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1.0 Introduction 

 

1.1 This Statement has been prepared to accompany an appeal against the refusal of 

Wokingham Borough Council to grant permission in principle for the erection of a minimum 

of one and a maximum of one detached dwelling on land at Lands End House, Beggars 

Hill Road, Lands End, Twyford, Berkshire. 

 

1.2 The Statement is structured as follows; 

 

• Section 2 – The Appeal Site and Surrounding Area 

• Section 3 – Planning History 

• Section 4 – The Appeal Proposals 

• Section 5 - Planning Policy Context 

• Section 6 – Planning Assessment 

• Section 7 – Conclusions 
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2.0 The Appeal Site and Surrounding Area 

 

2.1 The appeal site is located on the eastern side of Beggars Hill Road, adjacent to the 

northern edge of the recently completed residential development at Sandford Farm, and 

extends to an area of approximately 0.16 hectares. The northern third of the appeal site 

falls within the established residential curtilage of Lands End House with the southern two-

thirds of the site comprising part of an area of woodland subject of a Tree Preservation 

Order (1611/2017), with that Order also including tree specimens on the eastern side of 

Beggars Hill Road.   

 

2.2 As referenced recent residential development is located directly to the south of the site at 

Sandford Farm (Fir Tree Road) with additional residential development on the western side 

of Beggars Hill Road broadly opposite the site (The Old Pump House). More sporadic 

residential development is located to the north and east of the appeal site, together with 

open land. 

 
2.3 As detailed above, the extent of the appeal site is shown outlined in red on the site 

location plan that accompanies the appeal documentation. For planning policy purposes, 

the southern two thirds of the site is located within a ‘Major Development Location’ (being 

within the defined extent of the Sandford Farm major housing development allocation) 

with the northern third of the appeal site falling within an area of land defined in the 

Development Plan as ‘countryside’. 
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3.0 Planning History  

 

3.1 As noted in the preceding section, the southern two thirds of the site forms part of the 

Sandford Farm strategic housing allocation, initially allocated for housing in the former 

Wokingham District Local Plan, but ‘rolled-forward’ as a housing allocation in the 

Managing Development Delivery Document (2014) and noted as such in Policy SAL01.  

 

3.2 In respect of the Sandford Farm allocation, a hybrid planning application (110458) was 

submitted in August 2011 for full planning permission for the erection of 468 residential units 

with associated road access, parking and amenity space, a local shop, on-site open 

space facilities, new country parking and associated on and off-site highway works 

landscaping and boundary treatment, and outline planning permission for a close care 

community (of up to 150 units) with associated supporting facilities. Permission was granted 

in May 2012, with the close care community proposed on the northern section of the 

allocation, closest to the appeal site. 

 
3.3 An application (130750) was then submitted in April 2013 for the erection of 73 residential 

dwellings with associated access, parking and landscaping as an alternative to the close 

care community approved in outline under the terms of the previous application. That 

application (130750) was approved in October 2014 and the residential development 

completed (Fir Tree Road). 

 
3.4 In both the above noted approvals the southern two-thirds of the appeal site is shown as 

part of the application site area, consistent with the geographic extent of the housing 

allocation, and reflecting the extent of the ‘Major Development Location’ as defined in 

the Development Plan. 
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4.0 The Appeal Proposal 

 

4.1 The application was submitted to Wokingham Borough Council in May 2025 and duly 

registered as such by the Council under reference 251124. As submitted, the application 

sought permission in principle for the erection of a minimum of one and a maximum of one 

detached dwelling and was accompanied by the following plans and documents: 

 

Ø P100  Site Location Plan (1:1250)  

Ø P101  Proposed Illustrative Site Plan (1:250) 

Ø   Covering Letter of 09/05/2025 

     

4.2 Access to the proposed dwelling would likely be from the west, off Beggars Hill Road, with 

the illustrative site plan showing the access at the northern most point of the western site 

boundary (where adjacent to Beggars Hill Road). The access is shown to lead in to the site, 

following the northern site boundary, to a parking and turning area at the eastern end of 

the site, with a single dwelling (of generally rectangular plan form with an additional 

projection to the rear (south)) illustrative shown to the south of the access, in a clearing 

between existing trees/vegetation.  

