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EXISTING DENSITY ALONG SCHOOL AND 
LANGLEY COMMON ROADS

BUILDING HEIGHTS 

The buildings facing the site at 
School Road are mostly 2 
storeys in height and 1.5 
storeys in height (rooms in a 
roof) along Langley Common 
Road. 

However, some bungalows and 
2.5 storey dwellings can be 
seen in a wider context, again 
showing a wide variety of 
character and difference within 
the surrounding area.  
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SITE PLANNING HISTORY - 2017 OUTLINE 
PLANNING APPLICATION FOR 70 UNITS 

PLANNING REFERENCE YEAR AND DECISION ADDRESS DESCRIPTION

L172165 2017 REFUSED Oakwood View School Road Wokingham RG40 4TS Outline Planning Application for the erection of 
70 Dwellings

DRAWING PP(01) 01 EXTRACT; 

DRAWING (C): GREEN PLANNING STUDIO

PLANNING HISTORY

A previous planning proposal 
for 70 new dwellings on site 
was refused in 2017. 

Since this application a new 
consultant team has been put 
together and this scheme has 
served to inspire a much more 
elegant and sympathetic design 
for the current proposal, which 
is for up to 27 dwellings.

Development has been located 
only on two of the four fields, 
and is concentrated near 
existing built up areas around 
the site. Green space has been 
retained where possible, 
increasing BNG value and 
providing valuable amenity to 
the neighbourhood. 

New housing has been set 
back from the stream, 
protecting its value for wildlife. 

The number of properties 
proposed has been reduced, 
thus reducing site density to be 
in keeping with the local 
character. 



2901 | Land Rear of Langley 
Common and South of School Road15

PROPOSED SITE ANALYSIS - 

SITE PARAMETER PLAN

The development area was 
defined by the site constraints 
and a desire to provide an 
increased communal green 
space to residents. 

A setback from the existing 
tree root protection areas and 
away from the stream has also 
reduced the developable area. 

A separate overflow parking 
can be provided away from the 
main development.
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PROPOSED DENSITY ALONG SCHOOL AND 
LANGLEY COMMON ROADS

Proposed dwellings per 
hectare fall within a median 
point of surrounding 
housing at Langley 
Common and School roads 
at 9.7 and 10.9 dph. 

The aim is to provide 
comfortable plot sizes that 
would fit well within the 
existing settlement pattern 
and scale. 
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URBAN GRAIN 

The proposed urban grain 
would follow a linear 
pattern of development 
along the proposed roads 
in keeping with the existing 
character.  
 
The housing would vary in 
size and shape, to reflect 
dwellings in the 
surrounding area. 
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CONSULTATION 
PLAN

DESIGN DEVELOPMENT 

Based on the existing site constraints, the design process started 
by establishing the best areas to develop, and to research access 
opportunities that would allow minimum impact on trees. The 
flood risk area was avoided for access and dwellings. 

The road layout developed to limit the amount of work required to 
trees, and a linear development form was quickly decided on. At 
early stages the aim was to provide 30+ dwellings but after the 
community consultation this was reduced to 27 units to respond 
better to site constraints and neighbour input. This allowed for 
terraced housing to be replaced with semi-detached properties 
and reduced pressure on the site. 

The current proposal responds to the site constraints and input 
from all consultants in particular on access, trees and ecology,  
and landscape impact.
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DESIGN DEVELOPMENT 

Soft landscaping was carefully 
considered to include native 
hedgerow, new tree planting 
and other elements to soften 
the development and to make it 
feel to be naturally nestled into 
the landscape.

The final proposal includes 
significant additional planting on 
the site, including additional 
trees to make up for the small 
number of trees lost to allow 
entrance into and between the 
sites.
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PROPOSED HOUSING SIZE AND AFFORDABLE 
HOUSING MIX 

INDICATIVE SIZES OF DWELLINGS, AND AFFORDABLE HOUSING PROVISION

PROPOSED HOUSING MIX 

HOUSING SIZE AND AFFORDABLE 
HOUSING PROVISION

The proposed housing is carefully designed to 
provide a large variety of units to meet the 
requirements in local policy. A variety of sizes 
is provided ranging from 1-bed to 5-bed 
properties. 

