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FULL PLANNING APPROVAL
DRAFT DECISION NOTICE

Expiry Date: 5 December 2025

Application Number: 243229

Location: 109 Victoria Road, Wargrave, Wokingham, RG10 8AG

Proposal: Full application for the proposed erection of 8no. 
dwellings following demolition of the existing buildings 
and structures plus alterations to the existing access. 

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, drawings and documents numbered and titled: 

- Drawings numbered 24.419_01 Rev.P01, 24.419_13 Rev.P1, 24.419_14 Rev.P1, 
24.419_15 Rev.P1, 24.419_16 Rev.P1, 24.419_17 Rev.P1, 24.419_18 Rev.P1 and 
24.419_19 Rev.P1 received by the local planning authority on 23 December 2024; 
- Drawings numbered 24.419_11 Rev.P2, 24.419_12 Rev.P2, 24.419_20 Rev.P2 
and 24.419_21 Rev.P2 received on 13 June 2025; 
- Drawing numbered 24.419_03 Rev.P1 received on 21 July 2025; 
- Drawing numbered 24.419_04 Rev.P2 received on 3 November 2025; 
- Drawing numbered 24.419_02 Rev.P5 received on 25 November 2025; 
- Document titled 'Flood Risk Assessment and Drainage Strategy' (Ref: S12488-
JNP-XX-XX-RP-C-1001 P04, JNP Group) received on 25 November 2025. 

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.  External materials - Before the development hereby permitted is commenced, 
samples and details of the materials to be used in the construction of the external 
surfaces of the building/s shall have first been submitted to and approved in writing 
by the local planning authority.  Development shall not be carried out other than in 
accordance with the so-approved details. 
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Reason: To ensure that the external appearance of the building is satisfactory. 
Relevant policy: Core Strategy policies CP1 and CP3. 

4.  Ground and building levels - No development shall take place until a measured 
survey of the site and a plan prepared to scale of not less than 1:500 showing details 
of existing and proposed finished ground levels (in relation to a fixed datum point) 
and finished roof levels shall be submitted to and approved in writing by the local 
planning authority, and the approved scheme shall be fully implemented prior to the 
occupation of the building(s). 
Reason: In order to ensure a satisfactory form of development relative to 
surrounding buildings and landscape. Relevant policy: Core Strategy policies CP1 
and CP3 and Managing Development Delivery Local Plan policy TB21. 

5.  Protection of trees - a) No development or other operation shall commence on 
site until an Arboricultural Method Statement and Scheme of Works which provides 
for the retention and protection of trees, shrubs and hedges growing on or adjacent 
to the site in accordance with BS5837: 2012 has been submitted to and approved in 
writing by the local planning authority. No development or other operations shall take 
place except in complete accordance with the details as so-approved (hereinafter 
referred to as the Approved Scheme). 
b) No operations shall commence on site in connection with development hereby 
approved (including any tree felling, tree pruning, demolition works, soil moving, 
temporary access construction and or widening or any other operation involving use 
of motorised vehicles or construction machinery) until the tree protection works 
required by the Approved Scheme are in place on site. 
c) No excavations for services, storage of materials or machinery, parking of 
vehicles, deposit or excavation of soil or rubble, lighting of fires or disposal of liquids 
shall take place within an area designated as being fenced off or otherwise protected 
in the Approved Scheme. 
d) The fencing or other works which are part of the Approved Scheme shall not be 
moved or removed, temporarily or otherwise, until all works including external works 
have been completed and all equipment, machinery and surplus materials removed 
from the site, unless the prior approval in writing of the local planning authority has 
first been sought and obtained. 
Reason: To secure the protection throughout the time that the development is being 
carried out of trees shrubs or hedges growing within or adjacent to the site which are 
of amenity value to the area, and to allow for verification by the local planning 
authority that the necessary measures are in place before development and other 
works commence. Relevant policy: Core Strategy policy CP3 and Managing 
Development Delivery Local Plan policies CC03 and TB21. 

