
From:                                 Joanna Carter <Joanna.Carter@wokingham.gov.uk>
Sent:                                  02 January 2026 16:03:12 UTC+01:00
To:                                      "Helen Skinner" <HELEN.SKINNER@planninginspectorate.gov.uk>
Cc:                                      "Brigid Taylor" <b.taylor@woolfbond.co.uk>; "Planning Appeals" 
<Planning.Appeals@wokingham.gov.uk>; "Brian Conlon" <Brian.Conlon@wokingham.gov.uk>
Subject:                             3371069 - Land North of Reading Road, Arborfield - 243099
Attachments:                   CD18.01a Environment Agency email 2025.12.18.pdf, CD18.01b Environment 
Agency email 2025.12.18 attachment.pdf, CD18.02 Environment Agency email 2025.12.24.pdf, CD16.xx 
Email from JC to BT 2025.12.19.pdf

Good afternoon Helen, 
 
I trust this email finds you well. 
 
Please find attached correspondence from the Environment Agency in respect of the above 
appeal. The Appellant has already been made aware of the request from the Environment 
Agency (dated 18/12/25) to produce an updated Flood Risk Assessment based on the most up to 
date flood modelling. 
 
The Appellant’s attention is drawn to comments relating to the proposed culverts – these were 
submitted to the Council by the Environment Agency on 24/12/25 and are also attached. 
 
 
Kind Regards, 
Joanna 
 
Joanna Carter LLB LLM MA MRTPI
Principal Planning Officer 
Development Management and Compliance 
Planning, Economy and Culture 
Wokingham Borough Council  
Email: Joanna.Carter@wokingham.gov.uk 
Telephone: 01182378670 Mobile: 0771 406 9 407
 
Wokingham Borough - a great place to live, learn, work & grow and a great place to do 
business   
Website: www.wokingham.gov.uk 

  
 
Please note, this email is an opinion of an officer of this council which is of an advisory nature only, and is given without prejudice to any formal decision taken in 
respect of development under the Town and Country Planning Act.
You should be aware that all e-mails received and sent by this Council are subject to the Freedom of Information Act 2000 and therefore may be disclosed to a third 
party. (The information contained in this message or any of its attachments may be privileged and confidential and intended for the exclusive use of the addressee). 
If you are not the addressees any disclosure, reproduction, distribution, other dissemination or use of this communication is strictly prohibited. If you received this 
message in error please return it to the originator and confirm that you have deleted all copies of it. 

 

mailto:Joanna.Carter@wokingham.gov.uk
https://gbr01.safelinks.protection.outlook.com/?url=http%3A%2F%2Fwww.wokingham.gov.uk%2F&data=05%7C02%7CHELEN.SKINNER%40planninginspectorate.gov.uk%7C0b9afc343b544943fa1c08de4a100e48%7C5878df986f8848ab9322998ce557088d%7C0%7C0%7C639029630380605320%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=ig94GJCCRHT7sCZR%2BFBXbBB76ibG1Ye7AeXocHJvBeM%3D&reserved=0


DISCLAIMER You should be aware that all e-mails received and sent by this Council are 
subject to the Freedom of Information Act 2000 and therefore may be disclosed to a third party. 
(The information contained in this message or any of its attachments may be privileged and 
confidential and intended for the exclusive use of the addressee). The views expressed may not 
be official policy but the personal views of the originator. If you are not the addressees any 
disclosure, reproduction, distribution, other dissemination or use of this communication is strictly 
prohibited. 

Private: Information that contains a small amount of sensitive data which is essential to communicate with an 
individual but doesn’t require to be sent via secure methods.
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Joanna Carter


From: Planning_THM <Planning_THM@environment-agency.gov.uk>
Sent: 18 December 2025 17:41
To: Joanna Carter
Subject: RE: Application 243099 Land to the north of Reading Road (appeal)
Attachments: 131906- EA appeal response.pdf


 WARNING! 
This mail is from an external sender - please do not click any links or open any 
aƩachments unless you trust this sender, and know the content is safe 


 For the aƩenƟon of  
WBC, Optalis, WHL, BCSoluƟons and 


Councillors 


Good afternoon, 
 
We apologies for the delay in getting back to you. This afternoon we sent the attached response 
to the planning inspectorate removing our water quality objection. However, after sending this, it 
came to our attention that the Flood Map for Planning (which relates to fluvial flood risk) has 
changed in this location. When we commented on this application on 23 January 2025 the site 
was located in Flood Zone 1. In March 2025 our Flood Map for Planning was updated, and the site 
now contains small sections of Flood Zones 2 and 3, as shown in the below screenshots. As a 
result, we would like to support you in your flood risk reason for refusal.  
 
Before March 2025: 
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After March 2025: 
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We cannot locate any new flood risk information dated after March 2025 relating to fluvial flood 
risk, this means the extent of risk to the development is unknown. We would require a flood risk 
assessment to be undertaken by the appellants using the most up to date flood modelling. We do 
not believe this will be too onerous to complete. Please could you advise on the best way forward 
on this? 
 
