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1.0 Background

1.1 Introduction

This Design and Access Statement is submitted on
behalf of Hall Hunter for the demolition of Dairy Cottage
and 4no other lawful dwellings and the replacement
with 5no detached properties (2, 3 and 4 bedroom)
with associated landscaping and parking.

This statement is prepared in accordance with the
requirements of the Town and Country Planning
(Development Management Procedure) (England) Order
2015 (S12015/595).

1.2 Location

The application site is located on the fringe of
Heathlands Farm along Honey Hill, Wokingham,
Berkshire. Heathlands Farm lies within open
countryside, with the wider locale being farmland
although the Dairy Cottage site itself sits along a ribbon
development of housing fronting Honey Hill.

The site is located 1.7 miles south of Wokingham town
centre and 8.4 miles southeast of Reading. Wokingham
train station lies approximately 2.5 miles to the
northwest with railway links to Reading and London
Waterloo. The nearby A329 links to the M4 at Junction
10, with onward connections to the wider road network.
Heathrow international airport is 36 minutes away to
the north east.

The site is not listed, nor is it within a conservation area.
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Aerial photo of site and surroundings



2.1 Existing Site

The site is located to the west of Heathlands Road.
The site has a relatively small change in level across
its length and no change across its width. There are
established trees located on the sites perimeter. An
access footpath runs along the eastern edge of the
application site boundary and vehicular access to the
site is down a gated driveway.

Dairy Cottage itself is a 4-bedroom detached property
with its own bothy. It is a fairly nondescript red brick
cottage and lacks the thermal performance of a
modern-day property. Four other lawful dwellings exist
within single storey buildings to the north and rear of
the site. There is a general lack of cohesion between the
dwellings and the massing is spread awkwardly around
the site.

1. Rear (west) of Dairy Cottage 2. Driveway entrance

3. South-western edge of site



4. South-western edge of site

6. Lawful dwelling to the north of the site
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7. Poor quality landscape and boundary treatment 8. Existing Leyland Cypress hedge

10. Lawful dwellings along the western boundary



Field House

Heathlands Road

Key View Plan
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2.0 The Existing Site & Context

2.2  Site context

The neighbouring properties located on Heathlands
Road have a variety of materials and styles following the
mixed character of the area.

Bay windows, square frames and a variety of roof
pitches contribute to the consistent pattern that forms
the street as a collective. Individual characteristics

like the choice of material and shape of roof gable
strengthen the properties of each building. Dormer
windows and brick chimneys appear on some of the
properties.

The dwellings in this area are set back from the road,
providing parking, and many have gated driveways.

Adjacent dwellings

1 Easthampstead Road

Queen’s Oak Finchampstead
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2.0 The Existing Site & Context

2.3 Farmstead Precedents

The Historic England South East Farmsteads Character
Statement describes the nature of historic farmsteads
in South East England and the manner in which they
developed over centuries in Section 2- Landscape and
Settlement.

‘Rural settlement in this part of England displays

a strong contrast between those areas historically
dominated by villages, where farmsteads are often
associated with the gradual or planned enclosure of
medieval farmland, and areas of dispersed settlement
dominated by isolated farmsteads and hamlets set
within a complex mix of medieval fields and land
enclosed from medieval strip fields and common land.”

It goes on to state that ‘Courtyard plans are the most
common forms of farmstead layout, ranging from the
largest complexes built on large corn-producing farms
to the smallest examples built for small-scale mixed or
pastoral farms. They may have scatters of other farm

buildings relating to routes and tracks, usually cart sheds

and other ancillary buildings.’

Loose courtyard farmsteads have detached buildings loosely
arranged around one or more sides of a yard (Historic
England: South East Farmsteads Character Statement)
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2.4 Historic Wokingham Farmsteads

Hutts Farmhouse Oldhouse Farmhouse

Sutton Court Farmhouse High Barn
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2.0 The Existing Site & Context

2.6 Site Accessibility

Walking and Cycling

Walking and cycling play a vital role in healthy and active
lifestyles and if convenient and safe links are available,
there is a significant opportunity to reduce the need for
local car trips, thus reducing the traffic volumes on the
surrounding highway network.

Ludgrove Path (PROW) is accessed 0.2 miles to the
north of the site along Heathlands Road. This provides a
car free walking and cycling route into Wokingham (10
minute cycle and 30 minute walk).

Cycling

With regard to cycling, there is an off road route to
Wokingham (10 minutes via Ludgrove Path), and
Bracknell can be reached within 20 minutes.

By Car

The site lies approximately 2 miles to the south east of
Wokingham. The M4 can be accessed at Junction 10
(5 miles to the north ) and the M3 can be accessed at
Junction 4 (7.5 miles to the south).

