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FULL PLANNING APPROVAL
DRAFT DECISION NOTICE

Expiry Date: 11 June 2026

Application Number: 260287

Location: Land to the rear of 16 and 17 Arnside Close, Twyford, 
RG10 9BS

Proposal: Full application for the proposed erection of 1 no. 
detached dwelling with associated parking, amenity 
space and access including creation of a new dropped 
kerb. 

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 RG109BS.01.C, RG109BS.02.C and RG109BS.03.B 
received by the local planning authority on 22/04/2026 and 15/05/2026. 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. 
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.  Drainage Details - No construction shall take place until details of the drainage 
system for the site have been submitted to and approved in writing by the Local 
Planning Authority. 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: This is 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. 

4.  Landscaping - Prior to the commencement of the development there shall be 
submitted to and approved in writing by the local planning authority a scheme of 
landscaping, which shall specify species, planting sizes, spacing and numbers of 
trees/shrubs to be planted, and any existing trees or shrubs to be retained. 
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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 CC03 and TB21 (and TB06 for garden development). 

5.  Biodiversity Enhancements - Prior to the commencement of development, details 
of two integrated bird or bat boxes, bricks or tiles to be installed within the dwelling or 
elsewhere on the site  under the supervision of a suitably qualified ecologist. A brief 
letter report confirming that the boxes, bricks or tiles have been installed, including a 
simple plan showing their location and photographs of the boxes, bricks or tiles in 
situ, is to be submitted to and approved in writing by the Council. 
Reason: To incorporate biodiversity improvements in and around developments in 
accordance with Core Strategy policies CP3 and CP7 and managing Development 
Delivery Local Plan Policy TB23. 

6.  Contaminated Land - Prior to commencement of development, a scheme to deal 
with any contamination of the site shall be submitted to and approved in writing by 
the local planning authority. The scheme shall include an investigation and 
assessment to identify the extent of any contamination and the measures to be taken 
to avoid risk when the site is developed. Development shall not commence until the 
measures approved in the scheme have been implemented. 
Reason: To ensure that any contamination of the site is identified at the outset to 
allow remediation to protect existing/proposed occupants of property on the site 
and/or adjacent land. Relevant policy: NPPF Section 15 (Conserving and Enhancing 
the Natural Environment) and Core Strategy policies CP1 & CP3. 

7.  Access surfacing - No building shall be occupied until the vehicular access has 
been surfaced with a permeable and bonded material across the entire width of the 
access for a distance of 10 metres measured from the carriageway edge. 
Reason: To avoid spillage of loose material onto the highway, in the interests of road 
safety. Relevant policy:  Core Strategy policy CP6. 

8.  Visibility splay provision - Prior to the occupation of the development the 
proposed vehicular access shall have been formed and provided with visibility splays 
shown on the approved drawing number RG109BS.02.C. The land within the 
visibility splays shall be cleared of any obstruction exceeding 0.6 metres in height 
and maintained clear of any obstruction exceeding 0.6 metres in height at all times. 
Reason: In the interests of highway safety and convenience. Relevant policy: Core 
Strategy policies CP3 & CP6. 

9.  Parking to be provided - No part of any building(s) hereby permitted shall be 
occupied or used until the vehicle parking space has been provided in accordance 
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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. 

10.  Open Plan Development - Notwithstanding the provisions of Class A of Part 2 of 
the Second Schedule 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 walls, fences gates or other means of 
enclosure shall be erected within the curtilage of any dwellinghouse forward of any 
wall of that dwellinghouse which fronts onto a road without the express permission in 
writing of the local planning authority. 
Reason: To protect the open plan character of the area. Relevant policy: Core 
Strategy policies CP1 & CP3. 

11.  Restriction of permitted development rights Notwithstanding the provisions of 
Classes A, B, C, D, E, and F of Part 1 of the Second Schedule 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 
buildings, enlargement or alterations permitted shall be carried out without the 
express permission in writing of the local planning authority. 
Reason: To safeguard the character of the area and neighbouring amenities. 
Relevant polices Core Strategy policies CP1 and CP3. 

Informatives
1.  The applicant is reminded that this approval is granted subject to conditions which 
must be complied with prior to the development starting on site. Commencement of 
the development without complying with the pre-commencement requirements may 
be outside the terms of this permission and liable to enforcement action.  The 
information required should be formally submitted to the Council for consideration 
with the relevant fee. Once the details have been approved in writing the 
development should be carried out only in accordance with those details.  If this is 
not clear please contact the case officer to discuss. 

2.  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 
and subsequently determining to grant planning permission in accordance with the 
presumption in favour of sustainable development as set out in the NPPF. 

3.  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. 

4.  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 
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does not obviate the need for compliance with the requirements of the Party Wall 
etc. Act 1996. 

Recommendation and conditions/reasons agreed: MC

Date: 09.06.2026

REMEMBER - The earliest date for a decision on this application is: 20 March 2026
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