
 
 
3 dimensional view of current application (190233) 
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20. Given its significantly reduced height and bulk, the proposed care home building 

would be in keeping with the Mole Road streetscene, especially when 
considering the existing mature soft landscaping along this site frontage that 
would help soften the appearance of the development when viewed from the 
Countryside and Conservation Area to the east.  
 

21. The proposed care home building, while obviously still having a much larger 
footprint than residential properties in the vicinity; e.g. those in Mayfields 
(including three new properties to the south of Mayfields) and Barkham Place, 
would be considerably more commensurate with the height and 2-storey 
appearance of these neighbouring dwellings than that of the refused scheme 
(180194). Moreover, the reduced scale, bulk and height of the proposed care 
home building would help it sit appropriately within the site itself, having a 
suitable amount of space around the building to provide for an appropriate setting 
thereby avoiding a cramped appearance in urban design terms. 
 

22. Moreover, it should be noted that outline permission ref: O/2015/0566 granted 9 
properties in this location and also represents that the principle of two-storey 
development is acceptable on this site and remains the applicants ‘fall back’ 
position for this part of the site. 
 

 Assisted living block (Phase 2) 
 

23. The proposed assisted living block would be located in the northern part of the 
site where the existing care home is situated. The tallest part of the existing 
building is the central core with a mansard roof and this measures approximately 
9.5 metres high. The two storey wings off this central core have a height of 
approximately 7 metres. The north and west wing of the buildings are single 
storey in height. 
 

24.  As indicated above, the proposed building has been reduced in scale from the 
previous proposal so that the maximum ridge height has been reduced by up to 
1.1m to between 9.55m and 9.98m. This is much more commensurate with the 
overall height of the existing building on site. Moreover, the overall footprint of the 
proposed assisted living block has been reduced by 9% compared to the 
previous application (180194). 

 
25. The previous proposals relationship with Mayfield Mews to the east was of 

particular concern. The current east elevation of the building does not span 
across the gap in between the properties in Mayfield Mews, however part of the 
central core located further into the site is visible from this viewpoint. At this point, 
the proposed building would still have an east elevation approximately 3 metres 
higher than the existing structure, measuring 10 metres to ridge height.  
 

26. However, this latest proposal has resulted in the assisted living block being set 
back a further 3.5m than the previous scheme (180194) and 10m further back 
than the existing building. The eastern elevation of the assisted living block would 
also be broken up by the use of vertical design elements to avoid any continued 
use of brickwork at upper floor level; see illustrative CGI below. 
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Extract from DAS: Illustrative CGI from Mayfield Mews looking towards LHC 
 

 
 

27. While the proposed east elevation would span across this gap when viewed from 
Mayfield Mews this is considered to be an acceptable design solution given that it 
effectively provides a focal point for the vista looking westwards into the site; and 
also when considering that the proposed building would now be provided with a 
greater setting away from this boundary than both the current building and 
previously refused scheme (180194). As such, the overall height and bulk of the 
proposed assisted living block is considered acceptable when viewed from 
Mayfield Mews. 
 

28. To the west of the application site is an access track serving other residential 
properties. This track defines the edge of the settlement boundary and there is a 
more rural character and appearance in this location although the tranquillity of 
this area is somewhat compromised by noise from the M4. Compared to the 
refused scheme (180194), the western elevation of the proposed assisted living 
block has been pulled a further approximately 2.5m away from this boundary 
which allows for a total of 15m between the site boundary and the proposed 
development.  
 

29. While the existing care home is positioned significantly further away from this 
western edge and the proposed development would no doubt create a more 
prominent structure when viewed from outside of the site, significant longer 
distance views to this part of the site do not exist given the proximity of the 
nearby M4. As such, it is not considered that the proposed development would 
create an unacceptably hard urbanising edge to settlement which would conflict 
with the rural character of the countryside to the west in this particular instance; a 
viewed shared by the Council’s Trees and Landscape Officer (refer to the 
Landscape and Trees section of this report below).  
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30. Therefore, while the footprint of the proposed assisted living building would be 
significantly larger than the existing care home, it is considered that this would 
not constitute a substantive reason for refusal in its own right and complies with 
the relevant planning policies in urban design terms. 
 