Footpaths

Byways

Train Station

Site

Schools

Garden Centre

Pubs & Restaurants
Garage

Shops

Supermarkets

Gyms & Leisure Centres
Cafes & Coffee Shops

Hospitals

By Rail

The nearest rail station to the site is Wokingham which
is located 2.5m north of the site. While not within
walking distance, the station is within cycling distance
of the site, via a majority off road route. In addition,
Wokingham station has a large car park which enables
linked trips to be undertaken with the majority of long-
distance journeys undertaken by train.

Train services are as follows:

London Waterloo - 2 trains per house (journey time
1hrll)

Reading - 4 trains per hour (journey time 10-15 mins)
Guildford - 2 trains per hour (journey time 1hr22)

London Gatwick- 2 trains per hour (journey time 34
mins)



3.1 Introduction

This section sets out the key policies and guidance
which form the framework within which the design of
the scheme has been developed.

Further considerations include the relevant policies
of the Planning Practice Guidance and Supplementary
Planning Guidance.

3.2 Local Planning Policy

Section 38(6) of the Planning and Compulsory Purchase
Act affirms that applications for planning permission
must be determined by the Development Plan unless
material considerations (including the National Planning
Policy Framework) indicate otherwise.

The Development Plan for Wokingham Brough Council
comprises:

The National Planning Policy Framework (NPPF, 2021)
and associated National Planning Practice Guidance
(PPG);

Wokingham Core Strategy (Adopted 2010);

Managing Development Delivery Local Plan (Adopted
2014).

Other important material considerations include
various adopted Supplementary Planning Documents,
the 2021 Local Plan Update: Revised Growth Strategy
Consultation. The relevant policies in determining this
application are set out below.

Wokingham Core Strategy (CS)

CP1 — Sustainable Development

CP3 — General Principles for Development
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

CP11 — Proposals Outside Development Limits
(Inc Countryside)

Wokingham Borough Council MDD Local Plan

CCO1 — Presumption in Favour of Sustainable
Development

CCO02 — Development Limits
CC04 — Sustainable Design and Construction

CCO05 — Renewable Energy and Decentralised
Energy Networks

CCO06 — Noise
CCO07 — Parking

CC08 — Safeguarding alignments of the Strategic
Transport Network & Road Infrastructure

CC10 — Sustainable Drainage

TBO7 — Internal Space Standards
TB21 — Landscape Character

TB23 — Biodiversity and Development

National Planning Policy Framework

The NPPF was first published in 2014 and has
subsequently received several revisions and updates,
the most recent being December 2023.

The NPPF establishes a clear and compelling
presumption in favour of sustainable development,
which sits at the heart of the planning system. The
presumption is indicated by paragraph 11 which states
that applications should be approved where they accord
with the development plan, without delay and that
where policies are out of date, planning permissions
should be granted.

There are three dimensions to sustainable development,
referred to in paragraph 8:

e An Economic objective — contributing to
building a strong, responsive and competitive
economy, by ensuring that sufficient land of
the right type is available in the right places
and at the right time to support growth and
innovation.

Dairy Cottage, Heathlands Road, Wokingham | Design & Access Statement
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3.0 Design Framework

e A Social Objective — supporting strong,
vibrant and healthy communities by ensuring
that a sufficient number and range of homes
can be provided to meet the needs of
present and future generations, by fostering
a well-designed environment with accessible
services and open spaces that reflect the
current and future needs and support
communities health, social and cultural
wellbeing and;

e An Environmental objective — contributing
to protecting and enhancing our natural,
built and historic environment; including
making efficient use of land, helping to
improve biodiversity, using natural resources
prudently, minimising waste and pollution,
and mitigating and adapting climate change
including moving to a low carbon economy.

The application’s support for these objectives, through
the delivery of housing and the provision of a pleasant
environment that responds to its surroundings, is
addressed throughout this statement and elsewhere
in the other supporting documents that form the
submission.

The NPPF emphasises delivering development which
will both stimulate the economy and deliver the housing
needs of local communities.

In this context, the development will assist with the
delivery of that objective through the provision of new
homes, in a sustainable location to benefit the housing
growth. In positively affecting this, the application
should be approved in accordance with paragraph 11 of
the NPPF regardless of the status of the Council’s land
supply position, due to the presumption in favour of
sustainable development.

Paragraph 38 requires local planning authorities to
approach decisions of the proposed development in a
positive and create ways to foster and aid the delivery
of sustainable development. They should use the full
range of planning tools available and work proactively
with applicants to secure development that will improve
the economic, social and environmental conditions of
an area. Decision-makers at every level should seek to
approve applications for sustainable development when
possible.

