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VARIATION/REMOVAL OF CONDITION
DRAFT DECISION NOTICE

Expiry Date: 30 September 2026

Application Number: 261788

Location: 104 Oxford Road, Wokingham, Wokingham, RG41 2YN

Proposal: Application to vary condition 3 of planning consent 
231573 dated 23 November 2023 for the householder 
application for the proposed erection of a two storey side 
extension, first floor side extension, single storey rear 
extension, new roof to facilitate conversion of the loft to 
create habitable accommodation, plus changes to 
fenestration and dropped kerbs. Condition 3 refers to 
drainage details, and the variation is to amend the timing 
of the condition to allow demolition and foundation works 
to commence, with no new drainage works or 
construction above damp-proof course level to proceed 
until the drainage details have been submitted to and 
approved in writing by the Local Planning Authority 

Recommendation: Approve

Conditions and/or Reasons
Condition 3 now reads: 

3. Drainage Details
No new drainage or building above DPC shall take place until full details of the 
drainage system for the site have been submitted to and approved in writing by the 
LPA. The details shall include:
1. Calculations indicating the existing runoff rate from the site.

2. BRE 365 test results demonstrating whether infiltration is achievable or not.

3. Use of SuDS following the SuDS hierarchy, preferably infiltration.

4. Full calculations demonstrating the performance of soakaways or capacity of 
attenuation features to cater for 1 in 100-year flood event with a 40% allowance for 
climate change and runoff controlled at existing rates, or preferably better.

5. 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.

6. Groundwater data confirming seasonal high groundwater levels in the area.
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7. A drainage strategy 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.

8. Details demonstrating how any SuDS for this development would be managed 
throughout the lifespan of the development and who will be responsible for 
maintenance.

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: This is to prevent increased flood risk from surface water run-off. Relevant 
policy:  NPPF (2019) 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. 

All other conditions of planning permission 231573 apply to this planning permission, 
viz: 

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 3135 01, 3135 02B, 3135 03 B and 3135 05 A received by the local 
planning authority on 29/06/2023, 24/07/2023 and 14/11/2023. 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. 

4.  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. 

5. The first-storey window in the southern elevation, the first- storey window in the 
northern elevation and the second-storey window in the northern elevation of the 
development hereby permitted shall be fitted with obscured glass and shall be 
permanently so-retained. The window shall be non-opening unless the parts of the 
window which can be opened are more than 1.7 metres above the finished floor level 
of the room in which the window is installed and shall be permanently so-retained.
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Reason: To safeguard the residential amenities of neighbouring properties. Relevant 
policy: Core Strategy policy CP3. 

6. No part of any building(s) hereby permitted shall be occupied or used until the 
vehicle parking space has been provided in accordance with the approved plans. 
The vehicle parking space shall be permanently maintained and remain available for 
the parking of vehicles at all times.
Reason: To ensure adequate on-site parking provision in the interests of highway 
safety, convenience and amenity. Relevant policy: Core Strategy policies CP3 & 
CP6 and Managing Development Delivery Local Plan policy CC07. 

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: 

- Agreed wording of the condition. 

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: 25.9.26

REMEMBER - The earliest date for a decision on this application is: 31 August 2026
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