31. Overall, while both the proposed care home and assisted living block would be 
significantly larger than the surrounding dwellings, the finer grain of these 
existing residential properties should not entirely dictate how this site is 
redeveloped in terms of bulk, massing and the height of any new buildings. The 
proposal is considerably reduced in terms its bulk, massing and height compared 
to the previously refused scheme (180194) and would provide a suitable design 
solution for redevelopment of this site which would suitably integrate with its 
surroundings including its relationship which adjacent land located with the 
countryside and the Bearwood Recreation Conservation Area. 

 
Heritage Assets 

32. Policy TB24 of the MDD Local Plan requires the conservation and enhancement 
of Listed Buildings and Conservation Areas, including their views and setting. 
 

33. The application site lies outside but adjacent to the Sindlesham Conservation 
Area, which contains a park/recreational ground and extends further to the east 
and south to include residential dwellings and Bearwood College. As set out 
above, it is considered that the proposed development (in particular the care 
home aspect of the proposal) has been suitably reduced in bulk, mass and height 
compared to the previous application (180194) so that it would not have a 
detrimental impact on the character and appearance of the locality including 
views experienced from and to Mole Road which lies within the Conservation 
Area. Therefore, the proposed development would suitably preserve the 
character or appearance of the Conservation Area as required by policy TB24 of 
the MDD Local Plan.  

 
34. The Masonic Centre to the south west of the site is also known as Sindlesham 

Court and this building is Grade II Listed. The listed section of the building 
specifically excludes the large 20th century extensions to the north elevation. The 
front elevation of the listed section of the building faces to the west, away from 
the application site. There is a large car park to the north and an access road to 
the east and this subdivides the Masonic Centre from the site. Due to the 20th 
century development surrounding the listed building and its distances and 
orientation away from the application site, the proposal is not considered to result 
in any negative impact on this heritage asset. 

 
Residential Amenities: 

35. Policy CP3 of the Core Strategy states that development should be 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’. 
 
• Care home block (Phase 1) – Impact on May Fields / Barkham Mews 
 

36. The proposed care home building would be positioned in the south east corner of 
the site. Located to the north-east of the proposed care home building are 
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residential dwellings fronting onto May Fields. Recent residential ‘infill’ development 
has also been constructed to the rear of these properties which include four 
terraced properties located in Barkham Mews and three detached dwellings which 
are accessed via May Fields. These neighbouring dwellings are shown on the 
extract of the proposed Site Plan below (the three new detached dwellings under 
construction being annotated by hatched outlines) with the outline of the previous 
refused building and back-to-back distances in blue. The back-to-back distances 
annotated in red indicate those now proposed. 
 
 
Extract of Proposed Site Plan (care home) showing distances from neighbours 

 

 
 

37. As previously mentioned, the proposed care home has been significantly 
reduced in bulk and height and would now be limited to an entirely 2-storey 
building with the majority of it pulled further away from the nearest neighbouring 
properties to the north-east, as indicated in the above extract. This would result 
in the proposed back-to-back distances being significantly extended to 
approximately 28m in many instances. Even where private balconies are 
proposed in the north-east elevations (refer to extract of proposed Elevation H 
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below), this is considered a sufficient distance to avoid any significant loss of 
privacy to these neighbouring properties. Moreover, additional soft landscaping 
(full details of which are recommended to be secured via condition) along this 
boundary would further help to both protect privacy and soften the appearance of 
the building. 
 

