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Site Loaction 

 
Located in the Borough of Wokingham, in the Eastheath residential area, southwest of 
Wokingham town centre. 
Falls within the Evendons East Ward. 
Outside the settlement boundary on countryside-designated land, but borders the built-up 
area and is classified as suitable for development in the Council’s SHLAA. 
Bounded by Evendons Lane and Blagrove Lane; current vehicle access is from the southern 
boundary on Evendons Lane. 
Lies within the 5km to 7km zone of the Thames Basin Heaths Special Protection Area (SPA). 

 
Site Description 
Total site area: approximately 0.83 hectares; part brownfield, part open field/paddock. 
‘The Evendons Centre’ occupies about half the site: includes small commercial units and a 
large hardstanding for parking. 
The rest is a small field/paddock with strong, partially wooded boundaries. 
Surroundings are mixed: adjacent to both established and new residential areas (e.g., 
Redlands Place to the south-west). 
North and west: predominantly farmland, open space, and rural residences. 
Site boundary wraps around ‘Rosery Cottage’ on the north side of Evendons Lane. 
Sandmartins Golf Club is located further south across Evendons Lane. 
Site is mostly flat with gentle slope and established perimeter landscaping. 
Views into the site are limited by mature vegetation

THE SITE

SiteSite

Evendons Lane

Blagrove Lane
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A. Veiw along Blagrove Lane B. Existing site entrance along Evedons Lane.

C. View from extisting acsess looking towards the building. D. View looking East towards the existing buildings. E. Views looking North along the Eastern boundary. 
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The site is situated in the Borough of Wokingham, within the residential area of Eastheath, to the 
southwest of Wokingham town centre. It lies within the Evendons East Ward. 
 
Although located outside the defined settlement boundary on land designated as countryside, 
the site adjoins the existing built-up area and represents a natural extension of it. The Council’s 
Strategic Housing Land Availability Assessment (SHLAA) has identified it as suitable for 
development. 
 
The site is bordered by Evendons Lane and Blagrove Lane, with vehicular access currently 
provided via the southern boundary along Evendons Lane. 
 
It is located within the 5km to 7km buffer zone of the Thames Basin Heaths Special Protection 
Area (SPA).

The site covers an area of approximately 0.83 hectares and comprises a mix of brownfield land 
and open field/paddock.

Approximately half of the site is occupied by ‘The Evendons Centre’, which includes a collection 
of small commercial units and a substantial area of hardstanding used for vehicle parking. 
 
The remainder consists of a small field or paddock, enclosed by well-established, partially 
wooded boundaries. 
 
The site’s immediate surroundings are varied. It lies between established and newly developed 
residential areas, including properties along Evendons Lane and Blagrove Lane to the east, and 
the newer Redlands Place development to the south-west. 
 
To the north and west, the area transitions to a more rural character, featuring open farmland, 
scattered rural dwellings, and undeveloped green space. 
 
The site boundary wraps around a residential property known as ‘Rosery Cottage’, located on 
the northern side of Evendons Lane. 
 
Sand Martins Golf Club is situated further to the south, across Evendons Lane.

The topography is largely level, with only a gentle slope and established boundary landscaping 
around the perimeter. 
 
Mature vegetation significantly restricts views into the site, providing a sense of enclosure and 
visual screening.

The North boundary of the site includes an existing brick wall at a height of approx. 2.5m 
beyond the bank and trees. This boundary extends to just less than half of the site length. The 
remaining portion of the site boundary is close boarded fencing set at a height of 1.8m.  

The South boundary drops from the South East corner approx. 4m to the South West and is 
bounded by a chain link and concrete post fence. Inset of the fence is a belt of mature trees. 

The West boundary drops from the North West corner to the South West corner approx. 2.8m 
and is also bounded by a chain link fence. Inset of the fence are a mix of mature trees and self-
seeded saplings.

‘The Evendons Centre’ consists of a collection of converted buildings currently used for business 
purposes. The main structures are arranged in an irregular cross-shaped layout, formed by a 
series of linear buildings with various projecting outshots, alongside several smaller detached 
units and storage buildings. All buildings are single storey, with roof forms that vary in pitch and 
height. 
 
Despite being single storey, the steeply pitched roofs result in an overall height comparable to 
that of a typical two-storey building. Architecturally, the buildings are of limited interest and 
modest quality, featuring rendered façades and profiled metal roofing. 
 
