FULL PLANNING APPROVAL
DRAFT DECISION NOTICE

WOKINGHAM

BOROUGH COUNCIL
Expiry Date: 31 July 2026
Application Number: 250641
Location: Spice Lounge, 45 High Street, Wargrave, Wokingham,
RG10 8BU
Proposal: Full application for the proposed erection of 1No. 2

bedroom dwelling along with the proposed change of use
of the existing building to 6No. dwellings consisting of 3 x
2 bedroom and 3 x 1 bedroom flats, plus internal changes
and changes to fenestration. Followed by the demolition
of the existing rear coach house. (Part retrospective)

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 plans

This permission is in respect of the submitted application plans and drawings
numbered:

Site Location Plan (1000) as received by the local planning authority on 17 March
2023,

1667-1RANG_Planning Pack v1.0 (as drafted by Save The Sash) as received by the
local planning authority on 08 July 2025

Proposed Block Plan (1001/C),

Proposed Ground Floor Plan (001/E),

Proposed Upper Floor Plans (002/E),

Proposed Elevations 2-of-2 (004/F), and

Proposed Roof and Basement Plans (006/F) as received by the local planning
authority on 08 May 2026; and

Proposed Elevations 1-of-2 (003/G) and

Proposed Coach House Replacement (005/H) as received by the local planning
authority on 14 May 2026.

The development shall be carried out in accordance with the approved details unless
other minor variations are agreed in writing after the date of this permission and
before implementation with the Local Planning Authority.
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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. Archaeology

A) No groundworks associated with the replacement coach house dwelling, site
drainage, utility connections or removal of hardstanding within the proposed
communal amenity area shall take place until a programme of archaeological work
including a Written Scheme of Investigation (WSI) has been submitted to, and
approved by, the local planning authority in writing. The WSI shall include an
assessment of significance and research questions; and:

1. The programme and methodology of site investigation and recording 2. The
programme for post investigation assessment

3. Provision to be made for analysis of the site investigation and recording

4. Provision to be made for publication and dissemination of the analysis and records
of the site investigation

5. Provision to be made for archive deposition of the analysis and records of the site
investigation

6. Nomination of a competent person or persons/organisation to undertake the works
set out within the WSI.

B) The Development shall take place in accordance with the WSI approved under
condition (A).

The development shall not be occupied until the site investigation and post
investigation assessment has been completed in accordance with the programme
set out in the WSI approved under condition

(A) and the provision made for analysis, publication and dissemination of results and
archive deposition has been secured.

Reason: The site lies in an area of archaeological potential, particularly for, but not
limited to, Medieval remains. The potential impacts of the development can be
mitigated through a programme of archaeological work. This is in accordance with
national and local plan policy. The proposed construction of a new dwelling and
associated utilities may impact buried archaeological remains, should they be
present, therefore, in view of the nature and scale of the development and the low
likelihood of the potential archaeology, should it exist, meriting preservation in situ,
an archaeological Scheme of Works would represent an appropriate initial phase of
investigation. This is in order to determine the archaeological potential, levels of
previous truncation, and the need for any further phases of work.

4. Parking and turning (as approved)

No part of any building(s) hereby permitted shall be occupied or used until the
vehicle parking and turning space has been provided in accordance with the
approved plans. The vehicle parking and turning space shall be retained and
maintained in accordance with the approved details and the parking space shall
remain available for the parking of vehicles at all times and the turning space shall
not be used for any other purpose other than vehicle turning.

Reason: To provide adequate off-street vehicle parking and turning space and to
allow vehicles to enter and leave the site in a forward gear in the interests of road
safety and convenience and providing a functional, accessible and safe development
and in the interests of amenity. Relevant policy: Core Strategy policies CP3 & CP6
and Managing Development Delivery Local Plan policy CCO7.
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5. Cycle parking (as approved)

No building shall be occupied until secure and covered parking for cycles has been
provided in accordance with the approved drawing

(s)/details. The cycle parking/ storage shall be permanently so- retained for the
parking of bicycles and used for no other purpose.

Reason: In order to ensure that secure weather-proof bicycle parking facilities are
provided so as to encourage the use of sustainable modes of travel. Relevant policy:
NPPF Section 9 (Sustainable Transport) and Core Strategy policies CP1, CP3 &
CP6 and Managing Development Delivery Local Plan policy CCO7.

6. Bin storage

No building shall be occupied until the bin storage area/ facilities have been provided
in full accordance with the approved details. The bin storage area and facilities shall
be permanently so-retained and used for no purpose other than the temporary
storage of refuse and recyclable materials.

Reason: In the interests of visual and neighbouring amenities and functional
development. Relevant policy: Core Strategy CP3 and Managing Development
Delivery Local Plan policy CC04.

7. Permitted development restriction — Gate set-back

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order revoking and re-
enacting that Order with or without modification), no gates or barriers shall be
erected unless set back a distance of at least five metres from the highway
boundary/back of the footway and so as to open away from the highway.

Reason: To ensure that vehicles do not obstruct the highway whilst waiting for gates
or barriers to be opened or closed, in the interests of road safety. Relevant policy:
Core Strategy policies CP3 & CP6.

8. Construction Method Statement

No further development shall take place, including any works of demolition, until a
Construction Method Statement has been submitted to, and approved in writing by,
the local planning authority. The approved Statement shall be adhered to throughout
the construction period. The Statement shall provide for:

i) the parking of vehicles of site operatives and visitors,

i) loading and unloading of plant and materials,

iii) storage of plant and materials used in constructing the development,

iv) the erection and maintenance of security hoarding including decorative displays
and facilities for public viewing, where appropriate,

v) wheel washing facilities,

vi) measures to control the emission of dust and dirt during construction,

vi) a scheme for recycling/disposing of waste resulting from demolition and
construction works.

