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HOUSEHOLDER
DRAFT DECISION NOTICE

Expiry Date: 31 January 2025

Application Number: 242348

Location: Sulby Croft, Heathlands Road, Wokingham, RG40 3AR

Proposal: Householder application for the proposed modification of 
the existing roof form and erection of a first-floor front 
extension, a two-storey front extension, a single-storey 
side and rear extension and a two- storey rear extension 
with balcony, plus changes to fenestration including the 
addition of 2no. Juliet balconies, and a two-storey, side 
residential annexe extension. 

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 9230-100, 9230-101, 9230-102, 9230-103, 9230-104A, 9230-105, 9230-
106, 9230-107A, 9230-108A, 9230-109A, 9230-110A, 9230 -111, 9230-113A and 
9230-114A received by the local planning authority on 12/09/2024, 01/10/2024, 
18/09/2024, 21/10/2024, 22/10/2024 and 06/12/2024. 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. 

3.  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). 

4.  Protection of trees etc
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. 

5.  Prior to occupation of the development hereby approved, details of the infiltration 
tests results shall be submitted to and approved in writing by the local planning 
authority. The details shall be in accordance with BRE 365 standards and must be 
undertaken to establish the appropriate infiltration technique. They must include: 
i) a timetable for its implementation, and
ii) a management and maintenance plan for the lifetime of the development which 
shall include the arrangements for adoption by any public body or statutory 
undertaker, or any other arrangements to secure the operation of the sustainable 
drainage scheme throughout its lifetime. 
The SUDs scheme shall be implemented and thereafter managed and maintained in 
accordance with the approved details. 



Page 3 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.

Reason: 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. 

6.  Prior to the installation of the Air Source Heat Pump (ASHP) hereby approved, 
details and specification of the unit along with either: 
• A Microgeneration Certified Scheme 020 Assessment (according to a formula 
prescribed in this Government sponsored scheme); or
• A Noise Impact Assessment conducted by an appropriately qualified person(s). 
This can inform the installation to achieve best practice and good acoustic design. 
This should  address noise impact in terms of future users of the proposed site and 
nearby properties, both internal and external spaces. 
will be submitted to and approved in writing by the local planning authority. The 
ASHP shall be installed and thereafter managed and maintained in accordance with 
the approved details. 
Reason: To protect residential amenity. Relevant policy: NPPF Section 15 
(Conserving and Enhancing the Natural Environment), Core Strategy policies CP1 
and CP3 and Managing Development Delivery Local Plan policy CC06. 

7.  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 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. 

9.  Retention of trees and shrubs
No trees, shrubs or hedges within the site which are shown as being retained on the 
approved plans shall be felled, uprooted wilfully damaged or destroyed, cut back in 
any way or removed without previous written consent of the local planning authority; 
any trees, shrubs or hedges removed without consent or dying or being severely 
damaged or becoming seriously diseased within 5 years from the completion of the 
development hereby permitted shall be replaced with trees, shrubs or hedge plants 
of similar size and species unless the local planning authority gives written consent 
to any variation. 
Reason: To secure the protection throughout the time that development is being 
carried out, of trees, shrubs and hedges growing within the site which are of amenity 
value to the are.  Relevant policy: Core Strategy policy CP3 and Managing 
Development Delivery Local Plan policies CC03 and TB21. 
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10.  The annexe hereby approved shall be used as ancillary accommodation to the 
enjoyment of the main dwellinghouse and the dwelling shall remain in use as a 
single dwellinghouse and not be used, sold or
sub-let as separate dwellings. 
Reason: A separate unit of accommodation of this nature may not be acceptable in 
this location in the interests of the amenities, character of the area and highway 
safety in accordance with Core Strategy Policies CP1, CP3, CP4 and Managing 
Development Delivery Local Plan policies CCO1, CCO7, TB07 and TB08. 

11.  Works are to be carried out in full accordance with the recommendations and 
compensation given in Section 5 of the Bat Report - 'Bat Emergence Survey, Sulby 
Croft' (September 2024), Report Number: ASW/MPIL/103/28/2024) unless otherwise 
agreed in writing by the council. 
Reason: To ensure that biodiversity, protected and priority species are not adversely 
affected by the proposals. Relevant policy: NPPF paragraph 191 Section 15, Local 
Plan Core Strategy policies CP1, CP3 and CP7 and Managing Development 
Delivery Local Plan policy TB23. 

12.  Restriction of permitted development rights
Notwithstanding the provisions of Class E of Part 1 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 
building, enclosure, swimming or other pool, or container for the storage of oil or 
liquid petroleum gas shall be erected within the curtilage of the dwelling house 
hereby permitted. 
Reason: To safeguard the character of the Countryside.

Relevant policy: Core Strategy policies CP1 and CP3 and CP11, and Managing 
Development Delivery Local Plan policy TB21. 

13.  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. 

Informatives
1.  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. 

2.  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. 
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3.  Bats are a protected species under the Conservation of Habitats and Species 
Regulations 2017 (as amended).  Should any bats or evidence of bats be found prior 
to or during the development, all works must stop immediately and an ecological 
consultant contacted for further advice before works can proceed.  All contractors 
working on site should be made aware of the advice and provided with the contact 
details of a relevant ecological consultant. 

4.  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. 

5.  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: 

- Submission of a drainage report.

- Amended plans to remove the swimming pool element from the scheme. - Change 
of description agreed.

- Conditions agreed. 

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: 24.1.25

REMEMBER - The earliest date for a decision on this application is: 3 January 2025
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