Surrounding the buildings is a substantial area of hardstanding, primarily used for parking, much 
of which is currently underutilised or vacant. 
 
The total commercial floorspace provided by the existing buildings is approximately 450 square 
metres.
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SITE LIMITATIONS

The site is not subject to any formal landscape quality designations. 
 
It features a gentle topography, with a gradual fall of approximately 3 to 4 metres from north 
to south. 
 
The site is visually well contained, benefiting from mature boundary vegetation, the 
surrounding built form, and the natural landform. 
 
There are no long-range views into the site; visibility is limited to short-range glimpses, 
primarily screened by dense vegetation and the surrounding context. 
 
The western boundary of the site is defined in part by existing drainage ditches. 
 
Vehicular access is available at the south-eastern corner of the site via a level entrance from 
Evendons Lane.



Section 3. Pre-Application: Care Home
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Survey by Keen Consultants, dated May 2023  (ref:
2143-KC-XX-YTREE-TreeSurvey-and-ImpactAssessment-Rev0) Submitted with outline application ref
231351.

Checked and verified in March 2025 by Mark Welby DipArb(RFS), TechCert(ArborA),
FArborA
Arboricultural Association Registered Consultant
www.mwelby.com

# denotes
estimated dimension. Typically due to the tree being inaccessible.
Where dimensions are not listed
please refer to the plan graphics for an indicatvie representation (typically for groups).

5.4m92m²B14/3/202520+ YearsFair condition2m450mm10mCommon Horse
Chestnut40

10.8m366m²B14/3/2025>20 Years

Visually significant broad spreading
tree although main stem and much
of limb structure densely smothered
in ivy preventing thorough inspection
and accurate measurement.

2m900mm17mEnglish oak39

2.4m18m²C24/3/2025>10 YearsCluster of stems forming part of
hedgerow.2m200mm8m

Group of
field

maple
38

4.8m72m²C14/3/2025>10 Years
Growing amidst dense belt of
vegetation on
distal side of ditch.

4m400mm10mField maple37

7.2m163m²B24/3/2025>20 Years

Pair of close growing stems both of
which are densely smothered in ivy
preventing thorough inspection and
accurate measurement.

3m600mm15mPair of ash36

4.8m72m²C14/3/2025>10 Years
Growing on distal side of ditch within
broad belt
of vegetation.

2m400mm13mField maple35

C14/3/2025>10 Years
Of multi-stemmed form and forming
part of
hedgerow.

2m7mHolly34

8.4m222m²U4/3/2025<10 Years
Some stems have failed.  Remaining
stem
liable to failure.

400mm;
400mm;
400mm

10mGoat willow32

4.2m55m²U4/3/2025<10 Years
Showing signs of Ash Dieback.
Mainstem
partially smothered in ivy.

2m350mm13mAsh31

3m56m²B24/3/2025>20 YearsLarger component of hedgerow.2m250mm7m
Group of

field
maple

29

10.2m327m²B24/3/2025>20 Years

Broad spreading example growing
within hedge line.  Pocket of decay
on northern side of mainstem.
Crown partial smothered in
ivy.
Some storm damage.

2m850mm15mEnglish oak28

3.6m41m²B24/3/2025>20 YearsLarger component of hedgerow.300mm8m
Group of

field
maple

27

326.82m²C24/3/2025>10 Years

Established but sparse hedgerow
dividing fields.
Mixed species
including hawthorn, blackthorn, field
maple and hazel.

150mm6mMixed broadleaf
hedge26

8.4m888m²B24/3/2025>20 Years
Closely spaced group of oaks
alongside
Blagrove Lane.

2m700mm16m
Group of
English

oak
25

B24/3/2025>20 Years
Multi stemmed example forming
larger
component of hedge.

8mField maple24

3m28m²B24/3/2025>20 YearsLarger component of hedgerow.2m250mm9mField maple23

181.28m²B24/3/2025>20 Years

Established but outgrown hedgerow
along Blagrove Lane.  Mixed species
including hawthorn, blackthorn, elm
and elder.  Some elm have died and
need to be removed.

150mm7mMixed broadleaf
hedgerow22

4.2m55m²U4/3/2025<10 Years

Growing amidst buildings.  Showing
signs of advanced Ash Dieback.
Unsuited to long term
retention.

5m350mm14mAsh21

4.2m55m²U4/3/2025<10 Years
Advanced Ash Dieback.  Main stem
covered in
ivy.