Paragraph 47 states that “decisions on applications
should be made as quickly and within statutory
timescales unless a longer period has been agreed by
the applicant in writing.” Paragraph 49 advises that in
the context of the framework’s presumption in favour of
sustainable development, arguments that an application
is unlikely to justify refusal.

Paragraph 74 requires that LPAs should identify and
update annual a supply of specific deliverable sites
sufficient to provide a minimum of five years’ worth of
housing against their housing requirement, or against
their local housing need where the strategic policies
are more than five years old. Paragraph 75 confirms
that a five-year supply of deliverable housing sites, with
the appropriate buffer, can be demonstrated where it
has been established in a recently adopted plan, orin a
subsequent annual position statement.

The government attaches a great deal of importance to
design. It is committed to “building beautifully” as part
of the drive to boost the supply of housing. Section 12
of the NPPF outlines the need to ensure good design

as a key outcome of the planning process, including a
number of specific references to assist decision-makers.

Paragraph 120d states that the development of under-
utilised land, with specific reference to areas where

land supply is otherwise constrained. Paragraph 123
recommends that authorities take a positive approach in
the consideration of former applications for alternative
use of land which are not allocated for that use in the
adopted local plan.

Paragraph 126 states that at the core of planning and
development is the utilisation of high-quality design to
create beautiful and sustainable buildings and places, to
live and work.

LPAs should provide clear guidance on how to achieve
high-quality design as detailed in Paragraph 128.

Local design codes should be consistent with general
principles of the national design guide, and the national
model design guide code, whilst reflecting the local
character of an area and design preferences.



It is required by paragraph 130 that the quality of design
plays an important part in the decision-making process
regarding the proposed development. Decisions should
ensure that developments will function well, are visually
attractive, and be sympathetic to local character. A
strong sense of place should be maintained, with the
density of the site optimised, including green space and
support for local services.

Paragraph 132 states that design quality should be
considered throughout the evolution and assessment
of individual proposals and applications that can
demonstrate early, proactive and effective engagement
regarding elements of the application should be looked
on more favourably than those that cannot.

Paragraph 134 requires local authorities to refuse
development that is poorly designed, especially if there
is a failure to meet requirements of local national policy.
It also makes clear that favourable weight should be
given in the decision-making process to development
that does operate this guidance. Especially, if there

is evidence of outstanding design that promotes
sustainability.

Paragraph 170 requires the planning system to
contribute to and enhance the natural environment.

Paragraph 8(c) of the Framework sets out the planning
system’s environmental objective which seeks to
contribute to protecting and enhancing our natural
environment, including helping to improve biodiversity
and mitigating and adapting to climate change. An
objective reiterated within Chapter 15 and specifically
Paragraph 174(d), which states that development
should minimise impacts on and provide net gains

for biodiversity, including by establishing coherent
ecological networks that are more resilient to current
and future pressures.

National Planning Practice Guidance

The National Planning Practice Guidance (PPG) was
published online in March 2014 and is periodically
updated. It advises that:

“The National Planning Policy Framework
represents up-to-date Government planning
policy and must be taken into account where it

is relevant to a planning application or appeal. If
decision takers choose not to follow the National
Planning Policy Framework, clear and convincing
reasons for doing so are needed. A development
that is consistent with the National Planning Policy
Framework does not remove the requirement to
determine the application in accordance with the
development plan unless there are other material
considerations that indicate otherwise.”

The Guidance advises that the statutory development
plan is the plan for the future development of an area. It
comprises:

“Local plans - development plan documents
adopted by local planning authorities, including
any ‘saved’ policies from plans that are otherwise
no longer current, and those development plan
documents that deal specifically with minerals
and waste..”

Regarding how decisions on planning applications
must be made, it advises that the National Planning
Policy Framework stresses the importance of having a
genuinely plan-led planning system. Where a proposal
accords with an up-to-date development plan it
should be approved without delay, as required by the
presumption in favour of sustainable development
within Paragraph 11 of the NPPF.

Mirroring Paragraph 11 of the NPPF, the PPG advises
that where a development plan is absent, silent or
relevant policies are out-of-date, applications should
be determined in accordance with the presumption in
favour of sustainable development.
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3.0 Design Framework

Wokingham Core Strategy

Policy CP1 of the Adopted Core Strategy (2010)
‘Sustainable Development’ aims to grant planning
permission for proposals that maintain or enhance

the high quality of the environment in addition to
minimising and limiting any adverse impacts on the
environment. Proposals will also be granted permission
where they contribute towards the goal of reaching
zero-carbon development as soon as possible through
minimising energy and water consumption and including
appropriate on-site renewable energy features.

Policy CP2 of the Adopted Core Strategy (2010)
‘Inclusive Communities’ seeks to ensure that new
development contributes to the provision of sustainable
and inclusive communities (including the provision of
community facilities) to meet long term needs. The
policy states that planning permission will be granted
for proposals that address the requirements an ageing
population, particularly in terms of housing, health, and
wellbeing.

