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FULL PLANNING APPROVAL
DRAFT DECISION NOTICE

Expiry Date: 17 March 2026

Application Number: 253096

Location: 62 Reading Road, Woodley, Wokingham, RG5 3DB

Proposal: Full application for the demolition of the existing dwelling 
and no.2 outbuildings and the erection of a detached 
dwelling with one-bedroom ancillary carer 
accommodation. 

Recommendation: Approve

Conditions and/or Reasons

1.  Timescale

The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission. 
Reason: In pursuance of s.91 of the Town and Country Planning Act 1990 (as 
amended by s.51 of the Planning and Compulsory Purchase Act 2004). 

2.  Approved details
This permission is in respect of the submitted application plans and drawings 
numbered/ labelled 'Site Location Plan', 4064/00, 4064/02, 4064/03A, 4064/04, 
4064/05, 4064/06, 4064/07, 4064/08, 4064/09, 4064/10, 4064/11, 4064/12, 4064/13, 
4064/14, 4064/15, 4064/16, 4064/17 and the 'Recommendation' Section for Bats in 
the 'Preliminary Ecological Appraisal and Roost Assessment' (Arbtech, 26 February 
2025) received by the local planning authority on 18/12/2925, 20/01/2026 and 
23/01/2026. The development shall be carried out in accordance with the approved 
details unless otherwise agreed in writing by 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.  Protection of trees etc
a) No development or other operation shall commence on site until an Arboricultural 
Method Statement and Scheme of Works which provides for the retention and 
protection of trees, shrubs and hedges growing on or adjacent to the site in 
accordance with BS5837:2012 has been submitted to and approved in writing by the 
local planning authority. No development or other operations shall take place except 
in complete accordance with the details as so-approved (hereinafter referred to as 
the Approved Scheme).
b) No operations shall commence on site in connection with development hereby 
approved (including any tree felling, tree pruning, demolition works, soil moving, 
temporary access construction and or widening or any other operation involving use 
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of motorised vehicles or construction machinery) until the tree protection works 
required by the Approved Scheme are in place 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 in writing of the local planning authority has 
first been sought and obtained. 
Reason: To secure the protection throughout the time that the development is being 
carried out of trees shrubs or hedges growing within or adjacent to the site 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. 

4.  The development hereby approved shall not commence until drainage details 
have been submitted to and approved in writing by the local planning authority. The 
approved scheme shall be implemented and maintained thereafter in accordance 
with the approved plans. The information shall include:
1. Applicant needs to follow SuDS Hierarchy. If proposing infiltration, then evidence 
should be provided to support results (to BRE 365 standard or similar approved)
2. Calculations indicating the Existing runoff rate from the site and Control of site 
discharge with 40% betterment of existing or green field whichever is achievable.
3. Calculations to demonstrate that any SuDS features have been sized to cater for 
runoff generated by the 1 in 100 year flood event with a 40% allowance for climate 
change in accordance with new guidelines. 4. If connection to an existing surface 
water sewer is proposed, we need to understand why other methods of the SuDS 
hierarchy cannot be implemented and see confirmation from the utilities supplier that 
their system has got capacity and the connection is acceptable.
5. A surface water drainage strategy report and plan indicating the location and 
sizing of SuDS features, with the base of any SuDS features located at least 1m 
above the seasonal high water table level.
6. Details demonstrating how any SuDS for this development would be managed 
throughout the lifespan of the development and who will be responsible for 
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. 

5.  No building or vegetation removal related to the development hereby approved 
shall take place between 1st March to 31st August of any year inclusive. 
Reason: For the protection of nesting birds in accordance with Managing 
Development Delivery Local Plan Policy TB23 and Core Strategy Policy CP3. 

6.  The carer accommodation hereby approved shall be used as ancillary 
accommodation to the enjoyment of the main dwellinghouse and the dwelling shall 
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remain in use as a single dwellinghouse and not be used, sold or sub-let as separate 
dwellings. 
Reason: A separate unit of accommodation of this nature may not be acceptable in 
this location in the interests of the amenities, character of the area and highway 
safety in accordance with Core Strategy Policies CP1, CP3, CP4 and Managing 
Development Delivery Local Plan policies CCO1, CCO7, TB07 and TB08. 

7.  External materials
Except where stated otherwise on the approved drawings, the materials to be used 
in the construction of the external surfaces of the extension hereby permitted shall 
be of similar appearance to those used in the existing building, unless otherwise 
agreed in writing by the local planning authority. 
Reason: To ensure that the external appearance of the building is satisfactory. 
Relevant policy: Core Strategy policies CP1 and CP3. 

Informatives
1.  Whilst it would appear from the application that the proposed development is to 
be entirely within the curtilage of the application site, the granting of planning 
permission does not authorise you to gain access or carry out any works on, over or 
under your neighbour’s land or property without first obtaining their consent, and 
does not obviate the need for compliance with the requirements of the Party Wall 
etc. Act 1996. 

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

3.  Bats are a protected species under the Conservation of Habitats and Species 
Regulations 2017 (as amended).  Should any bats or evidence of bats be found prior 
to or during the development, all works must stop immediately and an ecological 
consultant contacted for further advice before works can proceed.  All contractors 
working on site should be made aware of the advice and provided with the contact 
details of a relevant ecological consultant. 

4.  The Local Planning Authority has acted positively and proactively in determining 
this application by assessing the proposal against all material considerations, 
including planning policies and any representations that may have been received. 
This planning application has been the subject of positive and proactive discussions 
with the applicant in terms of: 

- A Daylight Plan was requested. Subsequently, 'Daylight & Sunlight Study' (Fortress 
Assessments, M Nagani) was submitted.

- Agreed description change.

- Agreed conditions. 
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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. 

Recommendation and conditions/reasons agreed: 

Date: 12.3.26

REMEMBER - The earliest date for a decision on this application is: 10 February 
2026
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