This variety reflects local character as there is 
a variety of sizes and types of accommodation 
on adjacent roads. The design also reflects 
the inclusion of dormers and a variety of roof 
scapes, although the layout at this point is 
indicative only, it is demonstrated to be able to 
comply whilst respecting the site constraints.

The mix of affordable and market housing is 
carefully worked out to be as close as 
possible to the recommended mix of table 7 
from policy H1 in the Local Plan Update, with 
sizes also following the needs in each 
category.

A total of just over 50% of affordable housing 
is proposed, which is over 10% more than the 
required 40%.

The mix is based on policy requirements set 
out in Local Plan (adopted and emerging). 
The site constraints define where the housing 
would be built. 

TOTAL DWELLINGS AFFORDABLE MARKET
27 11 16 40% affordable achieved

AFFORDABLE / MARKET MIX
27 11 16 40% affordable achieved

required 10.8 16.2 40/60 split
INDICATIVE IDEAL MIX BASED ON TABLE 7

BEDS AFFORDABLE MARKET
1 1.87 0.8
2 4.18 2.08
3 3.63 7.52

4+ 1.32 5.76
11 16.16

inreased affordable housing proposal:
PROPOSED MIX

BEDS AFFORDABLE MARKET
1 2 0
2 6 2
3 4 6

4+ 2 5
14 13 40% affordable required, over 50% proposed
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SITE AMENITY PROVISION 

The aim is to provide generous 
shared amenity spaces on site 
in varying typologies, with the 
more managed types of 
amenity closer to the main 
access road and more natural 
areas closer to the existing 
trees and stream, where higher 
levels of biodiversity can 
currently be found. 

The area of blue-line land to 
the west of the proposed 
development site is to be used 
for BNG and nature 
conservation, in order to 
provide a green infrastructure 
buffer to the landscape beyond.
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Off site Biodiversity Enhancements and POS provision

Existing Trees

Proposed Trees

Proposed Ornamental Shrub Planting

Proposed Hedge

Proposed Species Rich Grassland

Proposed Private Gardens

Permissive School Parking Area

Root Protection Area

Hedgerow Planting

Emergency, Pedestrian & Cycle link 
through to Langley Common Road Frontage area beneath trees and defined by tree root protection areas to be retained within management company 

control and area to be managed as open meadow.

2 Shared amenity areas to be retained within management company control. Areas to be manged as open meadow 
with mowing regime to respond to and enhance species diversity.

4 Stream/riparian corridor to be manged for flora & fauna benefit. Overgrown thickets to be progressively thinned to 
allow more light through to parts of the water course. Interpretation Boards to explain species present and that 
access is limited in order to protect and enhance the watercourses nature conservation value.

3 Existing pasture area to be managed in interest of nature conservation value. Potential for Interpretation Boards to 
be introduced explaining species present and those that the area is being managed to attract. Boards will explain 
uses permitted and those that will be discouraged/not allowed e.g. football and other intensive games which might 
harm the wildflower meadow. Potential for permissive mown footpaths to provide informal meandering route around 
meadow with informal seating (possibly laid logs).
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Plating Palette
Trees

Species    Girth    Height  Spec
(Lead/principle species are highlighted)
Acer campestre ‘Streetwise’  16-18  4-4.5 RB
Acer palmatum ‘Osakasuki’  - 2-2.5 C50
Amelanchier lamarckii   MS 3-3.5 RB
Alnus glutinosa ‘Laciniata’  18-20 4.5-5 RB
Betula utilis ‘Snow Queen’  18-20 4.5-5 RB
Betula albosinensis ‘Fascination’ MS 3-3.5 RB
Catalpa bignonioides   18-20 4.5-5 RB
Cercidiphyllum japonicum  16-18 4-4.55 RB
Cercis siliquastrum   MS 3.5-4 RB
Fagus sylvatica ‘Dawyck’         Feathered 4-4.5 RB
Malus ‘Profusion’   16-18 4-4.5 RB
Paulownia tomentosa   16-18 4-4.5 RB
Platanus orientalis   18-20 4.5-5 RB
Prunus ‘Tai-haku’   18-20 4.5-5 RB
Quercus robur    18-20 4.5-5 RB
Quercus palustris   18-20 4.5-5 RB
Tilia cordata ‘Streetwise’   18-20 4.5-5 RB

Hedge Planting

Mixed native hedge
6 plants per linear metre, double staggered row 300mm apart. Planted 
in groups of 3-7. All five species to be present in any given 30 linear 
meter stretch.