38. The north-westerly arm of the proposed care building would result in a shorter 
back-to-back distance of approximately 21m. While this is marginally under the 
normal 22m required for back-to-back relationships, as advocated with the 
Council’s Borough Design Guide, it should be noted that the first floor of this part 
of the building relates to a stairwell and maintenance store and not habitable 
space. The windows in this elevation are also proposed to be obscure glazed 
with restricted opening (refer to extract of proposed Elevation H below) and a 
condition is recommended to secure these windows are maintained in this 
manner. As such, both existing and proposed residences would be suitably 
protected from any excessive overlooking and therefore no significant loss of 
privacy is considered to occur as a result of the proposed care home building. 

 
Extract of Proposed north-east elevation of care home building 
 

 
 

39. The Borough Design Guide SPD recommends that where new development 
faces the elevation of another dwelling with a window to a habitable room, draw 
an imaginary 25 degree vertical angle from the centre line of the window and 
ensure this remains unobstructed by development. The above north-westerly arm 
of the proposed care home would have a gable feature measuring 9m in height. 
When drawing a 25 degree line from the ground floor windows of the property 
opposite this feature, the proposed gable would not obstruct this line. While some 
loss of light may be lost from the rear of these neighbouring houses towards the 
end of daylight hours, this would not constitute any significant overshadowing or 
loss of daylight that would warrant refusal of the application in its own right. 
 

40. This separation distance is also considered to be sufficient in order to avoid the 
care home building appearing as an overly oppressive or overbearing feature 
when viewed from the rear of neighbouring dwellings or their private rear 
gardens. The design of the roof has been lowered in order to minimise the bulk of 
the building while the elevational treatment is suitably broken up to define 
individual units rather it appearing solely as one large unbroken mass. 
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41. In light of the above positive changes to the design of the new care home 

building, this proposal would adequately protect the amenities of existing 
neighbouring residents in terms of privacy and overlooking, overshadowing and 
potential loss of daylight and an perceived overbearing physical presence of the 
building. In this respect, the proposal overcomes reason for refusal no. 2 of 
application 180194.                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                  

 
• Assisted living block (Phase 2) – Impact on Mayfield Mews and 
properties to the west and north of the site 
 

42. Mayfield Mews comprises of two blocks of 4 and 5 terrace houses facing onto a 
central parking area. The western flank elevation of these houses runs parallel to 
the boundary with the application site. The existing care home building has a 
single-storey section that extends across part of this boundary. 
 

43. The proposed assisted living building would be larger than the existing care 
home when viewed from the east. It would extend across the length of Mayfield 
Mews, effectively bridging the visual gap from the east between these houses. At 
this point, the assisted living block (refer to Elevation D - East Elevation on the 
appended Assisted Living Elevations – drawing no. 85 Rev A) would be 10 
metres in height, approximately 3 metres higher than the existing part of the care 
home building in this location. However, the proposed assisted living block would 
be positioned approximately 22 metres from the nearest flank elevation with the 
properties in Mayfield Mews. This back-to-side separation distance significantly 
exceeds the minimum guidance of 12 metres advocated within the Council’s 
Borough Design Guide.  
 

44. The assisted car home block would have balconies that will allow a degree of 
overlooking into the properties in Mayfield Mews. However, given the proposed 
separation distances, and the location of the existing care home, it is considered 
that there would not be a detrimental impact on amenity of these neighbouring 
residents.  
 

45. To the east and north of the proposed assisted living building are a series of 
dwellings that are accessed by a track off Mill Lane (refer to extract of the 
Assisted Living plan below). There are a pair of semi-detached dwellings on the 
opposite side of this track called Larkrise and Fridale. These properties will face 
the front elevation of the western wing of the extra care housing. The building 
would be set approximately 26 metres from the front elevation of these houses 
which significantly exceeds the minimum guidance of 10 metres. There is scrub 
planting that forms a piecemeal hedgerow along the track and this would partially 
screen outlook from development. Whilst the building will be seen by these 
neighbouring residents, it is not considered that there would be a detrimental 
impact on amenity. 
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Extract of Proposed Site Plan (Assisted Living) showing distances from 
neighbours 
 

 
 

46. There are two detached properties to the north which back onto to the site. The 
nearest section of the existing building is a single structure. Permission has been 
granted in 2015 for a 2 storey extension to the rear of the care home which is yet 
to be implemented. The nearest section of the new building will be the flank 
elevations of projecting wings and these will have a ridge height of approximately 
10 metres. At its nearest point, the proposed building will be approximately 24 
metres away from the rear of these houses and this meets the minimum 
recommended side to rear separation distance in the SPD of 12 metres. Whilst 
the structure is very large, other parts of the building are set back from this 
boundary. Overall, it is considered that the development will not have an 
unacceptable impact on the amenity of these residents. 
 