 

4.3 The application was refused under delegated powers in June 2025 for the following 

reasons: 

 
1. The proposal represents inappropriate development, outside the development 

limits within designated countryside, which is contrary to the spatial objectives 
of the development plan. The proposal as a whole would not fall into any of 
the exceptional categories, as identified by CP11 of development plan, and is 
unacceptable in principle. The proposed dwelling, along with car parking, 
hardstanding and garden fails to integrate with the surrounding countryside. 
There will be a detrimental visual and urbanising impact on the landscape and 
the character and appearance of the area in general and surrounding 
countryside in particular. The proposal is therefore contrary to policies CP1, CP3, 
CP9 and CP11 of the Core Strategy (2010), policies CC021, CC02, CC03 of the 
Managing Delivery Document (2014) the Borough Design Guide (2012) and the 
National Planning Policy Framework (2024). 
 

2. The site is not sustainable in transport terms with regards to its location and 
access to day-to-day services and facilities. Future residents of the 
development would also not have access to a good standard of bus service 
and would not have an attractive walking or cycling routes/environments 
when outside the site. The proposal will therefore result in high dependence on 
private vehicle use and represents an unsustainable development, contrary to 
policies CP1, CP3 and CP6 of the Core Strategy and policy CC01 of the 
Managing Delivery Document, and paragraphs 110 and 115 of the National 
Planning Policy Framework (2024). 
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3. The proposed development would fail to protect and enhance the Loddon 
Valley Valued Landscape and would have a harmful impact on the open and 
rural character of the area and verdant landscape B1 Loddon River Valley with 
Open Water landscape character area. This is contrary to paragraph 187 of the 
National Planning Policy Framework (2024), CP1 and CP3 of the Core Strategy 
(2010) and CC03 and TB21 of the Managing Development Delivery Local Plan 
(2014). 
 

4. The proposed development is located partly within a protected woodland 
designated under Tree Preservation Order TPO-1611-2017, classified as a 
'Woodland' TPO. The proposal would result in the loss and/or deterioration of 
protected trees, including self-seeded saplings and understorey vegetation, 
through direct removal, soil compaction, and root disturbance associated with 
construction, access, and residential use. No arboricultural information or tree 
constraints plan has been submitted with the application and insufficient 
information has been provided with regards to the on-site veteran trees. As 
such, the proposal is contrary to policies CP1, CP3 and CP11 of the Core 
Strategy (2010) and policies CC03 and TB21 of the Managing Development 
Delivery Local Plan (2014), the Borough Design Guide SPD (2012), the 
Wokingham Borough Landscape Character Assessment (2019), and section 15 
of the NPPF (2024). 

 
 
4.4 A copy of the Decision Notice accompanies the appeal documentation with the Officer 

Report attached at Document 1. 
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5.0 Planning Policy Context 

 

 The Decision-Making Framework 

 

5.1 The statutory decision-making framework is set by Section 38(6) of the Planning and 

Compulsory Purchase Act 2004.  This States: 

 

‘if regard is to be had to the development plan for the purposes of any 

determination to be made under the planning Acts the determination must be 

made in accordance with the plan unless material considerations indicate 

otherwise’. 

 

5.2 That is, where the Development Plan is material to the determination of a planning 

application, the decision should be made in accordance with the terms of the 

Development Plan unless there are material considerations that would direct otherwise. 

 

5.3 This statutory framework for decision-making is reinforced by paragraph 11 of the National 

Planning Policy Framework (the Framework; 2024) which states that decisions should apply 

a presumption in favour of sustainable development and that development proposals 

should be approved where they accord with an up-to-date Development Plan. 

(Paragraph 11(c)). 

 

Development Plan 

 

5.4 The Development Plan1 comprises a range of planning documents the most relevant of 

which are considered to be - 

 

• Wokingham Borough Core Strategy DPD (2010); and 

• Wokingham Managing Development Delivery Local Plan (2014) 

 

Wokingham Borough Core Strategy DPD 

 

5.5 The Wokingham Borough Core Strategy Development Plan Document was adopted by 

the Council in January 2010 and provides the strategic planning policy framework for 

development in the Borough to 2026. The most relevant policies of the Core Strategy are 

considered to be:  

 

 
1 Noting that a number of policies are deemed ‘out-of-date’ by reason of the housing land supply position (see below) 
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• CP1 Sustainable Development 

• CP3 General Principles for Development 

• CP5  Housing Mix, Density and Affordability 

• CP6 Managing Travel Demand 

• CP7 Biodiversity 

• CP9 Scale and Location of Development Proposals 

• CP11 Proposals Outside Development Limits 

• CP17 Housing Delivery 

 

