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1. Introduction 

1.1 Miller Homes (the Applicant) appointed Marengo Communications, an independent specialist 

public consultation company, to undertake the pre-application community and stakeholder 

engagement on their Reserved Matters proposals for the development of land to the south 

of the railway line and to the east of William Heelas Way, Wokingham. This is Parcel R10, 

Phase 2b of the South Wokingham Strategic Development Location. 

 

1.2 Planning consent was granted by Wokingham Borough Council in July 2024 for the hybrid 

planning application, ref. 191068. This hybrid planning application (part outline/part detailed) 

comprises an outline application with all matters reserved except principal means of access 

to the highways,  for a mixed use development of up to 1,434 homes, a two-form entry 

primary school, local centre (including community building), public open space, play areas and 

associated infrastructure and landscaping; and a full application for the proposed Suitable 

Alternative Natural Greenspace (SANG), associated landscaping and temporary car park. 

 

1.3 The Applicant’s pre-application engagement summarised in this report relates to the 

proposals being brought forward in relation to the Reserved Matters application pursuant to 

condition 1 attached to planning application 191068. This is for the erection of 215 dwellings 

with layout, scale, appearance and landscaping to be considered. This relates to the first phase 

of housing on the eastern most part of the development site, Parcel 10 Phase 2b. 

 

1.4 This document provides a record of the pre-application community and stakeholder 

engagement carried out on the proposals for the site during November and December 2024. 

It demonstrates the pre-application engagement carried out by members of the Project Team, 

involving Miller Homes (the Applicant), Nexus Planning (Planning), ALP Ltd (Transport), AAP 

(Architect) and Marengo Communications (Community Consultation); this engagement 

included meetings with local residents and community stakeholders, including local ward and 

parish councillors. 

 

2. Policy Framework 

2.1 This report details the public consultation the Applicant has undertaken, which has been 

carried out in accordance with national and regional policies and in line with guidance 

contained within Wokingham Borough Council’s Statement of Community Involvement (SCI) 

(March 2024). 

 

2.2 The National Planning Policy Framework (NPPF), updated in December 2024, encourages 

positive community engagement between all parties involved and affected by development 

proposals. Specifically, paragraph 40 of the NPPF states that: “Early engagement has 

significant potential to improve the efficiency and effectiveness of the planning application 

system for all parties. Good quality pre-application discussion enables better coordination 

between public and private resources and improved outcomes for the community.” Paragraph 

137 also states that “Applications that can demonstrate early, proactive and effective 

engagement with the community should be looked on more favourably than those that 
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cannot.” This report has been written in accordance with national and local planning policy 

regarding community engagement and involvement.  

 

2.3 The Localism Act received Royal Assent in November 2011 and makes pre-application 

consultation a statutory obligation. It also requires developers to bring their proposals to the 

attention of nearby residents and businesses.  

 

2.4 Wokingham Borough Council’s SCI (March 2024) states:  

 

“2.6 We look for our commitment to engagement to be matched by landowners and 

developers who are considering bringing forward proposals.  

 

2.7 Landowners and developers should engage early so that the views of residents and other 

stakeholders can be taken into account when deciding whether to proceed with a proposal, 

and if that is the decision, in the detail of the proposal itself. The purpose of the engagement 

should be made clear and highlight that this is prior to any planning application being 

submitted to the council.” 

 

3. The Site 

Planning context  

3.1 Miller Homes, alongside Kier Ventures Ltd, obtained hybrid planning permission for Phase 2b 

of the South Wokingham Strategic Development Location (“SDL”) on 19th July 2024, planning 

reference: 191068. This hybrid planning application (part outline/part detailed) comprises an 

outline application with all matters reserved except principal means of access to the highways, 

for a mixed use development of up to 1,434 dwellings, a two-form entry primary school, local 

centre (A1, A2, A3, A4, A5 and D1 including community building D1/D2), public open space, 

play areas and associated infrastructure and landscaping; and a full application for the 

proposed Suitable Alternative Natural Greenspace (SANG), associated landscaping and 

temporary car park. 