47. There are two properties immediately to the north and south of the western wing 
of the proposed assisted living building. This wing would broadly align with these 
houses and will be set away from the side boundaries. It is considered that the 
proposal will have an acceptable impact to the amenity of these residents.  
 

48. There are several dwellings to the south west that front onto Mill Lane and 
Summer Close. The development will be located satisfactorily away from these 
houses and will not detrimentally impact the amenity of these occupiers. The 
residents to the properties to the north of May Fields will not be detrimentally 
impact by the proposed development as they are located at least 30 metres from 
the boundary of the site.  
 

49. The assisted living block of the previous scheme (180194) was considered 
acceptable in terms of its potential impact on neighbour’s amenity and this latest 
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proposal further improves relationships with neighbouring property boundaries 
and is therefore also acceptable in this respect. 
 

Access and Movement: 
50. Policy CC07 and Appendix 2 of the MDD Local Plan stipulates minimum off 

street parking standards, including provision for charging facilities. 
 

51. P3 of the Borough Design Guide SPD notes that parking spaces should be safe 
and convenient, close to the dwelling and sited to minimise impact upon safety. 
Visibility splays and swept path analysis are also required to be specified on the 
plans. 

 

 Traffic Impact 
52. The Council’s Highways team has assessed this application and advises that it is 

unlikely that this proposed development would have an adverse impact on the 
highway network. 
 

 Parking 
53. The Borough’s adopted MDD sets out the parking standards for a residential care 

home. There are no standards for assisted living and normally the Borough 
would recommend using those for residential flats. 
 

54. The applicant intends 30 car parking spaces for the proposed 45 bed care home. 
For these spaces to be in line with the Borough standards, the Council’s 
Highways team would need to know the likely level of FTE employees and their 
shift pattern. For the assisted living apartments, WBC Highways also required 
information on the type of person likely to accommodate these apartments. 
Otherwise, the Council’s Highways team would treat these as normal apartments 
for parking standards. 
 

55. Hence, the applicant has provided additional information has from similar 
assisted living sites. Based on the sites contained within the Transport Statement 
submitted to support this application, there would need to be 31 spaces. It is 
proposed that there would be 40 spaces. This is considered acceptable. 
However, there is still the requirement for the care home to meet parking 
standards. As such, an additional 7 spaces need to be provided over and above 
that currently proposed. Once provided this would make the parking acceptable 
for this type of development. The applicant has agreed in principle to provide 
these additional 7 spaces which are recommended to be detailed on an 
amended plan to be secured via condition.  
 

56. There appears to be sufficient space on the central island opposite the main 
parking area to provide these additional parking spaces; as highlighted in the Site 
Plan extract below. This space currently contains no significant tree planting or 
landscaping and its use for additional parking would therefore not be detrimental 
to the visual amenity of the surrounding area. 
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Site Plan extract showing potential area for additional parking spaces 
 

 
 

57. The number of cycle spaces is in line with Borough standards. The location of 
these spaces is also acceptable. 

 

 Sustainability 
58. A sustainability assessment has been carried out to support this application. 

There are few local services close to the site, however there are good bus 
services and local services on Reading Road a kilometre away. Due to the 
nature of the site, the Council’s Highways team would normally have expected an 
assessment of the pedestrian route from Reading Road and the site to identify 
whether or not improvements would be required. However, the Highways have 
looked at the walking environment to Reading Road and the pavements are 
considered acceptable and would not discourage pedestrian access particularly 
for staff. 
 