Species   Size    Spec
15% Acer campestre   100-125cm (1+1) BR
20% Corylus avellana   100-125cm (1+1) BR
35% Crataegus monogyna  100-125cm (1+1) BR
20% Ilex aquifolium   60-80cm   3L  
10% Prunus spinosa   60-90cm (1+1)  BR

Single species native hedge
6 plants per linear metre, double staggered row 300mm apart. 

Species   Size    Spec
Carpinus betulus   100-125cm (1+1) BR

Ornamental Planting

Shrubs
Species     Size  Density
Abelia grandiflora    10L 3/m²
Aucuba crotonifolia    5L 3/m²
Berberis thunbergii ‘Atropurpurea Nana’   2L 5/m²
Callicarpa bodinieri ‘Profusion’   5L 3/m²
Cornus alba ‘Elegantissima’   3L 5/m²
Cotinus ‘Grace’      7.5L 1/m²
Deutzia x ‘Mont Rose’    10L 1/m²
Elaeagnus ebbingei    3L 3/m²
Elaeagnus ebbingei ‘Compacta’   3L 5/m²
Epimedium ‘Orange Queen’   1.5L 7/m²
Escallonia ‘Apple Blossom’   12L 3/m²
Hebe ‘mette’     10L 7/m²
Hebe ‘Sutherlandii’    5L 7/m²
Hydrangea arborescense ‘Annabelle’  7.5L 3/m²
Hydrangea paniculata ‘Limelight’  7.5L 3/m²
Hydrangea paniculata ‘Little Lime’  5L 4/m²
Lavandula ‘Hidcote’    2L 5/m²
Leycesteria formosa ‘Purple Rain’  7.5L 1/m²
Ligustrum ‘Jonandrum’    Half Standard 
Osmanthus burkwoodii    7.5L 1/m²
Paeonia ‘Pink Hawaiian Coral’   4L 3/m²
Perovskia ‘Blue Sprire’    2L 5/m²
Philadelphus coronarius ‘Aureus’  7.5L 1/m²
Physocarpus ‘Diable D’or’   10L 3/m²
Pyracantha ‘Saphyr Yellow’   10L 3/m²
Ribes sanguineum ‘King Edward VII’  3L 5/m²
Rosa ‘Charles Austin’    5L 3/m²
Rosa ‘Charles De Mills’    5L 3/m²
Rosa ‘Graham Thomas’    5L 3/m²
Rosa ‘Phyllis Bide’    5L 3/m²
Rosa ‘William Lobb’    5L 3/m²
Salvia ‘Nachtvlinder’    2L 7/m²
Salvia ‘Officinalis’    2L 5/m²
Sambucus ‘Black Lace’    10L 1/m²
Skimmia x confusa ‘Kew Green’   10L 3/m²
Spiraea ‘Firelight’    3L 5/m²
Spiraea Anthony Waterer   15L 3/m²
Viburnum bodnantense ‘Dawn’   10L 1/m²
Viburnum davidii    10L 3/m²
Viburnum tinus ‘Eve Price’   10L 3/m²
Weigela ‘Naomi Campbell’   12L 3/m²
Weigela ‘Red Prince’    15L 3/m²