 

3.2 Parcel 10, Phase 2b of the South Wokingham Strategic Development Location lies to the south 

of the railway line and is part of a larger allocation in the Wokingham Borough Council Core 

Strategy (2010) for a mixed-use development of approximately 2,500 dwellings. 

 

3.3 This SCI document relates to consultation carried out in advance of the Applicant’s submission 

of the first Reserved Matters application, comprising 215 homes, pursuant to the condition 1 

attached to the hybrid planning consent 191068, and is focused on land located at the far 

eastern side, to the east of the William Heelas Way and Waterloo Road roundabout. 
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The site today  

The site 

3.4  Parcel 10, Phase 2b of the South Wokingham Strategic Development Location consists of 

grazed pasture divided into two fields by a field hedge and ditch. It is bounded to the north by 

the railway line, to the west by the new William Heelas Way and to the east by mature trees 

and hedge belt, with future approved development for R14 beyond. There are relatively few 

existing residential neighbours, to be found to the south/south east of the site, with an 

industrial estate also located to the east. 

 

 
Site redline plan and views 

 

Summary of the proposed development  
 
3.5  The Applicant’s vision in bringing forward the first new homes on Parcel 10, Phase 2b is to 

create a place which is sensitive to its landscape setting, and which will create an attractive 

residential environment where people will aspire to live. 

 

3.6  The key features of the proposed scheme as presented in the pre-application consultation 

 period are listed below: 

 

✓ 218 new homes. 

✓ 76 affordable new homes in a mix of affordable rented and shared ownership. 

✓ Houses ranging from 2 to 2 ½ storeys in height. 

✓ Apartments ranging from 3 to 4 storeys in height. 
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✓ Integrated and surrounding green space with pedestrian links to the wider 

development. 

✓ Cycle and pedestrian links through the site from William Heelas Way, Waterloo Road 

and R14. 

✓ Total of 416 parking spaces split between allocated, unallocated and visitors. 

✓ Each house and apartment will have access to an electric vehicle charging point. 

✓ Each property will have secure parking for cycles 

     
 

 
Illustrative images 

 

4. Pre-submission consultation 

Consultation methods and approach 

 
4.1 The pre-application consultation has been underpinned by national and local planning policy 

regarding community engagement and involvement.  

 

4.2 The objective of the consultation process was to engage with neighbours, local stakeholders 

and community representatives, raising awareness of the proposals, providing opportunities 

for people to ask questions, and inviting feedback ahead of finalising and submitting a 

Reserved Matters planning application. 

 

 

Pre-application engagement - Immediate Neighbour Meetings 
 

4.3 Letters were sent in November 2024 via Royal Mail to 10 identified immediate residential, 

business and community neighbours to the south/south east of the site. The letter contained 

headline information about the Applicant, the site and existing outline planning consent, and 

an invitation and offer to meet the Applicant team, either in-person or virtually, to learn more 

about the Applicant’s plans in relation to their imminent Reserved Matters application. The 

letter included a freephone number and project email address to enable direct contact to be 

made with the Applicant team. (See Appendix 1. for a copy of the letter and the immediate 

neighbour mailing area). 
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4.4 In total, one household (two residents) took up the offer of engagement, with a virtual 

meeting held between the applicant team and the residents on 21st November 2024. A 

summary of key points discussed is included in Section 5 below. 

 

Pre-application engagement - Stakeholder outreach and meetings 
 

4.5 During October and November 2024, email/telephone contact was made with local 

stakeholders, offering to meet to present and discuss proposals ahead of a planning 

application being submitted to Wokingham Borough Council. Initial outreach emails were sent 

to: 

• Wokingham Without Parish Council 

• Wokingham Town Council 

• Wokingham Without ward members: Cllr Jordan Montgomery, Cllr Séona Turtle, Cllr 

Marc Brunel-Walker 

 (See Appendix 2. for sample copy of the initial outreach stakeholder email). 
 

4.6 As a result of this outreach, meetings were held with ward councillors, parish and town 

councillors, as outlined in the table which follows. 