Wokingham Managing Development Delivery Local Plan (2014) 

 

5.6 The Wokingham Managing Development Delivery Local Plan was adopted in February 

2014 and provides a series of detailed polices that ‘sit’ alongside the strategic framework 

provided by the Core Strategy. The most relevant policies of the document are considered 

to be: 

 

• CC01 Presumption in favour of Sustainable Development 

• CC02 Development Limits 

• CC03 Green Infrastructure, Trees and Landscaping 

• CC04 Sustainable Design and Construction 

• CC07 Parking  

• CC10 Sustainable Drainage  

• SAL01 Allocated Housing Development Sites 

• TB06 Development of Private Residential Gardens 

• TB21 Landscape Character 

• TB23 Biodiversity and Development 

• TB24  Designated Heritage Assets 

 

Other Material Planning Considerations  

 

National Planning Policy Framework (NPPF) 

 

5.7 The NPPF was first published on 27 March 2012 and, with immediate effect, replaced a raft 

of advice and guidance contained in various Planning Policy Guidance notes (PPGs), and 

Planning Policy Statements (PPSs). In July 2018 a revised version of the NPPF was issued 

(NPPF2), followed by further revisions in February and June 2019 (NPPF3). In July 2021 a 

further set of revisions to the Framework were published (NPPF4), with further changes in 

September 2023 (NPPF5). Further revisions were published on 19th December 2023 

(NPPF(6)), with the latest version (NPPF(7)) issued on 12th December 2024. 
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5.8 As with the original (2012) NPPF, sustainable development remains at the heart of the 

Framework, with three interdependent and overarching objectives – economic, social and 

environmental – driving the achievement of sustainable development. In order to ensure 

that sustainable development is pursued in a positive manner, the Framework embodies, in 

paragraph 11, a presumption in favour of sustainable development. 

 

5.9 For decision-taking – in respect of applications for planning permission – the presumption in 

favour of sustainable development means (paragraph 11): 

 

(c) approving development proposals that accord with an up-to-date development 

plan without delay; or 

 

(d) where there are no development plan policies or the policies which are most 

important for determining the application are out-of-date, granting planning 

permission unless: 

 

(i) the application of policies in this Framework that protect areas of assets of 

particular importance provides a clear reason for refusing the development 

proposed; or 

 

(ii) any adverse impacts of doing so would significantly and demonstrably 

outweigh the benefits, when assessed against the policies in this Framework 

taken as a whole, having particular regard to key policies for directing 

development to sustainable locations, making effective use of land, securing 

well-designed places and providing affordable homes, individually or in 

combination. 

 

5.10 Paragraph 39 advises that local planning authorities should approach decisions on 

development in a positive and creative way and ‘work proactively with applicants to 

secure developments that will improve the economic, social and environmental conditions 

of the area. Decision-makers at every level should seek to approve applications for 

sustainable development where possible’. 

 

Delivering a Sufficient Supply of Homes 

 

5.11 In terms of housing, paragraph 61 re-affirms that, in order to support the Government’s 

objective of significantly boosting the supply of homes, ‘it is important that a sufficient 

amount and variety of land can come forward where it is needed’. Paragraph 73 
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recognises the value and contribution that small and medium sized sites can make to 

meeting housing requirements and states that, through the development plan, land to 

accommodate at least 10% of housing requirements should be on sites no larger than 

one hectare.  

 

 Promoting Sustainable Transport 

 

5.12 Insofar as it relates to matters of sustainable transport, paragraph 110 advises that 

significant development should be focused on locations that are, or can be made, 

sustainable. However, the Framework recognises that ‘opportunities to maximise 

sustainable transport solutions will vary between urban and rural areas, and this should be 

taken into account in both plan-making and decision-making’ (paragraph 110).  

 

5.13 In consideration of applications for planning permission, paragraph 115 advises that it 

should be ensured that – (i) sustainable transport modes are prioritised taking account of 

the type of development and its location, (ii) safe and convenient access to the site can 

be achieved for all users, (iii) all transport elements of a scheme are appropriately 

designed, and (iv) any significant impacts of the development on the transport network, or 

highway safety, can be mitigated to an acceptable degree. 