Policy CP3 of the Adopted Core Strategy (2010)
‘General Principles for Development’ states that
planning permission will be granted for proposals that
are of an appropriate scale, mass, layout, built form,
height, and utilise materials and character which are
sympathetic to the area providing a high quality of
design without detriment to the amenities of adjoining
land users. The policy recognises the importance of
providing an accessible and adaptable scheme which
has no detrimental impact upon important ecological
or heritage landscapes, and ultimately contributes to
a sense of place in the buildings themselves and in the
way they integrate with the surroundings.

dnaary

Policy CP4 of the Adopted Core Strategy (2010)
“Infrastructure Requirements” aims to ensure

that development proposals include appropriate
arrangements for the improvement or provision of
infrastructure, services, community and other facilities
required for the development.

Policy CP5 of the Adopted Core Strategy (2010) ‘Housing
Mix, Density and Affordability” asserts that planning
permission will be granted for residential development
providing a mix and balance of densities, dwelling types,
tenures, and sizes.

Policy CP6 of the Adopted Core Strategy (2010)
‘Managing Travel Demand’ states that planning
permission will be granted for schemes that provide
sustainable forms of transport to allow choice, are
located where the distance people need to travel is
minimised, and no highway problems will be generated.
Proposals should also provide appropriate vehicular
parking having regard to car ownership, ensure that
road safety is enhanced, and improve facilities for
pedestrians and cyclists including those with reduced
mobility and other users.

Policy CP7 of the Adopted Core Strategy (2010)
‘Biodiversity’ states that the degree of protection given
will be appropriate to the status of the site in terms

of its importance. The policy seeks to restrict adverse
impacts on protected species, habitats and other
features of biodiversity or geodiversity value.

Policy CPB of the Adopted Core Strategy (2010)
“Thames Basin Heaths Special Protection Area” seeks
to ensure that development proposals that are likely to
have a significant impact on the Thames Basin Heaths
Special Protection Area demonstrate that adequate
measures to avoid and mitigate any potential adverse
effects are delivered.

Policy CP9 of the Adopted Core Strategy (2010) “Scale
and Location of Development Proposals” states that The
scale of development proposals in Wokingham borough
must reflect the existing or proposed levels of facilities
and services at or in the location, together with their
accessibility.



Policy CP11 of the Adopted Core Strategy (2010)
‘Proposals Outside Development Limits’ states that in
order to protect the separate identity of settlements
and maintain the quality of the environment, proposals
outside of development limits will not normally be
permitted. However, permission will be given in
scenarios where the proposed development does not
lead to excessive encroachment or expansion from
original buildings and is for the purposes of essential
community facilities which cannot be accommodated
within development limits.

Policy CP17 of the Adopted Core Strategy (2010)
‘Housing Delivery’ stipulates that provision will be
made for the development of at least 13,230 dwellings
and associated development and infrastructure in the
Borough in the period 2006-2026.

Managing Development Delivery Local Plan (MDD
Local Plan)

Policy CCO1 of the MDD (2014) ‘Presumption in
Favour of Sustainable Development’ reinforces 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.

Policy CC0O2 of the MDD (2014) has regard to
‘Development Limits” establishing that planning
permission for proposals at the edge of settlements will
only be granted where they can demonstrate that the
development, including boundary treatments, is within
development limits and respects the transition between
the built-up area and the open countryside by taking
account of the character of the adjacent countryside
and landscape.

Policy CCO3 of the MDD (2014) ‘Green Infrastructure,
Trees and Landscaping’ sets out that development
proposals should demonstrate how they have promoted
the integration of the scheme with any adjoining public

open space or countryside, protected and retained
existing trees and hedges, and incorporated high quality,
native planting, and landscaping as an integral part of
the scheme.

Policy CC0O4 of the MDD (2014) ‘Sustainable Design and
Construction’ states that all development, including
conversions, alterations and extensions shall incorporate
suitable waste management facilities, including on-site
recycling

Policy CCO? of the MOD (2014) ‘Parking’ details that
planning permission will only be granted where the
proposal demonstrates that the proposed parking

provision meets the standards set out in Appendix
2 of the MOD, and that the new scheme retains an
appropriate overall level of off-street parking.

Policy CCO9 of the MOD (2014) and Policy NEB of the
Draft Local Plan (2020) ‘Development and Flood Risk
(from all sources)’ requires development proposals to
take into account all sources of flood risk and historic
flooding at all stages. Proposals must be consistent
with the guidance in paragraphs 99-104 of the National
Planning Policy Framework (NPPF); the Technical
Guidance to the NPPF and demonstrate how they
have used the Strategic Flood Risk Assessment (SFRA)
to determine the suitability of the proposal. Where
required, suitable and appropriately detailed flood
risk information will need to accompany a planning
application.