• Highway safety 

59. A swept path analysis has been submitted for a refuse lorry. The manoeuvring of 
this vehicle would be tight but as it rounds the garden area to approach the 
loading bay but would still be compliant in highway safety terms. 
 

60. The visibility splays of the existing access are within standards. 
 

61. Due to the size and location of this proposed development a framework 
construction method statement would need to be submitted which is 
recommended to be secured via condition. 

 
Flooding and Drainage: 

62. The application site is within Flood Zone 1. The development will involve an 
increase in built form on the land and the loss of previous undeveloped parts of 
the site. A Flood Risk Assessment (FRA) has been submitted with the application 
upon which the Council’s Drainage officer has provided the following comments:  
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“The submitted FRA describes the existing drainage of the site as split into two 
parts with a combined discharge rate of 31.97l/s to and existing ditch to the north 
west of the site. The proposal is for a two phased development with combined 
discharge limited at 22.3l/s (a 30% betterment to the existing scenario) with 
attenuation provided to cater for the 1 in 100 year flood event with a 40% allowance 
for climate change.  
 
Phase 1 proposes maintaining the existing care home as well as well as building a 
smaller care home to the east of the access road with discharge controlled at 5l/s to 
the existing water course to the north west. This is a an improvement to the existing 
discharge rate of 5.63l/s 
 
Phase 2 proposes demolition of the existing care home and construction of a larger 
care home with discharged controlled at 17.3l/s into and existing pipe which 
discharges into the watercourse to the west of the site. 
 
Development proposes 415m3 of attenuation crate storage as represented on the 
engineering overall layout drawing. This is as a result of the infiltration drainage not 
being favourable for this site as demonstrated geotechnical assessment. The FRA 
also mentions that all SuDS will be privately maintained”. 
 
63. In light of the above, the Council’s Drainage officer raises no objection to this 

application subject to pre-commencement conditions to secure the following: 
 
64. Calculations demonstrating that there will be no flooding of pipes for events up to 

and including the 1 in 100 year flood event with a 40% allowance for climate 
change or how such flooding is managed on site. 

 
65. A drainage strategy plan indicating the location and sizing of all SuDS features, 

with the base of any SuDS features located at least 1m above the seasonal high 
water table level or details of the SuDS feature showing lining layer to ensure 
that storage capacity will not jeopardised by groundwater inflow. 
 

66. Details of the maintenance schedule for the SuDS throughout the lifespan of the 
development and who will be responsible for private maintenance. 

 
67. Foul drainage is proposed to be pumped into the existing foul network and this 

needs to be agreed with the utilities provider. Thames Water has identified an 
current inability of the existing foul water network infrastructure to accommodate 
the needs of the development so they have requested a pre-occupation condition 
to ensure that either: all wastewater network upgrades required to accommodate 
the additional flows from the development have been completed; or, an 
infrastructure phasing plan is agreed with Thames Water to allow the additional 
accommodation to be occupied. 

 
68. Subject to adherence with the above conditions, the proposal is considered 

acceptable in drainage and flooding terms and is policy compliant in this respect. 
 
Landscape and Trees: 

69. Section 197 of the Town and Country Planning Act sets out the importance of 
trees within the planning process: ‘Planning permission to include appropriate 
provision for preservation and planting of trees. It shall be the duty of the local 
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planning authority… to ensure, whenever it is appropriate, that in granting 
planning permission for any development adequate provision is made, by the 
imposition of conditions, for the preservation or planting of trees.’ 
 

70. Policy CP3 of the Core Strategy states that planning permission will be granted 
for proposals that ‘maintain or enhance the ability of the site to support fauna and 
flora including protected species’. Policy CC03 of the MDD Local Plan states that 
development proposals should demonstrate how they have considered and 
achieve to ‘protect and retain existing trees, hedges and other landscape 
features’.  