Herbaceous Perennials, Ferns and Grasses

Species     Size  Density
Adiantum Venustum    7.5L 3/m²
Alchemilla Mollis    2L 7/m²
Allium Schoenprasum    2L 7/m²
Anemone x hybrida ‘Honorine Joubert’  2L 5/m²
Anemone x hybrida  ‘Konigin Charlotte’  2L 5/m²
Aster ‘Alma Potschke’    2L 5/m²
Bergenia overture    2L 7/m²
Campanula stella    2L 7/m²
Ceratostigma plumbaginoides   2L 6/m²
Cirsium rivulare ‘Atropurpureum’   2L 7/m²
Crocosmia ’George Davidson’   2L 5/m²
Deschampsia Cespitosa    2L 5/m²
Dryopteris cristata ‘The King’   2L 5/m²
Erigeron karvinskianus    2L 7/m²
Eupatorium ‘Chocolate’    2L 5/m²
Euphorbia amygdaloides ‘Robbiae’  2L 6/m²
Euphorbia polychroma    2L 6/m²
Geranium ‘Bevans Variety’    2L 6/m²
Geranium ‘Dragon Heart’    2L 6/m²
Geranium ‘Lily lovely’     2L 6/m²
Geranium ‘Nimbus’     2L  6/m²
Helenium ‘Sahin’s Early Flowerer’  2L 6/m²
Helianthus ‘Lemon Queen’   2L 5/m²
Hemerocalis ‘Burning Daylight’   2L 5/m²
Hemerocalis ‘Stella D’Oro’   2L 5/m²
Heucherra ‘Berry Smoothie’   2L 7/m²
Leucanthemum ‘Phyllys Smith’   2L 5/m²
Libertia grandiflora    2L 5/m²
Liriope muscari     2L 7/m²
Luzula sylvatica     2L 6/m²
Lychnis coronaria    2L 7/m²
Lythrum salicaria ‘Firecandle’   2L 6/m²
Nepeta ‘Six Hills Giant’     2L 6/m²
Origanum vulgare ‘Aureum’   2L 5/m²
Pennisetum hameln     2L 6/m²
Penstemon ‘Garnet’    2L 6/m²
Penstemon ‘Sour Grapes’   2L 6/m²
Persicaria bistorta ‘Superba’   2L 6/m²
Persicaria ‘Darjeeling Red’   2L 6/m²
Persicaria ‘Orange Field’   2L 6/m²
Polystychum setiferum    2L 5/m²
Rudbeckia fulgida ‘Deamii’   2L 6/m²
Salvia nemorosa ‘Caradonna’   2L 7/m²
Salvia nemorosa ‘Purple rain’   2L 7/m²
Sedum ‘Matrona’    2L 5/m²
Sidalcea ‘Elsie Heugh’    2L 6/m²
Sisirinchium Striatum    2L 7/m²
Stachys ‘Big Ears’    2L 5/m²
Stipa arundinacea    2L 6/m²
Symphytum ‘Hidcote Blue’   2L 5/m²
Tellima ‘Forest Frost’    2L 7/m²
Verben bonariensis    2L 5/m²
Verbena ‘Lolipop’    2L 6/m²

Grass Mixes
 
Lawn Turf 
Rowlawn Medallion or equivalent

Existing grassland areas to be retained and enhanced through 
overseeding of: 
Emorsgate EM3 Special General Purpose Meadow Mixture with 
EM8F Wild Flowers for Wetland, Carex pendula, and Carex flacca, in 
low lying/damp areas. Combined mix to comprise a minimum of 30% 
broadleaved herb and sedge species overall.
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LANDSCAPE PROPOSALS

Soft landscaping has been 
proposed to soften the impact 
of the development by provision 
of carefully screening elements 
to finish gardens on the east 
side of the stream whilst also 
providing attractive areas for 
walks and other outdoor 
activities. 

New hedge planting and tree 
planting will create well defined 
areas for the private gardens.
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SITE PROPOSAL 

The project aims to provide a 
fitting extension to an existing 
built environment, where local 
character is preserved whilst 
providing much needed housing.

The local character, scale, 
massing, built form and the 
relationship between the 
dwellings has been assessed 
and reflected within the 
proposal. 

The resulting scheme fits well 
within the existing site through 
its scale, density, housing mix 
and layout. 
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CONCLUSION

We are delighted to have been 
involved in design of the indicative 
masterplan for this site. The site lends 
itself well to provide much needed 
housing in Wokingham Borough 
Council. 

Through careful design, in 
coordination and with considerable 
input from the other consultants, we 
hope to provide the first step in 
development of the site, to include up 
to 27 dwellings within a beautifully 
landscaped environment.

Following consultation of plans by 
ETP, we have responded to 
comments by local residents by a 
further reduction of the number of 
dwellings. 

Current plan proposals could provide 
a very attractive living environment for 
generations to come, whilst protecting 
and enhancing wildlife habitats where 
possible. `````````

`````````