 

5.14 Furthermore, paragraph 116 advises that ‘development should only be prevented or 

refused on highway grounds if there would be an unacceptable impact on highway 

safety, or the residual cumulative impacts on the road network would be severe’. 

 

Making Effective Use of Land 

 

5.15 Paragraph 124 states that planning policies and decisions should promote an effective use 

of land in meeting the need for homes and other uses. In addition, development should 

make efficient use of land (Paragraph 129) taking account of a range of factors, including 

the need for different types of housing, and the desirability of maintaining an area’s 

prevailing character and setting. 

 

Achieving Well-Designed Places 

 

5.16 Paragraph 131 highlights that good design is a key aspect of sustainable development by 

creating better places in which to live and work, with paragraph 135 seeking 

developments that: 

 

• will function well and add to the overall quality of the area; 
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• are visually attractive as a result of good architecture; 

• are sympathetic to local character and history; 

• establish or maintain a strong sense of place; 

• optimise the potential of the site to accommodate and sustain an appropriate 

amount and mix of development; and 

• create places that are safe, inclusive and accessible, with a high standard of amenity 

for existing and future users. 

 

 Meeting the challenge of climate change, flooding and coastal change 

 

5.17 Paragraph 170 advises that inappropriate development in areas at risk of flooding should 

be avoided be directing development away from areas at highest risk. Where 

development is proposed, local planning authorities (paragraph 181) should ensure that 

flood risk is not increased elsewhere and that, as appropriate, development should be 

supported by a site-specific flood risk assessment 

 

 Conserving and enhancing the natural environment 

 

5.18 Paragraph 187 advises that planning policies and decisions should contribute to, and 

enhance, the natural and local environment by, inter alia, (a) protecting and enhancing 

valued landscapes, (b) recognising the intrinsic character and beauty of the countryside 

and (d) minimising impacts on and providing net gains for biodiversity.  

 

Conserving and enhancing the historic environment 

 

5.19 Paragraph 207 requires that applicants should describe the significance of any heritage 

assets (and their setting) that may be affected by a development proposal, with the level 

of detail proportionate to the assets’ importance and sufficient to understand the potential 

impact of the proposal on their significance. 

 

5.20 When considering the impact of a proposed development on the significance of a 

heritage asset (including matters of setting), paragraph 212 advises that great weight 

should be given to the asset’s conservation. Any harm to, or loss of, significance of a 

designated heritage asset (including within its setting) should require clear and convincing 

justification (paragraph 213). Where a proposed development would lead to substantial 

harm to a designated heritage asset, paragraph 214 advises that consent should be 

refused unless it is demonstrated that the substantial harm or total loss is necessary to 

achieve substantial public benefit that outweighs the harm or loss. 
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5.21 Where (paragraph 215) the harm to the significance of a heritage asset is deemed less 

than substantial, that harm should be weighed against the public benefits of the scheme, 

including (where appropriate) securing the optimum viable use. 
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6.0 Planning Assessment 

 

6.1 This section of the Statement considers the principal planning issues associated with the 

proposed development, structure as follows 

 

• The Decision-Making Framework and Housing Land Supply 

• Permission in Principle 

• Reasons for Refusal 

 

6.2 These matters are considered in turn below. 

 

 The Decision-Making Framework and Housing Land Supply 

 

6.3 As detailed in the preceding Section, Paragraph 11(d) of the Framework states that where 

there are no development plan policies or the policies which are most important for 

determining an application are out-of-date, planning permission should be granted for 

that development (subject to the caveats in 11(d)(i) and (ii)).  

 

6.4 The footnote to paragraph 11(d) elaborates on the circumstances when Development 

Plan policies may be considered out of date, and includes in situations where the Council 

are unable to demonstrate a five-year supply of housing land. In this case, the latest Five-

Year Housing Land Supply Statement was issued by the Council in August (2025) covering 

the five-year period from 01/04/2025 to 31/03/2030. This details a requirement for 6,909 

dwellings (including a 5% buffer) amounting to an annualised requirement for 1,382 

dwellings. 

 

6.5 The Statement details that the deliverable housing supply for the Borough across the 

relevant five-year period is 3,453 dwellings. That represents a substantial shortfall (against 

the five-year requirement) of 3,456 dwellings. In other words, the Council are only able to 

demonstrate a 2.5-year supply of housing land. That being the case, the ‘tilted planning 

balance’ set out in Paragraph 11(d) of the Framework is engaged. 