 

Date  Meeting  

19th November 2024 Meeting with members of Wokingham Without Parish Council 

Presentation and discussion 

Cllr Lesley Foxwell (Chairman) 

Cllr Nicholas Martin (Vice-Chairman)  

Cllr Séona Turtle (also Ward Councillor)  

Cllr Kevin Whitehead  

Debbie Gooch - Parish Clerk  

26th November 2024 A Teams meeting with members of Wokingham Town Council: 

(Presentation and discussion) 

Cllr Keith Malvern 

Cllr Chetna Jamthe 

Cllr Imogen Shepherd-Dubey (Chair of the TC Planning Committee; 

Executive member for Finance at Wokingham BC) 

Cllr Sally Gurney 

Cllr Alexandra Domingue 

Miles Thorne (Clerk of the TC Planning Committee) 

 

4.7 At these meetings, the Applicant team presented their proposals, with the presentation 

followed by opportunity for discussion and questions/feedback. The presentation included 

information about:  

 

• Planning background 

• The site 

• The Applicant 

• The Applicant’s vision for the site 
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• Site layout 

• Landscape layout 

• Appearance, materials and detailing 

• Home types/designs 

• Transport and Access 

• Sustainability and Ecology 

 See Appendix 3. for a copy of the presentation materials.   
 
4.8 Key aspects discussed and concerns raised during these meetings are summarised in Section 

5, Feedback, below. 
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5. Feedback and applicant response 

Feedback from immediate neighbours 
 

5.1 Key aspects discussed during the meeting with immediate neighbours are shown in the table 

below, along with the Applicant’s response. 

 

Aspect Applicant response 

Screening and privacy – request to see 

retention of existing hedgerows. 

Existing boundary treatments will be 

retained and enhanced where possible. 

Overall landscaping plan – request for a  

more comprehensive landscaping plan to be 

shared when available. 

A comprehensive landscaping plan will be 

submitted in support of the application, 

which will be available to view on the 

Councils public access portal. 

Appreciation of the lower two-storey homes 

rather than taller apartment blocks being 

located closer to existing neighbour’s 

boundary. 

Noted.  

Pleased to see the introduction of 

hammerhead road to service the 16 

properties being created close to existing 

neighbours. 

Noted.  

Pleased to see pedestrian and cycle links 

being provided. 

Noted.  

How will construction be managed? 

Construction timetable, construction traffic 

and construction communications. 

This information will be set out in the 

Construction and Environmental 

Management Plan (CEMP), which will be 

submitted as part of a discharge of 

condition application following approval of 

the reserved matters application. 

 

 

Feedback from meeting with Wokingham Without Parish Council members 
 

5.2 Whilst the Parish Council members welcomed the meeting offer and briefing about the RMA 

proposals for Phase 2b, there were a number of points raised in relation to traffic / current 

road networks, construction traffic and architecture. Key themes arising from the meeting are 

identified below, along with the Applicant’s response. 

 

Themes Applicant response 

Homes design  

A major concern: 

The illustrative architectural drawings 

The Strategic Development Location is 
supported by a Design Code which sets the 
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Themes Applicant response 

The Council does not want to see just block 

houses built and want to see something 

more innovative / inspiring and in keeping 

with Wokingham Without which is a very 

highly sought after area. The Council would 

like architecture that creates a sense of 

place rather than homes that "All look 

rather identical and just a big housing estate 

from the 1930s".  

design principles for different character 
areas across the Site which has been 
consulted on with the Council. The design of 

the dwellings will follow these principles for 
each character area to provide a high-
quality development. 

Councillors would like the Applicant to 

review the lighting.  

 

 

Condition 24 requires an overarching 

lighting strategy to be submitted and 

approved by Wokingham prior to 

commencement. The lighting strategy has 

been reviewed by the Applicant’s ecologist 

and landscape consultant to ensure it is 

appropriate for use as well as functional.   

Highways and Transport  

Concerns were raised with the responsibility 

of non-adopted roads. Will the roads in 

parcel R10 be adopted or will the proposed 

management company be in charge of 

maintenance etc of the road network or will 

the Council ultimately be in charge of 

maintenance, so the roads will be adopted 

by WBC? 