6.  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. 
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 
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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). 

7.  Decontamination - No development shall take place until a scheme to deal with 
contamination of the site has been submitted to and approved in writing by the local 
planning authority.  The scheme shall include an investigation and assessment to 
identify the extent of 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. 

8.  Construction method statement - No 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,
ii) 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,
vii) 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.  Biodiversity enhancements - Prior to the commencement of development, details 
of biodiversity enhancements, to include a scheme of integrated bird and bat 
tile/bricks/boxes built into each of the new buildings and native and wildlife friendly 
landscaping (including gaps at the bases of fences to allow hedgehogs to traverse 
through the gardens), shall be submitted to and approved in writing by the council. 
The biodiversity enhancements shall thereafter be installed as approved and prior to 
occupation of the development a letter report from a suitably qualified ecologist with 
photos of the nest bricks in situ shall be submitted to and approved in writing by the 
council. 
Reason: To ensure that wildlife is not adversely affected by the proposed 
development in line with Policy CP7 of the core strategy and wildlife legislation. 

10.  Access to be provided - No building shall be occupied until the access has been 
constructed in accordance with the approved plans. 
Reason: In the interests of highway safety and convenience. Relevant policy: Core 
Strategy policies CP3 & CP6. 
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11.  Future Homes Standard - The dwelling(s) shall meet the interim Future Homes 
Standard in accordance with the requirements of the Building Regulations.  No 
dwelling shall be occupied until compliance has been confirmed by an accredited 
assessor certifying that a 31% reduction in carbon dioxide emissions has been 
achieved per the Standard. 
Reason: To ensure developments contribute to sustainable development in 
accordance with the requirements of Part L of the Building Regulations. 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 policy CC04. 

12.  Flood risk - Development shall be carried out in accordance with the Flood Risk 
Assessment and Drainage Strategy (Ref:
S12488-JNP-XX-XX-RP-C-1001 P04, JNP Group) received by the local planning 
authority on 25 November 2025. 
No changes to the approved drainage design, including any alteration to SuDS 
features, discharge arrangements, attenuation volumes, shall be made without the 
prior written approval of the Local Planning Authority. Any required changes during 
construction must be notified to the LPA immediately and revised details submitted 
for approval before amended works proceed. 
Reason: To prevent the increased risk of flooding, and to protect water quality.  
Relevant policy: NPPF Section 14 (Meeting the Challenge of Climate Change, 
Flooding and Coastal Change), Technical Guidance on the NPPF (Flood Risk),  
Core Strategy policy CP1 and Managing Development Delivery Local Plan policy 
CC09. 

13.  Hours of work - No work relating to the development hereby approved, including 
works of demolition or preparation prior to building operations, shall take place other 
than between the hours of 08:00 and 18:00 Monday to Friday and 08:00 to 13:00 
Saturdays and at no time on Sundays or Bank or National Holidays. 
Reason: To protect the occupiers of neighbouring properties from noise and 
disturbance outside the permitted hours during the construction period. Relevant 
policy: Core Strategy policies CP1 and CP3 and Managing Development Delivery 
Local Plan policy CC06. 

14.  All trees, hedges and shrubs or similar vegetation where birds may nest which 
are to  be removed as part of the development, are to be cleared outside the bird-
nesting season (March - August inclusive) or if clearance during the bird-nesting 
season cannot reasonably be avoided, a suitably qualified ecologist will check the 
areas to be removed immediately prior to  clearance and advise whether nesting 
birds are present. If active nests are recorded, no  vegetation clearance or other 
works that may disturb active nests shall proceed until all young  have fledged the 
nest. 
Reason: To ensure that wildlife is not adversely affected by the proposed 
development in line with Policy CP7 of the core strategy and wildlife legislation. 

15.  Parking and turning space to be provided - 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 
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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 CC07. 

