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2. PROPOSAL DESCRIPTION 
•	 This application seeks Technical Details Consent pursuant to Permission in Principle Ref: 251580, for the 

erection of a residential development comprising 3 no. dwellings (2 x studio units and 1 x 2-bedroom, 3-person 
dwelling) within a single building, together with associated works including access from Lytham Road, 
provision of 4 no. parking spaces (plus 1 relocated space serving existing units), private amenity space, 
cycle storage, refuse storage and landscaping.

The National Planning Policy Framework (NPPF) places significant emphasis 

on the delivery of high-quality design, stating that the creation 

of well-designed, beautiful and sustainable buildings and places is 

fundamental to the planning process. 

 

The National Design Guide supports this objective by setting out the 

characteristics of well-designed places, providing a framework to ensure 

development is visually attractive, responsive to local context and 

creates high-quality living environments.

1. INTRODUCTION

This Design and Access Statement has been prepared in support of a full planning application for residential development at land to the 

north of 6 Woodlands Avenue, Woodley.

The application follows the grant of Permission in Principle (Ref: 251580), which established the acceptability of residential development 

on the site for between 2 and 4 dwellings. 

This statement demonstrates how the proposed development:

•	Responds to the site context and constraints 

•	Complies with local and national planning policy 

•	Addresses matters identified at Permission in Principle stage 

•	Delivers a high-quality and sustainable form of development 
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3. SITE & CONTEXT

Regional location Aerial view Site location plan

•	 The site is East of the central Reading Area, 
within the area of Woodley

•	 surrounding areas include the Woodley Shopping 
centre adjacent to the site with a range of 
commercial outlets, and Woodford park and leisure 
centre just north of the site.  

•	 Surrounding areas of the site are the built up 
residential areas of Reading.

•	 The plot is located on the east end of Woodlands 
Avenue between an established row of detached 
bungalows and terraced houses by the Lytham Road 
side of the site.

•	 Woodlands Avenue is positioned to the North of 
A3290 Road which is one of the main arterial 
routes in the area.

•	 The red line illustrates application boundary, 
•	 Total application boundary is 724m2

The site is located within Woodley, inside the defined 
settlement boundary, in a sustainable urban location.

The surrounding context comprises:

•	Residential dwellings (1–1.5 storey) along Woodlands 
Avenue 

•	Residential frontage along Lytham Road 

•	Commercial and service areas associated with Woodley 
Town Centre 

The Officer Report confirms that:

•	The site is within settlement limits 

•	Residential development is acceptable in principle 

•	There is no overriding constraint preventing 
development 

There is no strong architectural uniformity in the 
immediate context, allowing for a design that is both 
contextual and responsive.
.
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3. SITE & CONTEXT - SITE PHOTOS 
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3. SITE & CONTEXT - CONSTRAINTS & OPPORTUNITIES

Site boundary

View of site (as photographed)
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5. AMOUNT & HOUSING MIX

The development has been assessed against the 
Development Plan for Wokingham Borough, including:

Core Strategy

•	CP1 – Sustainable Development 

•	CP3 – General Principles for Development 

•	CP5 – Housing Mix, Density and Affordability 

•	CP6 – Managing Travel Demand 

Managing Development Delivery (MDD)

•	CC01 – Presumption in Favour of Sustainable 
Development 

•	CC03 – Trees and Landscaping 

•	CC04 – Sustainable Design 

•	CC07 – Parking 

•	TB06 – Development of Residential Gardens 

•	TB07 – Internal Space Standards 

Emerging Local Plan Update (LPU)

•	DH1 – Design Quality 

•	DH2 – Safeguarding Amenity 

•	H1 – Housing Mix 

•	C1 / C2 / C5 – Transport and Parking 

As identified in the Officer Report, the Council 
currently cannot demonstrate a 5-year housing land 
supply, and therefore the presumption in favour of 
sustainable development applies. 

The proposal contributes positively toward housing 
delivery in accordance with the NPPF.
.