 
71. Section 4.2 of the Borough Design Guide states ‘new housing should respond to 

its context, in particular taking opportunities presented by the physical 
characteristics of the site and surroundings, including incorporating existing 
features of value into the proposals, such as existing buildings, structures, 
landscape, rivers, ponds and wetlands, trees and hedgerows’. Section 4.6 states 
‘where there are existing landscape features of value, such as hedgerows or 
trees, these should be retained and incorporated into landscape proposals for a 
development. Existing trees should be protected in accordance with BS5837 both 
in terms of the layout of new development and during construction.’ 
 

72. The site is located in the settlement of Sindlesham adjacent to the Bearwood 
Recreation Ground which lies within the countryside and the Sindlesham 
Conservation Area. There are three TPO oak trees on or close to the eastern 
boundary of the site. A large oak adjacent to the site access road is also 
protected by a TPO.  
 

73. The Tree and Landscape Officer has considered the application and provided the 
following comments: 
 
“The revised layout and design of the care home and the assisted living building 
is a substantial improvement to the previous application in terms of the reduction 
in size, massing and extent of the buildings within the site. I also consider the 
reduction of the originally proposed three storey care home to two storeys 
adjacent to Mole Road is more in keeping with the existing built form of the 
surrounding settlement and Conservation Area.  
 
A Townscape and Visual Assessment has been submitted with the application 
along with a set of Photomontages for the proposal to support the development. I 
have no concerns over the findings or conclusion of the assessment in which 
there is little adverse impacts of the development on the adjacent Conservation 
Area and Landscape Character Areas. The visual effects are also minimised due 
to the design and location of the buildings within the site and the retention of the 
existing mature vegetation surrounding the site including the TPO trees. 
 
An Arboricultural Survey and Planning Integration Report has been provided and 
discusses the proposed relationship of the care home with the existing category 
A TPO trees within and adjacent to the site. None of the five category A Oak 
trees will be removed… I have considered the proposed removal of trees T33 & 
T34 which is discussed in the Arboricultural Report and conclude I have no 
objection to this. T33 & T34 currently compromise the growth of T35, which is 
considered to be a high quality tree of national importance. 
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The revised location and orientation of the care home in relation to T3 is a 
considerable improvement and the Arboricultural Report also discusses how 
ground conditions can be improved for this tree, some of which I believe have 
already been implemented. 
 
In my opinion the proposed revised location and positioning of the care home 
within the site will allow for the successful retention of the most important trees 
within and adjacent to the site as well as other vegetation on the site boundaries. 
If the application is approved we will require the submission of an Arboricultural 
Method Statement in accordance with BS5837:2012 which will need to take 
account of the following: 

 
- Recommendations raised in paragraph 11.1 of Arboricultural Report including 
the location of the proposed utilities, underground cellular storage for the care 
home and French drain on the eastern boundary of the assisted living units. 
 
- Provision of more detailed information on the above ground surfacing especially 
in relation to T3. 
 
- Possible use of new planting bed around T3 as a rain garden – my suggestion 
as part of the SuDS Strategy. 
 
- Additional tree protection fencing shown on the Tree Protection Plan for the 
RPA of T35 within the site, existing vegetation to be retained fronting onto Mole 
Road and retention of the Beech hedgerow along the site access”. 
 

74. The Council’s Tree and Landscape Officer has also recommended the following 
conditions should the application be approved: 
 
• CC1 – Boundary Treatments 
• CL5 – Landscaping (large scale) 
• CL6 – Retention of existing trees/shrubs/hedges 
• CL8 – Protection of Trees (major) 
 

75. Therefore, subject to adherence with the above conditions, the proposal is 
acceptable in planning policy terms in respect of tree and landscape issues as it 
overcomes the previous concerns identified in reasons for refusal no. 3 of 
planning application 180194. 

 
Environmental Health issues: 

76. Policy CC06 and Appendix 1 of the MDD Local Plan requires that development 
protect noise sensitive receptors from noise impact. Policy CP3 of the Core 
Strategy aims to protect neighbouring amenity. 
 

