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FULL PLANNING APPROVAL
DRAFT DECISION NOTICE

Expiry Date: 21 October 2025

Application Number: 251486

Location: Land west of Edney's Hill, Barkham Road, Barkham

Proposal: Full application for the proposed erection of 16 no. 
dwellings with new access off Edney's Hill, plus footpaths, 
car ports, parking, landscaping and associated works. 

Recommendation: Refused

Reasons
1.  The proposal represents inappropriate, unplanned development outside of 
development limits within the countryside and contrary to the spatial objectives of the 
development plan and to Policies CP1, CP9 and CP11 of the Core Strategy, Policy 
CC01 of the MDD Local Plan, Policy IRS1 of the Arborfield and Barkham 
Neighbourhood Plan and the NPPF. 

2.  The proposed development would have an adverse impact on the landscape, 
character and appearance of the area by reason of the loss of an open green field in 
the countryside to an urbanising, poorly designed development, contrary to policies 
CP1, CP3 and CP11 of the Core Strategy, policies CC01, CC03 and TB21 of the 
MDD Local Plan, policies AD3 and IRS2 Arborfield and Barkham Neighbourhood 
Plan, Barkham Village Design Statement, the Wokingham Borough Design Guide 
Supplementary Planning Document (2012), the Wokingham Borough Landscape 
Character Assessment and the NPPF. 

3.  The location of the proposed development is unsustainable in transport terms as 
the proposed development is not within suitable distances of day-to-day local 
facilities and amenities, including areas of public open space, by non-motorised 
transport modes, and will result in a high level of car dependency contrary to the 
sustainable goals in Section 8 and 9 of the NPPF, as well as policies CP1, CP2, CP3 
and CP6 of the Core Strategy and TB08 of the MDD Local Plan. 

4.  In the absence of adequate information regarding satisfactory access 
arrangements, visibility splays and turning area for vehicles entering/exiting the site, 
it has not been demonstrated that the proposal will not lead to a detrimental impact 
on both highways and pedestrian safety, and that the development can be 
adequately serviced in terms of waste provision. The proposal is contrary to policies 
CP1, CP3 and CP6 of the Core Strategy, policy CC04 of the MDD and the NPPF. 

5.  The proposed balcony serving plot 11 would result in uninterrupted views across 
the proposed gardens of plots 6 and 7 and therefore the privacy for future occupiers 
would be compromised, contrary to policy CP3 of the Core Strategy and the 



Page 2 of 5

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.

Wokingham Borough Design Guide Supplementary Planning Document (2012) and 
the NPPF. 

6.  The applicant has failed to demonstrate that future occupiers of the proposed 
development would not be subject to adverse noise from the exisitng surrounding 
environment. The proposal is therefore contrary to policy CC06 of the MDD Local 
Plan, policy CP1 of the Core Strategy and the NPPF. 

7.  The proposal fails to demonstrate that the development can be suitably 
accommodated within the site without impinging on root protection areas, resulting in 
adverse and unacceptable impacts on important trees. Furthermore, impact on 
exisitng trees has failed to be considered in relation to required highway visibility 
splays. As such, the proposal fails to comply with CC03 of the MDD Local Plan and 
NPPF. 

8.  In the absence of a planning obligation to secure suitable avoidance and 
mitigation measure and access management monitoring arrangements, in terms that 
are satisfactory to the Local Planning Authority (LPA), the LPA is unable to satisfy 
itself that the proposals include adequate mitigation measures to prevent the 
proposed development from having an adverse effect on the integrity of the Thames 
Basin Heaths SPA, in line with the requirements of Regulation 63 of the 
Conservation of Habitats and Species Regulations 2017 as amended and Article 
6(3) of Directive 92/43/EEC. The proposal would be contrary to Policy NRM6 of the 
South East Plan, Policies CP8 and CP4 of the Core Strategy. 

9.  By virtue of a lack of accurate information, an assessment of how 10% 
biodiversity net gain will be achieved is not possible and as such, the survey 
assessment is not acceptable and therefore the relevant date of pre-development 
biodiversity value is not agreed. As such, if granted planning permission, there is no 
guarantee if 10% biodiversity net gain will be achieved, hence would be contrary to 
Schedule 7A of the Town and Country Planning Act 1990 (as inserted by Schedule 
14 of the Environment Act 2021). 

