HOUSEHOLDER
DRAFT DECISION NOTICE

WOKINGHAM

BOROUGH COUNCIL
Expiry Date: 27 January 2026
Application Number: 251704
Location: Suncot, School Road, Barkham, Wokingham, RG41 4TR
Proposal: Householder application for the proposed erection of first

floor front, side and rear extension, roof extension with
dormer windows.

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 25/001- A003 B, 25/001- A002 REVISION, 25/001- A0OG6 A,
25/001- A007 REVISION received by the local planning authority on 17/07/2025 and
11/12/2025. 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,
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. Protection of Existing Trees

a) No development or other operations shall take place except in complete
accordance with the BS 5837:2012 Tree Survey, Arboricultural Impact Assessment,
Arboricultural Method Statement and Tree Protection Plan prepared by ATS in
December 2025 (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.
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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. No works shall commence until a licence for development

works affecting bats has been obtained from Natural England and a copy of the
licence and approved mitigation strategy, (or an email from Natural England that the
site has been registered under a Bat Mitigation Class Licence or Bat Earned
Recognition Class Licence) have been submitted to the council. Thereafter
mitigations measures detailed in the licence shall be maintained in accordance with
the approved details.

Reason: To ensure that protected and priority species are not adversely affected by
the proposals.Relevant policy: NPPF paragraph 198 Section 15 (Conserving and
Enhancing the Natural Environment), Core Strategy policies CP1, CP3 and CP7 and
Managing

Development Delivery Local Plan policy TB23.

6. 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 unless set back a distance of at least 5 metres from the highway boundary
and so as to open away from the highway.

Reason: To ensure that vehicles do not obstruct the highway whilst waiting for gates
or barriers to be opened or closed, in the interests of road safety. Relevant policy:
Core Strategy policies CP3 & CP6.

7. Obscure glazing - The 2 no. first floor flank dormer windows in the south east
elevation and 1 no. first floor flank dormer window on the north western elevation of
the development hereby permitted shall be fitted with obscured glass and shall be
permanently so-retained. The window shall be non-opening unless the parts of the
window which can be opened are more than 1.7 metres above the finished floor level
of the room in which the window is installed and shall be permanently so-retained.
Reason: To safeguard the residential amenities of neighbouring properties. Relevant
policy: Core Strategy policy CP3.

Informatives
1. The Local Planning Authority has acted positively and proactively in determining
this application by assessing the proposal against all material considerations,
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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. 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: M€
Date: 26.01.2026

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