Unfortunately, we are unable to comment on surface water flooding as this falls within the LLFA’s 
remit, however we hope that the above information can be used within your Statement of Case. 
 
I am out of office now until 24th December and then again until 2nd January. My colleague is aware 
of this site and will look out for any emails from yourself, so please use our generic inbox: 
Planning_THM@environment-agency.gov.uk.  
 
Kind regards 
 
Amy Richardson 
Planning Advisor | Sustainable Places | Thames Area 








 


Cont/d.. 


 
 
 
 
 
 
 
 
The Planning Inspectorate 
Room 3/05 Kite Wing 
Temple Quay House (2 The Square) 
Temple Quay 
Bristol 
Avon 
BS1 6PN 
 
 
 
 


 
 
Our ref: WA/2025/131906/01-L02 
PINS ref: APP/X0360/W/25/3371069 
LPA ref: 243099 
Date:  18 December 2025 
 
 


 
Dear Sir/Madam 
 
Outline Application For The Proposed Erection Of Up To 111 No. Dwellings With 
Associated Works, Parking, Landscaping, Publicly Accessible Open Space And 
Access From Reading Road. (All Matters Reserved Except For Means Of Access.)    
Land North Of Reading Road Arborfield       
 
Thank you for consulting us on the appeal noted above, on 3 December 2025. 
 
We responded to planning application 243099 on 23 January 2025 and objected to this 
development proposal due to the impact on the water environment from waste water 
discharges.  
 
Through our engagement with the Wokingham Borough Council on their local Plan 
review process, we are aware that Thames Water confirmed in December 2024 that 
Arborfield Sewage Treatment Works (STW) has a growth scheme in AMP8 to build 
capacity up to 2036. Thames Water have since approached the Environment Agency 
for pre-application advice for Arborfield STW although they have not provided 
reassurance that their growth scheme in AMP8, to build capacity up to 2036, is still on 
track. We stated at the local plan stage that the Environment Agency needs assurance 
from Thames Water that the funds are available and that the proposed works will be 
completed before, or in line with, Wokingham Borough Council’s allocations such as 
Land to the north of Reading Road site being built/prior to being occupied. Without this 
reassurance the Environment Agency cannot be satisfied that there is sufficient 
sewerage capacity available to facilitate the plan’s proposed development. In that 
regard, a planning condition which prevents occupation of any of the development until 
the planned upgrades at the Arborfield STW are completed to ensure that there is 
sufficient sewerage capacity to accommodate the development. This should be 
approved in writing by the local planning authority in consultation with the Environment 
Agency and the sewage undertaker. 
 
We will not be attending the Inquiry, however we are happy to answer any questions the 
Inspector has regarding our comments 
 







End 2 


 
Yours faithfully 
 
 
Miss Amy Richardson 
Planning Advisor 
 
Direct e-mail Planning_THM@environment-agency.gov.uk 
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Joanna Carter


From: Planning_THM <Planning_THM@environment-agency.gov.uk>
Sent: 24 December 2025 12:00
To: Joanna Carter
Subject: RE: Application 243099 Land to the north of Reading Road (appeal)


Good morning Joanna, 
 
Please find below a summary of our comments regarding flood risk and the proposed culverting. 
Apologies for the delay in getting them to you. If you have any questions, please email this inbox 
and myself or Judith will get back to you. 
 
Flood Risk 
In March 2025, the Flood Map for Planning was updated and flood risk on this site changed. The 
site is now located within Flood Zones 1, 2 and 3a. 
The previously submitted FRA (Proposed Residential Development Land North of Reading Road, 
Arborfield – 14th November 2024 [Doc ref: DANS-E254-274] – Prepared by Terry Seymour) does 
not comply with the requirements for site-specific flood risk assessments, as set out in paragraphs 
20 to 21 of the Flood Risk and Coastal Change Planning Practice Guidance and its site-specific 
flood risk assessment checklist. The FRA does not therefore adequately assess whether the 
development will increase flood risk elsewhere. 
 
In particular, the FRA fails to consider how a range of flooding events (including extreme events) 
will affect people and property.  
The applicant has not assessed the site using the most up to date information available. An FRA 
needs to be submitted that uses the most up to date data to assess flood risk onsite. 
 
Additionally, we are opposed to the culverting of any watercourse because of the adverse 
ecological, flood risk, geomorphological, human safety and aesthetic impacts. Watercourses are 
important linear features of the landscape and should be maintained as continuous corridors to 
maximise their benefits to society. As submitted, it is unlikely that we would grant a flood risk 
activity permit for this application. 
 
Watercourse crossings can have a significant impact on the flow and storage of flood water. This 
can lead to higher levels of flood water on the upstream side of the structure which will potentially 
increase the flood risk to nearby areas. Therefore, whilst bridges are preferable to culverts for 
watercourse crossings, new watercourse crossings should be avoided where possible and only 
proposed where they are necessary. 
 