The MOD (2014) also states with Policy CC10
‘Sustainable Drainage’ that all developments must
ensure surface water arising from the proposed
development including taking into account climate
change is managed in a sustainable manner and
demonstrated through either a Flood Risk Assessment
or Surface Water Drainage Strategy. All development
proposals are also required to incorporate Sustainable
Drainage Systems (SuDS) where practicable, which must
be of an appropriate design to meet the long terms
needs of the development.
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3.0 Design Framework

Policy TBO6 of the MOD (2014) ‘Development of Private
Residential Gardens’ states that The Council will resist
inappropriate development of residential gardens

where development would cause harm to the local area.

Proposals for new residential development that includes
land within the curtilage or the former curtilage of
private residential gardens will only be granted planning
permission where:

e The proposal makes a positive contribution
to the character of the area;

e The application site provides a site
of adequate size and dimensions to
accommodate the development proposed
in terms of the setting and spacing around
buildings, amenity space, landscaping and
space for access roads and parking;

e The proposal includes access, which meets
appropriate highway standards;

e The proposal does not lead to unacceptable
tandem development; and

e The design and layout minimises exposure
of existing private boundaries to public areas
and avoids the need for additional physical
security measures.

Policy TB21 of the MDD (2014) ‘Landscape Character’
states that proposals must demonstrate how they have
addressed the requirements of the Council’s Landscape
Character Assessment. Proposals should also retain

or enhance the condition, character and features that
contribute to the landscape.

Policy TB23 of the MDD (2014) ‘Biodiversity and
Development’ states that planning permission for
development proposals will only be granted where
they comply with Policy CP7 and can demonstrate how
they provide opportunities, including through design,
layout, and landscaping to incorporate new biodiversity
features or enhance existing.

Local Plan Update: Revised Growth Strategy
Consultation

Policy H2 of the Revised Growth Strategy Consultation
(2021) ‘Sites allocated for residential/ mixed use
development’ lists the sites retained as allocations
for residential development. Within this list is 31-33
Barkham Ride, Finchampstead {The Site) for 66 units.

3.3 The National Design Guide

The National Design Guide was initially published

by the Ministry of Housing, Communities and Local
Government in September 2019 and updated in January
2021. It is a response to the ‘Living with Beauty” report
published in January 2020 by the Building Better,
Building Beautiful Commission.

This guide illustrates how well-designed places that are
beautiful, enduring and successful can be achieved in
practice. It forms part of the Government’s collection
of planning practice guidance and should be read
alongside the separate planning practice guidance on
design process and tools.

The National Design Guide addresses the question of
how we recognise well-designed places, by outlining
and illustrating the Government’s priorities in the
form of ten characteristics. The choices made in the
design process contribute towards achieving these
characteristics and shape the character of the place.

The 10 characteristics of the National Design Guide

Well-designed places have individual characteristics
which work together to create its physical
distinctiveness. The ten characteristics highlighted

in the National Design Guide help to nurture and
sustain a sense of community and work to positively
address environmental issues affecting climate. They
all contribute towards the cross-cutting themes for
good design set out in the National Planning Policy
Framework. The ten characteristics which are set out in

e\-designeq o1
NN e

Madetolast | Enhancesthe
surroundings

Efficient and Attractive and
resilient distinctive

es anqg
dings

Functional, healthy
and sustainable

£3
o
1.0

Accessible and
Mixed and easy to move
integrated

Enhanced

Safe, social and
and inclusive | optimised

The ten characteristics of well designed places
(National Design Guide, September 2019)



the Design Guide and will be extensively considered in 34 Other Design Guidance

the design development of this scheme are:
& P In addition to the National Design Guide, the emerging

e Context development proposals have been designed with

« Identity reference to a number of relevant design guides as
) follows:

e Built form

* Movement e Manual for Streets (2007) (MfS 2, September

o Nature 2010);
 Public spaces e Secured by Design;

e U
°es e Living with Beauty (2020);
e Homes and Buildings

e Resources e Building for a Healthy Life (2020); and

o Lifespan e Places Where People Want to Live (2018).