.

4. PLANNING POLICY CONTEXT

The development provides:

•	2 x studio units (each exceeding 37sqm and 
compliant with NDSS) 

•	1 x 2-bedroom, 3-person dwelling (~70sqm) 

This mix:

•	provides smaller homes for which the Council’s 
latest Housing Needs Assessment (2023) identifies 
there is a strong need for 

•	Reflects the site’s capacity and constraints 

•	Aligns with Policy CP5 and emerging Policy H1 

The provision of 3 dwellings sits comfortably within 
the approved PIP range and reflects the Officer’s 
conclusion that the upper limit may be constrained by 
trees and site conditions.

6. LAYOUT

The proposed layout has been developed to:

•	Respect Tree Preservation Order (TPO) constraints 

•	Maintain appropriate separation from neighbouring 
properties 

•	Provide private amenity space for each dwelling 

•	The development is arranged as a single building 
block, improving:

Efficiency of land use 

•	Clarity of circulation 

•	Quality of residential environment 

Each unit benefits from:

A private garden 

•	Private shed/cycle storage 

•	Access to a shared parking court 

The layout complies with:

•	Policy TB06 (Private Residential Gardens) 

•	Policy DH2 (Safeguarding Amenity)
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no. 4 Woodlands Avenue
no. 6 Woodlands Avenue (in Distance) Proposed Site no. 1-15 Lytham Road

7. SCALE & APPEARANCE

Streetscene along Lytham Road

1-10 Lytham Road

1.5  
storey

1.5  
storey

1.5  
storey1  

storey

The scale and form of the building have been careful-
ly designed to reflect the surrounding context.
The proposal:

•	Reflects the height and proportions of neighbouring 
1–1.5 storey dwellings 

•	Aligns with the established character along Lytham 
Road 

•	Uses materials consistent with the local area, 
including: 

•	Brickwork 

•	Clay roof tiles 
This ensures compliance with:

•	Policy CP3 

•	Policy DH1 (Design Quality) 
The design approach reflects local character while de-
livering a high-quality contemporary scheme.
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8. ACCESS, PARKING & TRANSPORT

•	Uses a shared parking model to maximise efficiency 
The design:

•	Avoids over-provision of parking 

•	Maintains safe access and manoeuvring 

•	Responds to site constraints including trees 
The arrangement complies with:

•	Policy CC07 (Parking) 

•	Emerging Policy C5 
Cycle Storage - Each unit is provided with:

•	Secure private cycle storage within garden sheds 
This encourages sustainable transport & replaces the 
existing cycle storage provision 
In accordance with:

•	Policy CP6 

•	Emerging Policy C3 

Landscape to match and
building materials to reflect
the existing style and materials
of existing
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Access is taken from Lytham Road, consistent with the 
established arrangement.
The “Officer Report” confirms that:
No objection was raised by Highways in principle 
regarding the location and amount of development 
Parking Provision - The development provides:

•		4 new parking spaces 

•	1 relocated space serving existing units 
Of the new spaces:

•	3 spaces serve the proposed dwellings on a shared 
(unallocated) basis 

This represents an overall increase in parking 
provision on site and is in accordance with adopted 
standards.

Sustainable Location
The site benefits from a highly sustainable location:

•	Bus stops approximately 0.2 miles (320m) away 

•	Woodley Town Centre immediately adjacent 
This provides:

•	Access to services and facilities 

•	Public transport connectivity 

•	Opportunities for walking and cycling 

•	Primary and Scondary Schools

•	Healthcare facilities

•	Supermarket & Shopping facilities. 