16.  Cycle parking to be provided - 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 CC07. 

17.  Gates - 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 on the shared vehicular access hereby permitted. 
Reason: To assist in the integration of the development into character and 
community of the area and in the interest of highway safety. Relevant policy: Core 
Strategy policies CP1, CP3 & CP6 and Wokingham Borough Design Guide SPD 

18.  Restriction of permitted development rights - Notwithstanding the provisions of 
Classes A and E,  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 the amenity of future occupiers 
and neighbouring properties. Relevant policy: Core Strategy policies CP1 and CP3. 

19.  Restriction of permitted development rights - 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 additional windows or similar 
openings shall be constructed in the first floor level or above in the side facing (flank) 
elevation of all dwellings hereby permitted except for any which may be shown on 
the approved drawing(s). 
Reason: To safeguard the residential amenities of neighbouring properties. Relevant 
policy: Core Strategy policy CP3. 

Informatives
1.  This permission should be read in conjunction with the legal agreement under 
section 106 of the Town and Country Planning Act dated 17 November 2025, the 
obligations in which relate to this development. 

2.  Where this permission requires further details to be submitted for approval,   the 
information must formally be submitted to the Council for consideration with the 
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relevant fee. Once 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. 

3.  The applicant is reminded that the statutory biodiversity gain plan condition must 
also be discharged prior to the commencement of the development hereby 
permitted. 

Key Requirements

The biodiversity gain plan must include:

a. information about the steps taken or to be taken to minimise the adverse effect of 
the development on the biodiversity of the onsite habitat and any other habitat;

b. the pre-development biodiversity value of the onsite habitat;

c. the post-development biodiversity value of the onsite habitat;

d. any registered offsite biodiversity gain allocated to the development and the 
biodiversity and the biodiversity value of that gain in relation to the development;

e. any biodiversity credits purchased for the development; and

f. any such other matters as the Secretary of State may by regulations specify. 

4.  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. 

5.  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. 

6.  The Head of Highways at the Council Offices, Shute End, Wokingham [0118 
9746000] should be contacted for the approval of the access construction details 
before any work is carried out within the highway (including verges and footways).  
This planning permission does NOT authorise the construction of such an access or 
works. 

7.  The developer’s attention is drawn to the fact that this permission does not 
authorise the physical construction of the proposed off-site highway works and site 
access connections to the public highway.  A separate legal agreement made with 
the Council under s.278 of the Highways Act 1980 is required.  No work within or 
affecting the public highway shall commence until the agreement has been 
completed and the Council, as local highway authority, has approved all construction 
and installation details together with a programme of works. 



Page 7 of 8

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.

8.  If it is the developer’s intention to request the Council, as local highway authority, 
to adopt the proposed access roads etc. as highway maintainable at public expense, 
then full engineering details must be agreed with the Highway Authority at the 
Council Offices, Shute End, Wokingham.  The developer is strongly advised not to 
commence development until such details have been approved in writing and a legal 
agreement is made with the Council under Section 38 of the Highways Act 1980. 

9.  Any works/ events carried out by or on behalf of the developer affecting either a 
public highway or a prospectively maintainable highway (as defined under s.87 New 
Roads and Street Works Act 1991 (NRSWA)), shall be co-ordinated and licensed as 
required under NRSWA and the Traffic Management Act 2004 in order to minimise 
disruption to both pedestrian and vehicular users of the highway. 

Any such works or events, and particularly those involving the connection of any 
utility to the site must be co-ordinated by the developer in liaison with the Borough’s 
Street Works team (0118 974 6302). This must take place AT LEAST three months 
in advance of the intended works to ensure effective co-ordination with other works 
so as to minimise disruption. 

10.  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: 

- addressing concerns relating to design & local character, highway safety, flood risk 
& drainage, landscaping and ecology. 

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. 

11.  Thames Water 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. 

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://www.gov.uk/government/publications/groundwater-protection- position-
statements) and may wish to discuss the implication for their development with  a 
suitably qualified environmental consultant. 
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Recommendation and conditions/reasons agreed: 

Date: 05.12.25

REMEMBER - The earliest date for a decision on this application is: 14 July 2025
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