77. The proposed development would result in an increase of elderly residents on 
the site and will result in building on previously undeveloped land. No comments 
have been received from the Council’s Environmental Health Team but in respect 
of the previous application (180194) they raised no objection to the 
redevelopment of this site but recommended a condition to ensure that 
contamination, if found, should be remediated safely.  
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78. The site is surrounded by neighbouring dwellings and the proposed development 
would be set a sufficient distance away from these dwellings in order to avoid 
any unacceptable amenity concerns as addressed earlier in this report. 
Moreover, conditions are recommended to restrict delivery times outside of 
antisocial hours and to minimise noise and disturbance during construction works 
in order to protect residential amenity during the construction phases.  
 

79. Objections have been received in respect of noise associated with the proposed 
use and its 24-7 operation. However, the current use already provides 24 hour 
on-site nursing care and the overall net increase in activities is not considered to 
result in any significant additional noise concerns because much of the same 
operations already exist; e.g. general deliveries, laundry collection and bin 
removals. Moreover, it is in the interest of the applicant to manage their site 
responsibly in order to avoid any complaints from neighbouring residents. If any 
‘statutory noise nuisance’ complaints were received (whether in respect of the 
current or proposed use) by the Council’s Environmental Health team these 
could be dealt with outside of planning legislation; e.g. under the Environmental 
Protection Act (1990). 
 

80. Objections in respect of both noise and odour were also raised on the previous 
application (180194) and specifically about the location of the proposed refuse 
area/service building. The proposed service building (11m x 9.5m) would serve 
both the care home and assisted living units which is the reason the applicant 
proposes it to be located centrally within the site. However, compared to the 
previous scheme, the current proposal moves this service building a further 4m 
away from the rear of neighbouring properties at Barkham Place and Mayfield 
Mews (refer to extract of the proposed Masterplan below).  

 
Fig. x: Extract of Masterplan showing location of proposed service building 
 

 
 

81. In light of this additional set off distance and the fact that the service building 
would be brick built with a flat roof, the extent to which both noise and odour 
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would impact on neighbouring residential amenities would be limited provided the 
aforementioned recommended conditions are adhered to. Therefore, it is 
considered that the proposal accords with the relevant planning policies in this 
respect. 
 

Amenity Space for future occupiers and internal space standards: 
82. The proposed assisted living apartments would offer future residents varying 

levels of care. The flexibility of these apartments to cater for the individual needs 
of an occupant are reliant on the level of space and amenity the accommodation 
provides. The application was considered by the Council’s specialist housing 
group who raised no objection from the group was raised on this point.  
 

83. The proposed assisted living building would provider 21 no. 1-bedroom and 39 
no. 2-bedroom units. The one bedroom properties would have floor areas of 
between 60-74sqm and the 2 bedroom units would range between 70 and 77sq 
m. Although the units are not open market dwellings, internal floor space 
exceeds the minimum unit sizes set out the Nationally Described Space 
Standards. 

 
84. The assisted living apartments would be provided with communal living spaces, 

dining areas and outdoor amenity space around the building. The borough has 
no specific requirements regarding outdoor amenity for flats or apartments. 
Whilst an objection is raised with the regard to the overdevelopment of the site 
and the cramped appearance, it is considered that sufficient on site amenity 
space would be provided to the future residents. It is also note that there is a 
large park in very close proximity to the site which will be accessible to residents. 
 

85. In terms of the objection raised regard to security risks associated with the 
proposed residents’ gardens, it should be noted that the permeability of these 
areas will be controlled via the use of suitable boundary treatments; e.g. railings, 
gates, fencing etc. in order to restrict access to residents and visitors. Moreover, 
these areas would be overlooked by the entrances to the care home and 
assisted living buildings thereby providing additional natural surveillance. 