 

6.6 Whilst it is acknowledged that the terms of the ‘tilted planning balance’ are potentially 

tempered where the policies of the Framework that protect areas or assets2 of particular 

importance provide a strong reason for refusing development, that is not considered to be 

the case here. Indeed, the relevant requirement, as set out in Paragraph 11(d)(ii) of the 

 
2 Indeed, the Officer Report states ‘it must be recognised that the proposed site is not located within any protected 
areas or assets of particular importance’ such that the ‘tilted planning balance’ of Paragraph 11(d)(ii) of the 
Framework applies. 
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Framework, is to grant planning permission unless ‘any adverse impacts of doing so would 

significantly and demonstrably outweigh the benefits, when assessed against the policies in 

this Framework taken as a whole, having particular regard to key policies for directing 

development to sustainable locations, making effective use of land, securing well-

designed places and providing affordable homes, individually or in combination’. That, for 

the reasons set out further below, is the basis on which the appeal proposals should be 

assessed. 

 

 Permission in Principle 

 

6.7 The scope of matters to be considered in an application (or appeal) for Permission in 

Principle are limited to issues of ‘location’, ‘land use’ and ‘amount of development’. Other 

matters, which go beyond the consideration of ‘in principle’ issues, ‘should be considered 

at the technical details consent stage’ (Paragraph: 012 Reference ID: 58-012-20180615 of 

Planning Practice Guidance). 

 

6.8 Notwithstanding the grounds on which the application was refused by the Council, the 

main issue to consider is whether the site is suitable for residential development having 

regard to its location, the proposed land use and the amount of development. 

Consideration of these matters is set out in the covering letter submitted with the 

application (and included with the appeal documentation) and the attention of the 

Inspector is drawn to the matters set out therein.  

 

6.9 Nevertheless, commentary is provided on each of the Council’s reasons for refusal below, 

set within the context of the scope of matters to be considered in relation to a scheme for 

Permission in Principle and cross-referencing, where appropriate, to the details set out in 

the covering letter. 

 

 Reasons for Refusal 

 

 Reason 1 

 

6.10 The first reason for refusal states: 

 

The proposal represents inappropriate development, outside the development 
limits within designated countryside, which is contrary to the spatial objectives of 
the development plan. The proposal as a whole would not fall into any of the 
exceptional categories, as identified by CP11 of development plan, and is 
unacceptable in principle. The proposed dwelling, along with car parking, 
hardstanding and garden fails to integrate with the surrounding countryside. There 
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will be a detrimental visual and urbanising impact on the landscape and the 
character and appearance of the area in general and surrounding countryside in 
particular. The proposal is therefore contrary to policies CP1, CP3, CP9 and CP11 of 
the Core Strategy (2010), policies CC021, CC02, CC03 of the Managing Delivery 
Document (2014) the Borough Design Guide (2012) and the National Planning 
Policy Framework (2024). 

 

6.11 As detailed previously and shown in the extract from the Proposals Map at Figure 1 below, 

the majority of the site (the southern two-thirds) is located within the ‘Major Development 

Location’ of Woodley as defined through Policy CP9 (Scale and Location of Development 

Proposals) of the adopted Core Strategy. Policy CP9 accepts, as a matter of principle, 

development in such areas with Woodley identified in the policy as falling within the 

highest category (Category 1) of sustainable areas/settlements covered by the Policy. 

Indeed, the sub-text to the policy states (in paragraph 4.52 that major development 

locations, such as Woodley, ‘are those with the greatest range of facilities and service 

which also allow residents the greatest choice in modes to access them’. Notwithstanding 

the fact that Policy CP9 is out-of-date by virtue of the housing land supply position the 

proposals would, nevertheless, benefit from the positive framework provided by the policy. 

 

 
Figure 1: Extent of Major Development Location (Purple) (Source: Development Plan Proposals Map) 
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6.12 Nevertheless, it is acknowledged that the northern third of the site falls within an area 

defined as ‘countryside’ to which Policy CP11 (Proposals outside Development Limits 

(including countryside)) of the Core Strategy would ordinarily be applicable. In this respect, 

it is acknowledged that the proposals would not fall within any of the exceptions (for 

acceptable development in such areas) as set out in sub-paragraphs (1)-(7) such that 

there would be conflict with Policy CP11 of the Core Strategy. However, that policy is also 

out-of-date as a product of the housing land supply position. 