Bridges should be of clear span design, with abutments set back from the bank to allow for 
maintenance and improvement works and provide suitable space to allow mammals to pass. The 
soffit (underside) of the bridge should be set at least 600mm above the 1% annual exceedance 
probability plus an appropriate allowance for climate change flood level to allow flood water and 
floating debris to pass beneath the bridge, to prevent blockages. The bridge should not cause 
flooding either upstream, downstream or at the site.  
This development is therefore contrary to paragraph 181 of the National Planning Policy 
Framework because it has not been demonstrated that the proposed development will not be 
increased elsewhere. 
 
Nature conservation and ecology 
We are also opposed to culverting from a nature conservation and ecology perspective. 
Watercourses are important linear features of the landscape, including as wildlife corridors, and 
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should be maintained as continuous corridors to maximise their benefits to society.  Culverting 
damages habitats, interrupts wildlife corridors and disrupts river habitat continuity. We request that 
the proposals are revised by designing clear span bridges in place of the culverts so that a 
continuous river corridor can be maintained.  
 
Our preference is clear span bridges, which should be designed with the bridge abutments set 
beyond the top of the bank in order to allow a wildlife corridor between the river and the 
abutments. Additionally, a revised biodiversity net gain assessment should also be completed. 
This should incorporate the clear span bridge as part of the on site post intervention and ultimately 
show how the site will achieve a 10% net gain for the watercourse element. 
 
Our opposition to culverting is supported by paragraphs 187 and 193 of the NPPF which 
recognise that the planning system should conserve and enhance the environment by minimising 
impacts on and providing net gains for biodiversity. 
 
Overcoming our concerns 
An updated FRA needs to be submitted using the most up to date flood risk data. 
The applicant should also demonstrate why culverting is both necessary and the only reasonable 
and practicable alternative. We strongly recommend that an alternative of a clear span bridges is 
considered or revisions to the site layout. 
 
If it is robustly demonstrated that the culverting is both necessary and the only reasonable, 
practicable alternative, the length of any culvert should be restricted to the minimum necessary to 
meet the applicant’s objective. 
 
 
Kind regards 
 
Amy Richardson 
Planning Advisor | Sustainable Places | Thames Area 
 
Environment Agency | Red Kite House, Howbery Park, Benson Lane, Crowmarsh, OX10 8BD 
Telephone: 020 3025 0597 
Please note, I do not work on Tuesdays. I am on leave from today, returning 2nd Jan 2026. 
 


 
 


  
Latest information on the Environment Agency’s new national flood and coastal 
erosion risk information  
25th March 2025 we have published new data in the Flood Map For Planning.  The flood map includes 
updated flood zones reflecting existing local models and the new and improved national model, 
river and sea defended and undefended flood extents and surface water flood risk extents  
Information on the all the data we are publishing is available at Defra Data Services Platform  
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Joanna Carter


From: Joanna Carter
Sent: 19 December 2025 12:06
To: Brigid Taylor
Subject:  Land North of Reading Road Arborfield APP/X0360/W/25/3371069 (243099) - EA 


& SANG
Attachments: CD18.01a Environment Agency email 2025.12.18.pdf; CD18.01b Environment 


Agency email 2025.12.18 attachment.pdf; RE: Reading Road Arborfield - SANG Offer 
; RE: Arborfield - SANG 


Good morning Brigid, 
 
The EA contacted me yesterday advising they had issued the aƩached response to the Inspector, following 
which it came to their aƩenƟon that the Flood Map for Planning has changed. They requested that a flood 
risk assessment is undertaken using the most up to date flood modelling. Please can you advise how you 
wish to proceed?  
 
I am also liaising with the EA to confirm the level of detail they need and what potenƟal miƟgaƟon might 
look like in respect of Reason for Refusal 6.  
 
Separately, I am in the process of draŌing a single overarching SoCG which I am aiming to forward to you 
early next week. This will be provided in two copies: one track changed and one clean version. 
 
With regard to SANG issue, the Council maintains its posiƟon in that it is not willing to allocate capacity 
within Rooks Nest Wood SANG for this development. The Appellant may wish to seek capacity from a third 
party SANG provider, as advised previously by the applicaƟon case officer (correspondence aƩached).  
 
Kind Regards, 
Joanna 
 
Joanna Carter LLB LLM MA MRTPI 
Principal Planning Officer 
Development Management and Compliance 
Planning, Economy and Culture 
Wokingham Borough Council  
Email: Joanna.Carter@wokingham.gov.uk  
Telephone: 01182378670 Mobile: 0771 406 9 407 
 
Wokingham Borough - a great place to live, learn, work & grow and a great place to do business   
Website: www.wokingham.gov.uk  


  
 
Please note, this email is an opinion of an officer of this council which is of an advisory nature only, and is given without prejudice to any formal decision taken in respect of development 
under the Town and Country Planning Act. 
You should be aware that all e-mails received and sent by this Council are subject to the Freedom of InformaƟon Act 2000 and therefore may be disclosed to a third party. (The 
informaƟon contained in this message or any of its aƩachments may be privileged and confidenƟal and intended for the exclusive use of the addressee).  
If you are not the addressees any disclosure, reproducƟon, distribuƟon, other disseminaƟon or use of this communicaƟon is strictly prohibited. If you received this message in error 
please return it to the originator and confirm that you have deleted all copies of it.  


 





