HOUSEHOLDER
DRAFT DECISION NOTICE

WOKINGHAM

BOROUGH COUNCIL
Expiry Date: 19 November 2025
Application Number: 242015
Location: 349 Hyde End Road, Spencers Wood, Wokingham, RG7
1DD
Proposal: Householder application for the proposed reconfiguring of

the main roof from hipped to end gable, first floor and
second floor extensions, including the addition of dormer
windows and roof lights.

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 (Site Location Plan), (Block Plans), (2426-P100), (2426-
P101), (2426-P102), received by the local planning authority on 06/08/2025. 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 - Except where stated otherwise on the approved drawings
and application form, 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 other minor variations are agreed in writing after
the date of this permission and before implementation with the Local Planning
Authority.

Reason: To ensure that the external appearance of the building is satisfactory.
Relevant policy: Core Strategy policies CP1 and CP3.

4. Works are to be carried out in full accordance with the Precautionary Working
Method Statement given in Section 6.3 of the submitted Bat Emergence Survey
(John Wenman Ecological Consultancy, ref.: R2780_BES_a, July 2025). Within one
month of substantial completion a short closing-out report demonstrating that the
ecological mitigation and enhancement measures have been implemented to the
satisfaction of the Owner's Ecologist is to be issued to the council.
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Reason: To ensure that biodiversity, protected and priority species are not adversely
affected by the proposals. Relevant policy: Core Strategy policies CP3 and CP7, and
Managing Development Delivery Local Plan policy TB23.

5. Prior to occupation, a 'lighting design strategy for biodiversity' for any areas to be
lit designed in accordance with best practice including in accordance with 'Bats and
Artificial Lighting at Night' Guidance Note GN 08/23 shall be submitted to and
approved in writing by the local planning authority. The strategy shall:

a) ldentify those areas/features on site that are particularly sensitive for bats and
birds and that are likely to cause disturbance in or around their breeding sites and
resting places or along important routes used to access key areas of their territory,
for example, for foraging; and

b) Show how and where external lighting will be installed (through the provision of
appropriate lighting contour plans and technical specifications) so that it can be
clearly demonstrated that areas to be lit will not disturb or prevent the above species
using their territory or having access to their breeding sites and resting places.
Reason: To ensure that biodiversity, protected and priority species are not adversely
affected and provide enhancement in accordance with the NPPF. Relevant policy:
NPPF paragraph 198 section 15, Core Strategy policies CP3 and CP7, and
Managing Development Delivery Local Plan policy TB23.

Informatives

1. 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.

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.

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.

Recommendation and conditions/reasons agreed:

4}\%

Date: 18.11.25

REMEMBER - The earliest date for a decision on this application is: 16 October
2025
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