 

6.13 Given that the noted Core Strategy policies are deemed to be ‘out-of-date’, the suitability 

of the principle of the proposed development in locational terms is, therefore, directed – in 

spatial terms – by whether the location is deemed sustainable having regard to the advice 

in the Framework. Clearly, however, in undertaking that assessment, the relationship with 

the Core Strategy (given that the policies therein evolved from the same principles of 

delivering sustainable patterns of development as espoused in the Framework) is of 

assistance. 

 

6.14 In this regard, and as noted, the majority of the appeal site is located in the ‘Major 

Development Location’ of Woodley (Figure 1), the highest category of sustainable 

settlements as defined in the Core Strategy, and directly adjacent to (and again with the 

majority of the site within) the Sandford Farm strategic housing allocation (Figure 2) that 

has delivered over 500 dwellings. Clearly, if Sandford Farm were not deemed a sustainable 

location for new housing development it would not have been allocated for residential 

development through the Development Plan. To that extent, and given the close-

relationship and geographic proximity with this development it follows that, in pure spatial 

terms (and having regard to the matters to be considered at the Permission in Principle 

state), the appeal site is in a locational sustainable geographic position such that 

(notwithstanding the conflict with Policy CP11 of the Core Strategy) the principle of the 

proposed development is acceptable and continues to foster sustainable patterns of 

development in the same way that the strategic housing allocation does. Accordingly, the 

principle of the development in this location is considered to be sustainable and 

acceptable. 

 

6.15 The first reason for refusal also opines in respect of matters of detail that are considerations 

reserved for the Technical Details Stage. However, the point should be made that in ‘land 

use’ terms, the northern third of the site falls within the defined residential curtilage of Lands 

End House (such that there would be no change of use as a result of the proposals) with 

the southern two-thirds within a strategic housing allocation. To that extent, there are no 

material constraints to the proposed development in ‘land use’ terms. Moreover, and 

notwithstanding the fact that it is considered a single dwelling (the amount of 
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development) of an appropriate scale, layout, design and form could be integrated in to 

the site and the surroundings (given the context of surrounding residential development) 

without material or unacceptable harm to the area, these are matters rightly and properly 

considered at the subsequent Technical Details Stage. 

 

 
Figure 2: Sandford Farm strategic housing allocation (purple) (Source: Development Plan Proposals Map) 

 

6.16 For these reasons, therefore, and having regard to the terms of first reason for refusal, the 

proposals are – in terms of location, land use and amount – considered to represent (as a 

matter of principle) an acceptable and sustainable form of development. 
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 Reason 2 

 

6.17 The second reason for refusal states: 

 

The site is not sustainable in transport terms with regards to its location and access 
to day-to-day services and facilities. Future residents of the development would 
also not have access to a good standard of bus service and would not have an 
attractive walking or cycling routes/environments when outside the site. The 
proposal will therefore result in high dependence on private vehicle use and 
represents an unsustainable development, contrary to policies CP1, CP3 and CP6 
of the Core Strategy and policy CC01 of the Managing Delivery Document, and 
paragraphs 110 and 115 of the National Planning Policy Framework (2024). 

 

6.18 As noted previously, the majority of the site falls within a Major Development Location as 

defined in the adopted Development Plan and that, of itself, is illustrative of the fact that 

the site is in a geographically sustainable location suitable for the principle of the proposed 

development. Moreover, and as referenced in Section 3.0, the majority of the site falls 

within the Sandford Farm housing allocation that has delivered in excess of 500 houses 

directly to the south, with that allocation and delivery based on the fact that the site was 

deemed appropriately sustainable. It logically follows, therefore, that the same must be 

said of the appeal site. 

 

6.19 Notwithstanding the above, the Chartered Institute of Highways and Transportation 

Document – Guidelines for Providing for Journeys on Foot indicates that people will 

generally walk up to 2km to access services and facilities. In addition, it is generally 

accepted that people will travel up to 5km by bicycle in order to access services and 

facilities. Within 2km of the site – to the south and west – there are a range of services and 

facilities across Woodley, including shops, employment areas, schools, places of worship, 

open space and recreation areas. In short everything one would require in order to meet 

day-to-day needs (with a number of options available) is located within a 2km distance of 

the site. 

 

6.20 In addition, the pedestrian/cycle route from the appeal site to these services and facilities 

comprises (along Beggars Hill Road to the south) a direct footway/cycleway that provides 

safe and convenient access in to Woodley and the full range of services and facilities. To 

that extent the appeal site is considered to be in an appropriately sustainable location. 