The application is submitted with a 

proposed adoption plan. Any areas 

proposed not to be adopted will be 

managed by a management company on 

behalf of the residents. 

Will the proposed cycle and pedestrian links 

also link into the green highway and the 

Bracknell links the Parish have worked so 

hard to put in place? 

As part of the wider pedestrian and cycle 

strategy of the Phase 2b planning 

permission, the western development 

parcel will provide direct connection to 

Extension D of the Greenway route. This is 

brought forward as part of a separate RMA. 

Concerns that the proposed bus route only 

goes east to west and not north to south. 

Are there any plans for the bus route to go 

north to south, as that would link the new 

residents with other areas and make 

sustainable travel easier? 

The SWDR will form the corridor for bus 

route travel – from the town centre towards 

Bracknell via Jennett’s Park. There is no 

provision for north-south bus routes as part 

of the Hybrid consent (Section 12.5 of the 

Committee Report discusses public 

transport).  

 

A considerable financial contribution is 

made through Section 106 towards the 

Council implementing a public transport 

strategy. 
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Themes Applicant response 

There is concern about the level of traffic on 

Old Wokingham Road and Nine Mile Ride 

which is always busy – are you able to 

provide information so that the traffic 

modelling and surveys that have taken place 

can be understood? 

The details are available on the Council’s 

website under application 191068. The 

transport modelling has been accepted by 

the Council and this is not a matter for the 

RMA. 

Will the distribution road have to be 

implemented before any homes are built? 

The Parish believes that this is the case and 

that all construction traffic should go down 

the distribution road rather than existing 

roads in the area and was always part of the 

outline agreement. 

There are no conditions or Section 106 
obligations restricting occupations / 
commencement until the SWDR is delivered 
in full. There are obligations within the 
Hybrid consent requiring the Parcel R10 
section to be in-situ by the 50th occupation 
of the Phase 2b development; and a 
separate obligation for the R14 section to be 
delivered by the 50th occupation within 
Phase 2a.  
 

Construction Management  

The Parish would like to see a haul road into 

the site - is this part of the RMA proposals?   

Temporary access points are to be agreed 

with WBC for construction traffic. These are 

subject to conditions of the Hybrid consent. 

What routes will construction traffic use if 

the RMA is approved? 

Condition 36 of the Hybrid permission 

requires details for the construction phase 

including routes that construction traffic will 

take. A separate application will be 

submitted.   

Will any material be taken off-site as part of 

the works? 

It is the intention to minimise material taken 

off site. However, where this is not possible 

and material is suitable for reuse, this will be 

stored for within the wider Phase 2 site to 

reduce the need to import material during 

future Reserved Matters planning 

applications. If excavated material is 

unsuitable for reuse, this will be taken off 

site and disposed of appropriately. 

Utilities and services  

Who will be responsible for refuse 

collection?  

There are existing problems with refuse 

collection.  Will bin collection/recycling be a 

Council responsibility or the responsibility of 

the management company? 

Refuse collection will be the responsibility of 

Wokingham Borough Council. The 

application is submitted with details for 

waste storage and collection. 
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Themes Applicant response 

There are two water companies in the area 

- Thames Water take the waste and 

Southeastern provide the water, so please 

make sure you are speaking to both 

companies as part of the planning process.  

Noted and discussions have and will 

continue to take place. 

 

 

Feedback from meeting with Wokingham Town Council members 

 

5.3 Key themes arising from the meeting are identified below, along with the Applicant’s 

response. 

 

Themes Applicant response 

Highways and Parking  

There is concern that there is an insufficient 

number of parking spaces, and that this will 

lead to potential misuse by residents of 

unallocated/visitor parking as a result. 

 

Car parking has been calculated in 

accordance with WBC guidance and is 

provided in a number of ways: for 

dwellinghouses allocated parking is either 

alongside or in front of the plot, while 

landscaped parking courts have been 

incorporated for apartment blocks. Visitor 

spaces and unallocated spaces are 

thoughtfully integrated into the street 

scene with soft landscaping. Every dwelling 

will be equipped with an Electric Vehicle 

Charging Point (EVCP). 