10.  In the absence of a completed Legal Agreement, the schemes fails to make 
adequate provision for highways infrastructure, contrary to Policies CP1, CP3, CP4 
and CP6 of the Core Strategy the NPPF. 

11.  In the absence of a completed legal agreement, the scheme fails to make 
adequate provision towards primary medical care to accommodate for the increase 
in population as a result of the development. The proposal is therefore contrary to 
policy CP1 of the Core Strategy and the NPPF 

12.  In the absence of a completed legal agreement, the scheme fails to make 
adequate provision for affordable housing, contrary to Policy CP5 of the Core 
Strategy and the NPPF. 

13.  In the absence of a completed legal agreement, the proposal fails to secure 
opportunities for training, apprenticeships and other vocational initiatives to develop 
local employability skills contrary to policy TB12 of the MDD Local Plan. 

Informatives
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1.  This decision is in respect of the floowing drawings and documents: 

WOK-PL001 - Ground Floor Plans Apartments

WOK-PL003 - Elevations Apartments

PL004 - Elevations Apartments

WOK-PL005 - Floor Plans House Type 895

WOK-PL006 - Elevatrions House Type 895

WOK-PL007 - Floor Plans House Type 1003

WOK-PL008 - Elevations House Type 1003

WOK-PL009 - Floor Plans House Type 1358

WOK-PL010 - Elevations House Type 1358

WOK-PL011 - Floor Plans & Elevations Single Car Port

WOK-PL012 - Floor Plans & Elevations Souble Car Port

WOK-PL013 -  Floor Plans & Elevations Car Port

WOK-PL014 - Floor Plans House Type 1003 V2

WOK-PL100 - Site Location Plan

WOK-PL015 - Elevations House Type 1003 V2

WOK-PL101 - Site Layout

WOK-PL102 - Materials Plan

WOK-PL103 - Tenure Plan

WOK-PL104 - Proposed Street Scene

LSP/100 D - Landscape Strategy Plan

CIL Form

Covering letter dated 10th June 2025

Energy Statement prepared by Ashby Energy Assessors V1, dated 29/01/2025

Planning Statement, June 2025

Landscape & Visual Apprasial, LA1031.LVA.002 dated June 2025 Transport 
Statement, Document no: 1052.0002/TS/3, April 2025
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Drainage Strategy, Job no: 31875 , preapred by Price & Myers, dated March 2025

Ecological Apprasial, Ref: ESEC/24084/01/v1.0, preapred by Essential Ecology, 
dated April 2025

Arboricultural Imapct Assessment, prepared by aspect arboriculture, 12357_AIA.001, 
dated April 2025

Design and Access Statement, June 2025

Biodiversity Gain Statement, Ref: ESEC/24084/02/v1.0, preapred by Essential 
Ecology, dated April 2025

BNG Metric 

Received 23rd June 2025 

Application Form

Received 4th July 2025 

WOK-PL002 A - First Floor Plans Apartments

WOK-PL105 - Roof Plan

WOK-PL106 - FFL Plan

WOK-PL107 - Existing Site Section

WOK-PL108 - Proposed Site Section

Phase I Desk Study & Phase II Geotechnical and Geo-Environemntal Report, Report  
24-12-06, March 2025  prepared by Geo Integrity

The Statutory Biodiversity Metric

Statement of Community Involvement, July 2025

Travel Plan, Document no: 1052.0002/TP/1, dated July 2025 

Received 22nd July 2025 

2.  The Council engages with all applicants in a positive and proactive way through 
specific pre-application enquiries and the detailed advice available on the Council’s 
website. On this particular application, no pre-application advice was sought before 
the application was submitted. As the proposal was clearly contrary to the provisions 
of the Development Plan, it was considered that further discussions would be 
unnecessary and costly for all parties. 

Recommendation and conditions/reasons agreed: 
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Date: 16/10/25

REMEMBER - The earliest date for a decision on this application is: 21 August 2025
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