 

6.21 Furthermore, there is a bus stop at Mollison Close, a short distance to the south of where 

the dedicated pedestrian/cycle route along Beggars Hill Road meets Mohawk Way. This 

bus stop – which is only 600m from the appeal site – is served by the ‘Orange 14’ service 

operated by Reading Buses, and provides regular (half hourly services) to and from the 
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centre of Reading from Monday to Saturday (from 05:00 to 23:00) and hourly services on 

Sunday and Public Holiday between 08:00 and 23:00.  

 

6.22 Accordingly, it is considered that the appeal site benefits from good, safe and convenient 

access by foot and cycle to services and facilities to meet day-to-day needs, with safe 

and convenient access to public transport (bus) links that provide regular, frequent and 

high-quality services to Reading.  

 

6.23 The above being the case, the site is considered to be in a sustainable location, providing 

opportunities to access a wide range of services and facilities by non-car modes. To that 

extent, the proposals are considered to be consistent with related Development Plan 

policies and advice in the Framework, particularly paragraphs 110 and 115. 

 

 Reason 3 

 

6.24 The third reason for refusal states: 

 

The proposed development would fail to protect and enhance the Loddon Valley 
Valued Landscape and would have a harmful impact on the open and rural 
character of the area and verdant landscape B1 Loddon River Valley with Open 
Water landscape character area. This is contrary to paragraph 187 of the National 
Planning Policy Framework (2024), CP1 and CP3 of the Core Strategy (2010) and 
CC03 and TB21 of the Managing Development Delivery Local Plan (2014). 

 

6.25 The third reason for refusal alleges that the proposals would ‘fail to protect and enhance 

the Loddon Valley Valued Landscape’. Whilst is should be recognised that is a matter that 

should rightly be considered at the Technical Details Consent stage, it should also be 

emphasised that the ‘Loddon Valley Valued Landscape’ does not appear in any 

Development Plan document, rather it is referenced in the emerging Local Plan and, with 

the related policy context subject to a number of unresolved objections. Although it 

follows that any policy requirements are, therefore, of limited weight, it is important to 

recognise that – notwithstanding the assertion in the Officer Report (Document 1), the 

majority of the site (the southern two-thirds) is actually located outside of the proposed 

Loddon Valley Valued Landscape as depicted in the draft Proposals Map accompanying 

the emerging Local Plan. 

 

6.26 Notwithstanding the scope of matters to be assessed at the Permission in Principle stage, 

this part of Beggars Hill Road is characterised (in built terms) by loosely-knit residential 

development, with buildings occupying irregular (and in some cases spacious) plots, with 

varying degrees of soft landscaping, and including buildings set within treed/sylvan 
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settings. The proposed development – with the scale of the dwelling unknown at this stage 

– would repeat and reinforce that pattern/character to the extent that an appropriate 

scheme is capable of being delivered (and rightly considered) at Technical Details 

Consent stage that respects the wider character of the area, and the evident balance 

between open countryside and built (residential) development. 

 

6.27 Moreover, the Council are critical (in the Officer Report; Document 1) that any potential 

dwelling would not follow the typical arrangement of dwellings on Beggars Hill Road and 

result in urbanisation and domestication. There is no typical arrangement of dwellings in 

Beggars Hill Road, with some occupying locations well set-back from, and off-set to, 

Beggars Hill Road, with others more closely related to and fronting Beggars Hill Road. To 

that extent a dwelling in the location illustratively shown on plan P101 would not be at 

odds with that mixed character/pattern of development in the area. Furthermore, and 

although controls could be exercised at the Technical Details Consent stage, it should be 

recognised that the northern third of the site already has an established residential use and 

that to the south falls within a strategic housing allocation and defined Major Development 

Limits – such that it is not considered the presence of a dwelling and related activity would 

have any meaningfully unacceptable consequences for the character of the area in 

these terms. 

 

6.28 Accordingly, it is considered that a single dwelling could be delivered on the site at 

Technical Details Consent stage in a form, layout and scale that would respect and 

respond appropriately to the character and appearance of the area, including the 

landscape qualities of the wider locality. 