Living

Beauty
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3.0 Design Framework

3.6 Site Considerations
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3.7 Pre-Application Advice

A pre-application was submitted in January 2025 for With regards to the proposed development, the advice
the erection of 5no. detached dwellings with associated is summarised as below:

access, car ports and landscaping, following the

demolition of the existing 4no. dwelling houses and * The proposed development would introduce
associated buildings and removal of 1no. static caravan a suburban-style cul-de-sac layout that

pitch. is wholly at odds with the site’s rural and

agricultural character. The formalised access,
increased hardstanding, and expanded
curtilages would significantly erode the
sense of openness and visual continuity with
the surrounding countryside. While some
commercial encroachment exists in the
area, residential development of this nature
is not comparable within the same policy
framework. The proposal would result in an
inappropriate and harmful intrusion into the
countryside, contrary to planning policies
that seek to protect rural character and
¢ The layout of the application is very much prevent unsustainable development.

reflective of the site’s rural/agricultural

surroundings. When travelling past the site

via Heathlands Road south and northbound,

the site very much retains the visual

appearance of a single dwelling sited in

generous grounds.

The pre-application advice assessed the existing site as
follows:

e This existing application site whilst hosting
5no. dwellings, still retains a strong low-
key, rural appearance and due to the
predominantly single storey roofscape of
the site and the substantial areas of tall tree
coverage/screening. The majority of the
dwellings are also small in scale with limited
curtilages.

Dairy Cottage, Heathlands Road, Wokingham | Design & Access Statement
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4.0 Proposals

4.1 Overview

This application is seeking planning permission for the
construction of 5no. dwellings following the demolition
of the existing dwellings at the Dairy Cottage site. The
proposed development, described within this section
has been designed following an analysis of the local
character to understand the opportunities presented by
the site for a characterful and distinctive development.

In response to the pre-application advice received in
February 2025, the proposed layout is designed to
resemble a farmstead layout, with a farmhouse and mix
of agricultural buildings arranged around a farmyard
that is accessed via the existing access on site from
Heathlands Road. A further field barn located to the
northern part of the site, accessed via an existing track,
and set behind a large area of open space, reflecting
the rural character of the immediate area surrounding
the site, and retaining the agricultural character of the
existing site.

4.2 Design and Scale

The farmstead consists of a two storey ‘farmhouse’
that replaces Dairy Cottage, a 1.5 storey ‘farm
cottage’ and two single storey ‘converted stable
buildings’. Plot 5 is designed to resemble a single
storey ‘field barn conversion’. The scale of the
dwellings reflects the predominantly single storey
roofscape of the existing site.

The farmstead is served by the existing access and
can accommodate refuse vehicles and emergency
services with a designated turning head area within
the site. The ‘field barn’ is accessed by an existing
separate track to the north of the site.

The proposed layout is designed to have minimal
impact on the existing perimeter trees and includes
a designated open space amenity area, designed as
an agricultural field, with the ‘converted field barn’
beyond.

Existing site massing model

Proposed site massing model



Proposed site layout plan



4.0 Proposals

4.3 Site Layout The landscaped setting is key to setting the dwellings
within their surroundings. Over 2,075m? of open space
is provided and this is located directly under the highest
value trees, so that they are then not in rear gardens
and under future pressure of pruning or felling. The
new open space to the north east of the site has ample
opportunity for new native planting and an informal
walkway to be enjoyed by future residents, and will be
viewed as agricultural land, reflecting the character of
the area.

The site layout is driven by a desire to create a high
quality residential environment with a distinct rural
character. The existing access is retained and serves the
‘farmstead’ comprising Plots 1-4. Plot 5 is accessed by
an existing track to the north of the site. Built form is
located in areas where there is previous development,
albeit the new forms consolidate the massing on site
from the sprawling and haphazard existing forms.

Plot 4 Plot 3

24



4.0 Proposals

4.4 Amount

The proposed scheme will provide 2 x 2 bedroom
houses, 2 x 3 bedroom house and 1 x 4 bedroom houses
for market sale.

4.5 Density

The development of 5 dwellings on the 0.650 hectare
site generates a density of 8 DPH (Dwellings Per
Hectare), easily commensurate to the local surroundings
and lower than the density currently on site.

Existing buildings Proposed buildings
Lawful on site Lawful +35% All on site All +35%
Footprint (m?) 4359 588.5 670.8 823.4
GEA (m?) 519.8 701.8 754.7 936.7
Volume (m?) 1,548.9 2,091.0 2,021.9 2,564.0

Dairy Cottage, Heathlands Road, Wokingham | Design & Access Statement
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4.0 Proposals

4.6 Scale

The proposed dwellings are a mix of single storey ‘stable
blocks” and ‘barn conversion’, a one and a half storey
‘cottage’ and a two storey ‘farmhouse ‘reflecting the
scale of the existing site and traditional farmsteads
found within the local area.

4.7 Appearance

The proposed buildings have been designed to retain
the agricultural feel of the site and create dwellings
that are in keeping with the design and character of the
local area. Proposed dwellings will be constructed out
of brick, tile hanging and timber boarding with brick
detailing and plain clay roof tiles.