 
Ecology: 

86. Policy CP7 of the Core Strategy states that development proposals that may 
harm habitats or species of principle importance or features of the landscape that 
are of major importance for wild flora and fauna (including wildlife and river 
corridors), will only be permitted if it has been clearly demonstrated that the need 
for the proposal outweighs the need to safeguard the nature conservation 
importance; that no alternative sites that would result in less or no harm is 
available which will meet the need, and: 

 
mitigation measures can be put in place to prevent damaging impacts; or 

 
ii)  Appropriate compensation measures to offset the scale and kind of losses 

are provided. 
 
Policy TB23 of the MDD Local Plan further states that development proposals 
should demonstrate how they:  
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a) Provide opportunities, including through design, layout and landscaping to 
incorporate new biodiversity features or enhance existing. 

 
b) Provide appropriate buffer zones between development proposals and 
designated sites as well as habitats and species of principle importance for nature 
conservation. 

 
c) Ensure that all existing and new developments are ecologically permeable 
through the protection of existing and the provision of new continuous wildlife 
corridors, which shall be integrated and linked to the wider green infrastructure 
network. 

 
87. The Council’s Ecologist has considered the proposal in light of the updated 

ecological report submitted to support this application. It was concluded that 
sufficient information has now been provided to confirm that protected species; 
i.e. Great Crested Newts and Bats would not be affected by the development. As 
such, the proposal accords with the above relevant development plan policies 
and therefore overcomes reasons for refusal no. 4 of planning application 
180194. 

 
88. In addition, a revised boundary treatment plan to show ‘hedgehog-friendly’ 

fencing was requested by the Council’s Ecologist. The applicant has confirmed 
that this will be provided before your meeting, the details of which will be 
provided in an update report. 

 
Sustainable Design/Construction: 

89. Policy CC05 of the MDD Local Plan encourages renewable energy and 
decentralised energy networks, with encouragement of decentralised energy 
systems and a minimum 10% reduction in carbon emissions for developments or 
in excess of 1000m2. 
 

90. The application is supported by an Energy and Sustainability Statement which 
analyses the potential energy sources for the proposed development and the 
ability to first reduce energy requirements, followed by improving energy 
efficiency and implementing renewable technologies if required. 
 

91. The report concludes that the development could result in a 16% reduction for 
both the care home and the assisted living building with a combination of the 
above measures. Hence, the principle of meeting the requirements of Policy 
CC05 has been demonstrated and a condition is recommended in order to 
secure a minimum reduction of 10% in carbon emissions on the final scheme. 
 

Community Infrastructure Levy (CIL): 
92. Community Infrastructure Levy: The Council formally adopted a charging 

schedule in accordance with the Community Infrastructure Level on 06.04.2015. 
The development would be liable to pay the Community Infrastructure Levy. 

 
Employment Skills: 

93. Policy TB12 of the WBC MDD, requires that planning applications for all major 
development (both commercial and residential) in Wokingham Borough to submit 
an employment skills plan (ESP) with a supporting method statement. 
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94. The applicant has submitted a draft statement which outlines their intended 
approach to ESP’s and supporting apprenticeships as part of this proposed 
development. They have provided their agreement to the principle of providing 
either a detailed ESP and/or financial contribution in lieu of any ESP targets that 
are not met. These obligations are recommended to be secured via a s106 legal 
agreement if Planning Committee are minded to grant planning permission to this 
scheme. 
 

95. If the applicant elects to deliver the ESP rather than pay the financial contribution 
in lieu, the applicants/owners bound by the planning obligation will be required to 
notify the Council in writing of the agreed trigger points. This will include an 
update of the ESP demonstrating the achievements and providing evidence of 
each.  
 

96. Should insufficient progress have been made on achieving this to the Council’s 
satisfaction, the contribution in lieu (or part thereof dependant on partial met 
trigger points) shall in accordance with the s106 planning obligation become 
payable forthwith by the applicant. 

 

 

CONCLUSION 

The proposal is recommended for approval subject to completion of a s106 legal 
agreement as outlined at the start of this report. 
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