•	Community and Leisure Facilities (parks, Libarys & 
leisure facilities) 
 

This aligns with:

•	Policy CP1, CP6 & Emerging Policy C1 
As a result, reliance on private vehicles is reduced, 
supporting a lower parking demand profile.
Parking Strategy Justification - The parking approach:

•	Reflects the scale and nature of the development 

•	Accounts for lower car ownership associated with 
studio units 
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9. RESIDENTIAL AMENITY

The design safeguards the amenity of both existing 
and future residents.
Privacy

•	Windows positioned to avoid overlooking 

•	Side-facing windows controlled where necessary 

•	Boundary treatments provide screening 
Outlook & Daylight

•	Appropriate separation distances maintained 

•	Building massing kept proportionate 
The proposal complies with:

•	Policy CP3 

•	Policy DH2 
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10. TREES & LANDSCAPE

The site is influenced by a number of trees subject 
to Tree Preservation Orders (TPOs), located adjacent 
to the western boundary, with Root Protection Areas 
(RPAs) extending into the site as illustrated on the 
proposed landscaping plan. The proposed approach to 
layout, siting and construction methodology has been 
informed and underpinned throughout by advice from a 
qualified arboricultural consultant, GHTrees. 

The layout has been developed through an iterative 
design process, informed by ongoing arboricultural 
advice, to:

•	 Retain all significant trees on and adjacent to the 
site

•	 Respond to canopy spread and RPA constraints

•	 Integrate built form and external works within a 
constrained urban plot

Due to the physical limitations of the site and 
the requirement to deliver development within 
the parameters established by the Permission in 
Principle, there are localised areas where built form 
and hardstanding extend into the outer extents of the 
indicative RPAs.

This relationship has been carefully considered and 
will be appropriately managed through a combination 
of design and construction measures, including:

•	Use of specialist foundation solutions where 
required to minimise ground disturbance 

•	Adoption of permeable and no-dig construction 
techniques for hardstanding and paths within 
sensitive areas 

•	Installation of tree protection fencing in 
accordance with BS5837 

•	Ongoing input from a qualified arboricultural 
consultant 

The landscaping strategy further reinforces this 
approach by:

•	Retaining existing vegetation where possible 

•	Introducing new planting and boundary treatments 

•	Enhancing the overall green character of the site 
This is consistent with:

•	Policy CC03 (Green Infrastructure, Trees and 
Landscaping) 

•	Emerging Policy NE4 (Trees, Woodland and Hedgerows) 

The proposal therefore represents a balanced and 
pragmatic design response, informed by professional 
arboricultural input from GHTrees, enabling 
appropriate development while safeguarding the long-
term retention and health of important trees.

11. ECOLOGY & BIODIVERSITY

The scheme incorporates a number of embedded 
ecological features, including: 
 
Integrated bird boxes within the building fabric 
Bat boxes located on elevations in suitable 
orientations 
Hedgehog access points within boundary treatments 
Native planting and pollinator-friendly species 
 
These measures provide tangible biodiversity 
enhancements in accordance with: 
 
Policy CP7 (Biodiversity) 
Policy TB23 (Biodiversity and Development) 
Emerging Policy NE2 (Biodiversity Net Gain) 
 
The Preliminary Ecological Appraisal (PEA) prepared 
by Daniel Ahern Ecology Ltd (August 2025) identified 
the site as having limited ecological value, with 
low or negligible potential for protected species, 
and confirmed that no further ecological surveys 
are required. While the development proposals have 
evolved since the preparation of the PEA, the site 
characteristics and ecological baseline remain 
unchanged, and the revised scheme does not materially 
alter the ecological impacts previously identified. 
The incorporation of the above measures will ensure 
the development delivers a clear biodiversity uplift.
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11. ECOLOGY & BIODIVERSITY
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Tree Specification
1. Trees are to be erect and true to type in regard to form
2. Trees are to be free from defects such as tight forks, rubbing
braches, pests and disease

3. New trees to be minimum 3m high and have a minimum girth of
100mm. Once planted tied to supporting stake

4. Trees are to conform to BS: 3936: 1992 Part: 1 Nursery Stock:
Specification for Trees and Shrubs and industry Best Practice

5. All ordinary nursery stock trees to be supported by a 50mm round
stake, 1.25m long, driven to a depth of 750mm

6. Trees are to be thoroughly watered prior to planting
7. Watering should be provisioned for the first 2 years during the
April-October months on a weekly basis. Amount of water per week
per tree to relate to the tree’s size at planting.