The design principles of the proposals are as follows:

° The use of red brick, consistent in colour
with the brick type and detailing used in
traditional buildings found in the local area.

e  Reddy brown hanging tile from first floor
upwards and featuring club tile detailing.

o Black timber boarding in keeping with
traditional barn buildings.

e Well proportioned gables, dormers and
fenestration to articulate the dwellings.

e  Clay roof tiles in accordance with the local
vernacular.

e  The use of natural timber work supporting
porches and bay windows.

e Brick built chimneys to framing the cottage
and farmhouse.
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‘Farmhouse’

The development will use a unifying palette of materials,
but variations in form, size and style will create a
distinctive character and identity for the development.

Dwelling Materials

A simple palette of high-quality materials is proposed:

e Red multi stock brick

e  Red/orange vertical hanging tile

e  Black timber boarding

e Red/brown plain clay roof tiles

e  Natural timber porch and bay posts

e  Brick built chimneys

A number of architectural details will be used to bring
interest to the elevations:

1. Brick headers to window openings

2. A mix of hipped, half hipped and gable
roofs

3. Timber porches in a variety of forms

4. Club tile decorative patterns within the tile
hanging

The dwellings have been designed to resemble various
farmstead typologies including a main farmhouse, farm
cottages and varying agricultural buildings such as stable
blocks and barn conversions.

5545

‘Converted Stable Block’



4.0 Proposals

Wall materials Roof materials Roof detailing Timber detailing

Red multi stock brick Brown Tile

Brown Tile Hanging Gabled Domers

Timber Cladding

7860

6275

‘Farm Cottage’ ‘Converted Field Barn’
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4.0 Proposals

4.8 Access and Parking

The existing site access has been retained and serves
Plot 1- 4. A turning head is located within the proposed
‘vard” area and ensures there is ample space for fire and
refuse vehicles to enter and leave in a forward gear.

Sufficient parking for Plots 1-4 is provided within the
yard area.

Plot 5 is accessed via an existing track to the north west
of the site.

A cycle shed will be provided in rear gardens to allow
for secure, on-plot cycle parking. A dedicated electric
charging point will be provided for all houses, within
easy reach of the parking spaces.

Refuse and recycling bins are stored within a shed in
each of the gardens and then bins are presented along
the access road on collection day.

Entry Manoeuvre

TO BE UPDATED

Wokingham Refuse Vehicle
meters
i 255

Exit Manoeuvre

Refuse vehicle tracking diagrams



4.0 Proposals

4.9 Trees

None of the trees are protected by tree preservation
orders. An Arboricultural Assessment and Method
Statement submitted in support of this application
explains that the proposal will result in the loss of
several low quality and small trees. Those that are
category A or B are all retained and the significant
category A trees are retained within open space outside
of private curtilage to avoid pressure of pruning or
felling from residents in the future. Generous and more
appropriate tree planting is proposed in replacement for
the low grade trees lost.

4.10 Ecology

Arbtech Ecologists have produced a preliminary
ecological appraisal (PEA), a Preliminary roost
assessment (PRA), phase Il bat surveys and a BNG
assessment demonstrating a higher than 10% net gain.
These reports accompany this application.

4.11 Sustainability

Domestic waste and recycling

Storage and collection of refuse and recyclable waste
has been considered as an integral part of the design
process.

Provision will be made within dwellings for the storage
of recyclable waste to assist in encouraging recycling
within the household. This space will generally be
provided either in kitchens or utility rooms.

External residual and recyclable waste storage will be
within rear gardens for houses.

Energy

The new houses will provide the following in their
specification:

e Air tightness standards will be enhanced
demonstrating an improvement above the
Building Regulations.

e Improved thermal detailing.

e [nsulation will exceed Part L of the Building
Regulations by 25%.

e All windows will be double-glazed.
e A Home Owners’ Pack will be provided.

e Electric vehicle charging points will be
provided for every property.

Flooding

To slow down the surface water run-off rates and reduce
the risk of flooding elsewhere, the following drainage
features have been incorporated into the proposed
development:

e The amount of hard landscaping will be
minimised, whilst the use of porous and
permeable surfaces will be maximised.

o All surface water will be disposed of through
the use of a SuDS strategy.
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4.0 Proposals

Community

A Home Owners’ Pack will be provided with the
dwellings which will contain at least the following
information:

e Local transport services.

e Utility suppliers.

e Energy efficiency.

e Local amenities.

e Refuse collection.

¢ Recycling facilities.

e Local organisations and community groups.

e Environmental technologies installed in the
home.

e Water efficiency information.

Open space

The provision of good quality recreational and amenity
space is an important part of sustainable residential
development. The proposed scheme is integrated within
the wider landscape context. The total amount of public
open space and amenity grassland on site is 2.075m?2.