Management of roads/lighting – will WBC be 

adopting and maintaining these? 

The application is submitted with a 
proposed adoption plan. Lighting within 
adopted areas will be maintained by WBC 
otherwise, proposed lighting will be 
maintained by a management company.  
 

Is the development of R10 reliant on the 

delivery of the SWDR? 

R10 is independent and not reliant on the 

SWDR, as there are no condition or Section 

obligations restricting occupancy. 

Contributions secured under the Hybrid 

permission will be made to interim and 

permanent public transport strategies to 

serve the development.   
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Homes Design and Tenure  

Concern to see homes designed for future 

generations. 

Homes will meet the current Building 

Regulation requirements. At least 5% of the 

total number of homes will also meet the 

M4(2) accessible and adaptable standard. 

 

Careful consideration has been given to the 

design of the apartment buildings following 

officer comments at pre-application stage 

using a carefully selected material palette. 

Keen to see inclusion of solar panels as part 

of the sustainability strategy. 

 

The submitted Energy Strategy proposes 

the use of Air Source Heat Pumps for the 

new homes for hot water and heating. The 

apartments will be equipped with an Air 

Source Heat Pump cylinder for hot water 

and panel heaters for heating. Condition 65 

of the hybrid application requires each 

parcel to achieve at least a 10% reduction in 

carbon emissions beyond Part L of the 

Building Regulations. The proposed energy 

strategy results in a 61.67% reduction in 

carbon emissions across the Site. 

Concern about the affordability of 

‘affordable homes’ - alignment with 

Wokingham Affordable Policy. 

 

35% of the homes will be affordable home. 

The provision, tenure and mix of affordable 

homes will be required to meet the 

Council’s affordable housing thresholds and 

controls, as agreed through the Section 106 

agreement. 

Services and facilities  

In addition to main stream school, what will 

future Special Educational Needs provision 

be? 

 

This is a matter for the Council as the 

education authority. 

What services will be provided for an aging 

population? 

 

Some homes will be built to M4(2) 

standards, which mean they will be 

accessible and adaptable for all users. 

Community space – will it be provided as an 

‘empty shell’ or ready to go ‘usable space’? 

The Section 106 includes obligations to 

deliver the facilities to certain 

specifications, including completing with 

fixtures and fittings, such as fully operating 

kitchens, storage facilities, WCs, floor 

finishing, doors and windows, electrical 

equipment, firefighting equipment, notice 
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boards and cloakroom facilities. This will be 

a matter for a future planning application.  

 

 

 

 

 

 

 

 

6. Conclusion 

6.1 This consultation has met the requirements laid out as part of the NPPF, the Localism Act, and 

Wokingham Borough Council’s Statement of Community Involvement.  

 

6.2 The team have proactively engaged with local community stakeholders and immediate 

neighbours to the site, with meetings held both to present the proposals and to gain feedback 

from those likely to be most directly affected. 

 

6.3 Following on from these meetings, the Applicant has reviewed their proposals and made the 

following amends/commitments: 

 

• Additional footpaths have been added to provide better pedestrian and cycle 

connections from the Site into adjoining parcels. In particular, a new connection into 

the Parcel R14 play facility to the east is shown.  

• Parking courts are arranged with more tree planting and landscaping to soften the 

built form.  

• Introduced more rain gardens and tree planting than shown at pre-application and 

consultation stages.  

• Amendments to the material of streets with more block paving on lower category 

roads.  

• Introduction of visitor cycle stands outside apartment buildings.  

• Alterations to the heights of Block 1 and 4 following pre-application advice to reduce 

the overall height of the buildings.  

• Development of the design of the new homes following discussions with planning 

officers and councillors.  

• Enhanced amenity areas and enclosures for apartment buildings  

 

6.4 The Applicant remains committed to ongoing engagement with local residents and 

stakeholders as the application progresses through the planning process. 
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Appendices 
 
Appendix 1. Immediate neighbour mailing area and immediate neighbour letter 
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Appendix 2.   Initial stakeholder outreach emails (samples) 
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Appendix 3.  Stakeholder presentation  
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