8. Supporting timber stakes should be removed after 3 years (if
trees established)

Tree pits
9. Pits to be dug square
10. Trees pits are to be dug one third larger than root balls with
the sides and base loosened with a fork to aid future root
penetration

11. The location of drainage runs, soak-aways and inspection
chambers are to be identified prior to planting where possible

12. Planting pit locations are to be checked and inspected for both
underground and above ground services such as gas, water,
electric, telephone/communication cables etc.

13. If the ground is found to be susceptible to water-logging then
an alternative location should be sought (depending on species
being planted)

Planting Medium
14. The top 200mm of planting areas to be replaced with good quality
top soil

15. Large debris such as bricks or concrete to be removed
16. Tree planting compost is to be mixed with material excavated
from pit at a ratio of one-third compost to two-thirds original
pit excavations

17. Where excavations are of insufficient quantity the difference is
to be made up of tree planting compost

18. The addition of a water retaining polymer my help retain
moisture in the root zone and the addition of mycorrhizal fungi s
recommended as it is believed the increase in root mass during the
early phases following planting increases the ability of the tree
to become established

19. any imported top soil to be BS3882 2015.

Planting
20. All plants to be watered in, with sufficient water to reach
feild capacity and ensure the rootballs are wetted, within 3 hours
of planting

21. All planted beds to be maintained weed free, healthy and tidy
until handover

22. Wire wrapping used to secure root-balled trees to be cut off in
the pit and any hessian removed so as not to restrict free
movement of roots in the pit

23. Trees are to be planted at the previous planting depth at
nursery

24. Trees are to be planted by layering the soil over the roots and
firming following this process until the nursery mark has been
reached

25. Good quality tree planting soil is required in all new tree pits
and in the soft landscaped strips between parking bays.

26. Irrigation tubes of a size and type suitable for the size of
tree being planted are to be placed around the root ball in
accordance with manufacturer's specifications. Caps must be fitted
to the end of the irrigation tube to prevent desiccation. It is
recommended that tubes be filled with gravel to reduce the
potential of desiccation in the event of the loss of the cap

27. Soil is to be left slightly raised around the outside of the pit
to produce a well, to enable rainwater to become trapped inside
and to filter down to the root zone

28. Mulching around the base of the tree is to be to a depth of
between 75mm to 100mm to prevent competition from weed growth

29. Mulching must not be piled up the stem

Maintenance
30. Trees to be guaranteed for 5 years. After the 5 years defects
period any trees to be replaced to match existing or seek approval
for alternative

31. All planted beds to be maintained weed free, healthy and tidy
until handover

32. After 5 years the responsibility of the landscape management
passes on to the owner

33. All beds to incorporate slow release fertiliser to aid plant
establishment

34. The client is responsible for appointing a contractor with the
appropriate experience and equipment to undertake watering and
maintenance for two years

35. For the first 2-3 years, new trees should be watered at the
beginning of the growing season (April/May) and regularly
throughout the summer. As a guide, trees are to be watered
following planting for the first 2 seasons of approximately 25
litres per week.

36. Trees are to be inspected annually, to remove weeds from around
base, topping up of mulch, checking tree ties and adjusting as
necessary, removal of post if required

37. Root barriers/deflectors are to be incoroporated into all tree
pits wihtin paved areas up to min 300mm deep

38. Any tree that fails/dies shall be replaced with a tree of the
same type and specification

Additional Notes
39. All debris, excess soil etc. is to be to be removed from site
and disposed of at an approved waste transfer site. Any
disturbance or damage to surrounding areas is to be made good to
the relevant specification

40. For all wooden materials use tanalised wood (except where using
hardwoods) and galvanised screws and nails

Transport of Plant Materials

41. Roots are to be protected during transport
42. Crowns and stems are to be protected from abrasions with vehicle
sides