Adaptability

The new homes will be designed to provide the
opportunity for residents to work at home, having
sufficient space and facilities and being equipped with
suitable outlets that will enable the occupants to have
data access and necessary power supplies.

Parking

Sustainable transport seeks to reduce the use of the car
and thus encourage alternative modes of transport. The
number of parking spaces provided is considered to be
appropriate for the proposed mix and the location of
the site.

Cycling

In order to encourage cycling as an alternative mode of
transport to journeys by car, these proposals are well
integrated with the pedestrian and cycle movement
network in the surrounding area which will provide safe
and convenient access by cycle to local facilities.

Cycle storage is provided in dedicated stores within each
dwelling’s own carport. Secure storage provision will
further encourage their ownership and use.

Materials

Consideration will be given to the use of local
materials and suppliers where viable to reduce the
transport distances and to support the local economy.
Consideration will be given to the following measures:

e Use of ‘A’ rated materials as assessed using
the BRE Green Guide to Specification for
Buildings wherever possible

e Use of timber, the source of which is certified
by FSC / PEFC or an equivalent approved
certification body where practical

e Use of insulation materials with zero ozone
depletion potential




4.0 Proposals

4.12 Crime Prevention and Community Safety

The layout has been designed to prevent crime and the
fear of crime in accordance with government guidance
set out in “Safer places - the Planning System and Crime
Prevention” (Office of the Deputy Prime Minister, April
2004). In particular, the development will incorporate
the following features:

e Traditional streets that are overlooked by the
surrounding houses so that they feel safe,
both in the daytime and at night.

e Exposed back garden boundaries will
be minimised to minimise the risk of
unauthorised entry to properties from the
rear.

e The dwellings will comply with Building
Regulations Part Q.

4.13 Inclusiveness - Access for All

In accordance with the guidance and requirements for
access, highlighted in Section 3.0 of this document, the
dwellings have been designed to comply with Approved
Document Part M of the Building Regulations (2016) and
the requirements of the Equality Act (2010):

e The proposed development will place an
emphasis on pedestrian, mobility impaired
and cycle use over car travel.

e The development has been designed to allow
movement choice. Means of travel other
than the car will be encouraged.

e Parking will not dominate the development.

e The internal layout of the dwellings will allow
for wheelchair or mobility impaired access in
accordance with Approved Document Part M
of the Building Regulations (2016).
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5.0 Conclusion

5.1 Conclusion

The proposed development is of an appropriate size,
scale, siting to respect and enhance the character and
appearance of the local area. The site offers a unique
opportunity to improve the whole site and create a
building and landscaped scheme reflective of its rural
position. The scheme has the following benefits:

e Provide five bespoke detached dwellings
suitable for the local setting.

e Remove all scattered and ugly current built
form and consolidate into five high-quality
homes.

e Retention of all category A and B trees with
additional native tree and hedge planting.

e Improvements to landscaping with net gains
in biodiversity, for habitats and hedgerows.

e Sufficient car parking spaces per dwelling.

e Electric vehicle charging to al five dwellings.

It is therefore considered that the proposed
development is in accordance with the development
plan and planning permission should be granted.



6.0 Appendix

6.1 Response to The National Design Guide

CONTEXT IDENTITY

Response Response
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6.0 Appendix

6.1 Response to The National Design Guide

BUILT FORM

Compact form of development which makes
efficient use of land to optimise density. Well
designed places using of the right mix of
building types, forms and scale. Provision

of destinations where people will meet and
come together as a community strengthening
local character

Response

The proposals sections of this document
explain the design principles of the
development which have been informed by
a design process that consolidates built form
on site. The five new houses aim to provide
a cohesive identity and replace poor quality
built form that exists on site.

MOVEMENT

Response

Movement is limited to in and out from the
Heathlands Road existing access and an
existing track to the north west section of
the site that serves a single dwelling. Shared
surface and extensive landscaping outside
of private ownership make the most of the
movement in and out of the site.



6.0 Appendix

6.1 Response to The National Design Guide

NATURE PUBLIC SPACES

Response Response
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6.0 Appendix

6.1 Response to The National Design Guide

A MIX OF USES

Response

HOMES AND BUILDINGS

Response




6.0 Appendix

6.1 Response to The National Design Guide

RESOURCES

Response

New dwellings have been designed to
maximise their energy efficiency and are
future proofed through generous design. The
use of traditional materials will not only help
to place the development into its existing
context, but also maximise the resilience of
the dwellings for the future.

LIFESPAN

Response

The proposed houses and external spaces
have been designed to be robust, with a
clear definition between public and private
areas. Homes are designed to be flexible and
adaptable with spaces in excess of National
Space Standard minimums and generous
floor to ceiling heights.
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