Reason: In the interests of highway safety & convenience and neighbour amenities.
Relevant policy: Core Strategy policies CP3 & CP6.

9. Landscaping

Prior to first occupation of the development hereby approved there shall be
submitted to and approved in writing by the local planning authority a scheme of
landscaping (including hard and soft landscape proposals, means of enclosure,
surfacing, access, furniture / planters) which shall specify species, planting sizes,
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spacing and numbers of trees/shrubs to be planted, and any existing trees or shrubs
to be retained.

Planting shall be carried out in accordance with the approved details in the first
planting and seeding seasons following the occupation of the building(s). Any trees
or plants which, within a period of 5 years from the date of the planting (or within a
period of 5 years of the occupation of the buildings in the case of retained trees and
shrubs) die, are removed or become seriously damaged or diseased shall be
replaced in the next planting season with others of similar size and species or
otherwise as approved in writing by the local planning authority.

Reason: To ensure adequate planting in the interests of visual amenity. Relevant
policy: Core Strategy policy CP3 and Managing Development Delivery Local Plan
policies CC0O3 and TB21.

10. Drainage

Prior to the commencement of any further groundworks associated with the
replacement coach house dwelling, site drainage infrastructure, utility connections,
the proposed French drain, or the removal of hardstanding and formation of the
communal amenity area, details of the drainage system for the site have been
submitted to and approved in writing by the LLFA. The details shall include how the
site currently drains and will be drained after proposed development with
consideration to SuDS. The approved scheme shall be implemented prior to the first
occupation of the development and shall be maintained in the approved form for as
long as the development remains on the site.

Reason: To prevent increased flood risk from surface water run-off. Relevant policy:
NPPF Section 14 (Meeting the Challenge of Climate Change, Flooding and Coastal
Change), Core Strategy policy CP1 and Managing Development Delivery Local Plan
policies CC09 and CC10.

11. Ecology — Biodiversity enhancements

All works shall be carried out in strict and full accordance with the recommendations
and biodiversity enhancements given in Section 4.5 to 4.9 and Appendix Il of the
submitted Bat Scoping Survey (Crossman Associates, Ref L1147.001, 31 January
2023). Within one month of substantial completion a short closing-out report
demonstrating that the ecological mitigation and enhancement measures have been
implemented to the satisfaction of the Owner’s Ecologist is to be issued to the
council.

Reason: To ensure that biodiversity, protected and priority species are not adversely
affected by the proposals. Relevant policy: NPPF Section 15 Paragraph 187, Core
Strategy policies CP3 and CP7 and Managing Development Delivery Local Plan
policy TB23.

12. Ecology — External lighting

At no time shall external lighting be installed on the site or affixed to any buildings on
the site without the prior written approval of the local planning.

Reason: To ensure that biodiversity, protected and priority species are not adversely
affected by the proposals. Relevant policy: NPPF paragraph 198 Section 15
(Conserving and Enhancing the Natural Environment), Core Strategy policies CP1,
CP3 and CP7 and Managing Development Delivery Local Plan policy TB23.
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Informatives

1. 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:

- amended plans being submitted by the applicant to overcome concerns relating to
the extent of changes proposed to this listed building; and

- amended plans being submitted by the applicant to provide suitable communal
amenity space.

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.

2. 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.

3. The applicant’'s attention is drawn to Thames Water's commentary on the
application which advises that they will aim to provide customers with a minimum
pressure of 10m head (approx. 1 bar) and a flow rate of 9 litres/minute at the point
where it leaves Thames Waters pipes. The developer should take account of this
minimum pressure in the design of the proposed development.

4. The applicant is advised that their development boundary falls within a Source
Protection Zone for groundwater abstraction. These zones may be at particular risk
from polluting activities on or below the land surface. To prevent pollution, the
Environment Agency and Thames Water (or other local water undertaker) will use a
tiered, risk-based approach to regulate activities that may impact groundwater
resources. The applicant is encouraged to read the Environment Agency’s approach
to groundwater protection (available at

https://eur03.safelinks.protection.outlook.com/?url=https%3A%2F
%2Fwww.gov.uk%2Fgovernment%2F publications%2Fgroundwater-protection-
position-statements&data=05%7C02%7Cplanning.enquiries

%40wokingham.gov.uk

%7Cf05¢c7c744e8a4f90b91708dd6890e5¢c2%7C996ee15c0b3e4a6f8e65120a9a518

21 a%7C0%7C0%7C638781693746673353%7CUnknown
%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIIYiOilwLjAuMDAwWMCIsIIAIOiJ
XaW 4zMilslkFOljoiTWFpbClslldUljoyfQ%3D%3D%7C0%7C%7C
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%7C&sdata=CEwk4G426 GNMymNDkmqgNxQENK|jjVAOQIi3bj816ugS04%3D&reserv
ed=0) and may wish to discuss the implication for their development with a suitably
qualified environmental consultant.

5. The development hereby permitted is liable to pay the Community Infrastructure
Levy. The Liability Notice issued by Wokingham Borough Council will state the
current chargeable amount. A revised Liability Notice will be issued if this amount
changes. Anyone can formally assume liability to pay, but if no one does so then
liability will rest with the landowner. There are certain legal requirements that must
be complied with. For instance, whoever will pay the levy must submit an
Assumption of Liability form and a Commencement Notice to Wokingham Borough
Council prior to commencement of development, failure to do this will result in
penalty surcharges being added.

For more information see - Community Infrastructure Levy advice - Wokingham
Borough Council. Please submit all CIL forms and enquiries to
developer.contributions@wokingham.gov.uk.

BIC

Recommendation and conditions/reasons agreed:

Date: 22.07.26

REMEMBER - The earliest date for a decision on this application is: 29 May 2026
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