43. Every effort is to be made to prevent desiccation during
transport

44. Storage of plant material on site
45. If containerised trees are to be used then plants are to be
secured upright until time of planting

46. If rootballed or bare root trees are to be used then these are
to be healed in to prevent desiccation

Shrub planting mixture of:
Set out groups (groups of 3,5 or 7
generally) of plants randomly. Approx.
2 plants per sq.m

· Ceanothus 'Blue mound' (evergreen
blue flowers) - 15%

Planted Spread 0.5m & Height 0.35m
· Viburnum Davidii
Planted Spread 0.3m & Height 0.3m - 15%
· Rosmarius Officinalls (Rosemary)
Planted Spread 0.5m & Height 0.25m -

15%
· Liriope muscari
Planted Spread 0.3m & Height 0.4m - 10%
· Thymus Leucotrichus (Thyme)
Planted Spread 0.2m & Height 0.2m - 10%
· choisya ternata (larger groupings)
Planted Spread 0.6m & Height 0.6m - 15%
· lavandula angustifolia 'hidcote'
Planted Spread 0.45m & Height 0.45m

-15%

Mixed Native Hedging
1.5m planting strip set out centrally
with 2 double staggered rows 650mm
apart.  500mm between plants. Hedge
maintain to height of approx 1500mm
including:

· Dogwood     15%
· Beech       20%
· Hornbeam    15%
· Hazel       15%
· Hawthorn    20%
· Blackthorn  15%

New Trees:-

· T1 - Silver Birch 12/14cm girth

· T2 - Whitebeam 12/14cm girth

1.8m High CB fence

Approximate location for opening
in fence at ground level to allow
wildlife such as hedgehogs to pass
through. Opening size 200x200mm

Bird boxes - The Orlando Swift Box
would be a suitable model for the bird
boxes integrated into the external
walls of the proposed units as it can
house swifts, house sparrows and
starlings. At least three nest boxes
could be installed at the site. In
general, bird boxes should be spaced
widely apart, away from bird feeders,
quite high up a tree or 6-7m above
ground level in an external wall facing
north to south-east.

Bat boxes - The Intergrated Eco Bat Box
(232521) bat box would be a suitable
model and is used by several common
urban bat species. Where possible, such
features should be installed as high as
possible in a sheltered position,
facing south-east, south or south-west
with enough space for bats to easily
fly under the box. Where possible more
than one box should be put up on
different sides of buildings to provide
a range of positions and temperatures
for the bats to choose from. Care must
be taken not to illuminate any of the
boxes with artificial lighting as this
may deter use of the features by bats.

Existing tree to be retained - Crown
thinning to remove any branches which
overhang the site boundary.

Landscaping Key

1.8m High timber gate to match fence
style

New lawn

Compost Bin

Water Butt

Marshals Drivesett Natrale
Colour Grey

Log piles and standing deadwood

Timber tecking

Wildflower verges

Tree protection fencing

Tarmac Paving to match existing
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12. RESPONSE TO KEY ISSUES 
RAISED AT PIP STAGE

The scheme has been developed to address concerns 
raised during consultation:

•	Parking: Increased provision and efficient shared 
layout 

•	Cycle storage: Re-provided within private gardens 

•	Privacy: Careful window placement and screening 

•	Access: Retained and safely integrated 

•	Trees: Layout avoids harm to TPO trees 
These matters have been resolved through detailed 
design at this stage.
.

13. CONCLUSION

The proposed development:

•	Complies with the parameters established by the 
approved Permission in Principle 

•	Delivers a balanced 3-unit scheme within the 
acceptable range of development 

•	Responds positively to site constraints and local 
concerns 

•	Provides a high-quality and sustainable form of 
residential development 

In accordance with the Development Plan and the 
presumption in favour of sustainable development, the 
proposal represents an appropriate and efficient use of 
land and should be supported.
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