 

 Reason 4 

 

6.29 The fourth reason for refusal states: 

 

The proposed development is located partly within a protected woodland 
designated under Tree Preservation Order TPO-1611-2017, classified as a 
'Woodland' TPO. The proposal would result in the loss and/or deterioration of 
protected trees, including self-seeded saplings and understorey vegetation, 
through direct removal, soil compaction, and root disturbance associated with 
construction, access, and residential use. No arboricultural information or tree 
constraints plan has been submitted with the application and insufficient 
information has been provided with regards to the on-site veteran trees. As such, 
the proposal is contrary to policies CP1, CP3 and CP11 of the Core Strategy (2010) 
and policies CC03 and TB21 of the Managing Development Delivery Local Plan 
(2014), the Borough Design Guide SPD (2012), the Wokingham Borough Landscape 
Character Assessment (2019), and section 15 of the NPPF (2024). 
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6.30 The fourth reason for refusal relates solely to matters of detail that are not for consideration 

at the Permission in Principle stage.  

 

6.31 Notwithstanding such, the illustrative details shown on plan P101 have been prepared 

following a full topographic survey of the site that correctly identifies/positions each of the 

existing trees and their related crown spread. Moreover, the plan details the extent of the 

Root Protection Area (RPA) of each of these trees in accordance with the appropriate 

British Standards (with the RPA equivalent to twelve times the stem diameter of each tree 

as measured at 1.5m above ground level and recorded in the topographic survey).  

 

6.32 The plan (P101) demonstrates that the development could be accommodated outside 

the root protection area of the existing trees to be retained. The plan does indicate – albeit 

it is no more than indicative at this point – the removal of the Ash tree located on the 

frontage of the site as this is suffering Hymeniscyphus fraxineus (Ash Dieback) and would be 

replaced as per legislative requirements. However, the scheme – and the provision of the 

access way in particular – is not reliant on the removal of this tree and, indeed, all works 

associated with that access would be outside the root protection area of the tree so, as 

required, the tree could be retained notwithstanding the status as a ‘dying’ specimen. 

Indeed, the plan details a parking and access/turning arrangement, together with the 

siting of a dwelling, that would be location wholly outside the RPA of the existing trees, 

demonstrating – notwithstanding that it is a matter for the Technical Details Consent stage 

– that a scheme for the amount of proposed development could be appropriately 

delivered on the site having regard to the relationship with existing (protected) trees.  

 

6.33 Accordingly, and having regard to the scope of matters to be considered in an 

application for Permission in Principle, there is not considered to be any foundation to the 

fourth reason for refusal. 
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7.0 Conclusions 

 

7.1 This Statement has been prepared to accompany an appeal against the refusal of 

Wokingham Borough Council to grant permission in principle for the erection of a minimum 

of one and a maximum of one detached dwelling on land at Lands End House, Beggars 

Hill Road, Lands End, Twyford, Berkshire. 

 

7.2 The Statement demonstrates that the Council are currently only able to demonstrate a 2.5-

year supply of housing land and that, in accordance with the terms of the Framework, the 

‘tilted planning balance’ (as set out in paragraph 11(d) of the Framework) is therefore 

engaged. This establishes that a number of Development Plan policies are deemed ‘out-

of-date’ and sets a presumption in favour of granting planning permission unless the 

adverse impacts of doing so (should there be any at all) would significantly and 

demonstrably outweigh the benefits of the scheme. 

 

7.3 In this context – and having regard to the fact that the scope of matters to be considered 

are limited to issues of ‘location’, ‘land use’ and ‘amount of development’ – the 

Statement demonstrates (having regard to the reasons for refusal): 

 

• That, in locational terms, the principle of the proposed development is considered 

acceptable and would facilitate (and perpetuate) the delivery of sustainable 

patterns of development; 

 

• That the site is in a sustainable location, providing clear opportunities to access a wide 

range of services and facilities by non-car modes (for day-to-day needs), including by 

foot, by cycle and by bus; 

 

• That a single dwelling could be delivered on the site at Technical Details Consent 

stage in a form, layout and scale that would respect and respond appropriately to 

the character and appearance of the area, including the landscape qualities of the 

wider locality; and 

 

• That a single dwelling could be delivered on the site at Technical Details Consent 

stage in a form and layout that would appropriately respect and retain existing 

protected trees that contribute to the character and visual amenities of the area. 

 

7.4 For these reasons, therefore, the Inspector is respectfully requested to allow the appeal 

and grant Permission in Principle for the proposed development. 
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