2m350mm14mAsh20

222m²B14/3/2025>20 Years

Established broad spreading tree
growing
between parking and
Blagrove Lane.  Main stem partially
smothered in ivy.

2m700mm16mEnglish oak19

4.2m55m²U4/3/2025<10 Years
Closely spaced cluster of trees.  All
showing
signs of Ash Dieback.
None suited to long term retention.

2m350mm14mGroup of ash18

576.59m²C24/3/2025>10 YearsRemove dead stems

Collection of closely spaced trees in
south east corner of site.  Many
stems are dead and at the point of
collapse.  The dead stems should be
removed and retention of others
considered.

3m450mm17mGroup of Scots
pine17

U4/3/2025<10 YearsDead.
Group of

dead
elm

16

1.8m10m²U4/3/2025<10 YearsDead.150mm
Group of

dead
elm

16

5.1m81m²U4/3/2025<10 Years

Showing signs of Ash Dieback.
Main stem
smothered in ivy.
Unsuited to long term retention.

3m
250mm;
250mm;
250mm

13mAsh15

4.8m72m²C14/3/2025>10 Years
Small oak tree grown immediately
against entrance wall.  Long term
retention untenable.

2m390mm13mEnglish oak14

3m112m²C24/3/2025>10 Years
Group of small trees at entrance of
industrial
unit.  Probably intended
as a hedge and now outgrown.

2m250mm10mGroup of beech13

144.9m²C24/3/2025>10 Years

Established but sparse hedgerow
alongside roadside.  Species include
blackthorn, berberis, holly and elm
sapling.  Some elms are dead and
need to be removed.

150mm5mMixed broadleaf
hedgerow12

81.34m²C24/3/2025>10 Years

Established but outgrown hedgerow
alongside road.  Species include
hawthorn, holly,
snowberry and
privet.

150mm5mMixed broadleaf
hedgerow11

8.4m222m²U4/3/2025<10 Years
Showing signs of advanced Ash
Dieback.
Stems covered in ivy.
Unsuited to long term retention.

4m
400mm;
400mm;
400mm

15mAsh10

3m28m²U4/3/2025<10 Years
Showing signs of advanced Ash
Dieback.
Unsuited to long term
retention.

2m250mm11mAsh9

6.3m124m²U4/3/2025<10 Years
Showing signs of advanced Ash
Dieback.
Unsuited to long term
retention.

3m
300mm;
300mm;
300mm

13mAsh8

8.4m222m²U4/3/2025<10 Years
Advanced Ash Dieback.  Unsuited to
long term
retention.

4m

250mm;
250mm;
250mm;
250mm;
250mm;
250mm;
250mm;
250mm

15mAsh7

387m²B14/3/2025>20 Years
Twin stemmed from ground level.
Prominent
roadside tree.

2m640mm;
670mm16mHornbeam6

3m28m²C14/3/2025>10 YearsSmall tree smothered in ivy.2m250mm5mCrab apple5

3m140m²B24/3/2025>20 Years

Established but out grown collection
of trees that possibly was once a
hedge.  Species include hawthorn,
blackthorn, cherry, laurel and
hazel.

250mm8mGroup of mixed
broadlees4

3.6m41m²U4/3/2025<10 Years
All showing signs of Ash Dieback.
Unsuited to
long term retention.

3m300mm11mGroup of ash3

B24/3/2025>20 Years

Established belt of trees on southern
side of Evendons Lane.  Appears to
have been a hedge
but now
outgrown.

400mm15mMixed tree belt2

290m²B24/3/2025>20 Years

Broad spreading tree growing on
southern side of Evendons Lane.
Main stem and crown
smothered in
ivy.

2m800mm17mEnglish oak1

RPA RadiusRPA AreaBS
CatDate Surveyed

Est.
Remaining

Contribution
Tree SurgeryObservationsCrown

ClearanceStem DiameterHeightCommon NameRef

Surveyed Trees / Groups

BS5837 Tree Survey Schedule

26 C2 Mixed broadleaf hedge

38 C2 Group of field
maple

26 C2 Mixed broadleaf hedge

17 C2 Group of Scots pine

13 C2 Group of beech

12 C2 Mixed broadleaf hedgerow

11C2 Mixed broadleaf hedgerow

29 B2 Group of field
maple

25 B2 Group of English
oak

36 B2 Pair of ash

29 B2 Group of field
maple

28 B2 English oak

27 B2 Group of field
maple

24 B2 Field maple

23 B2 Field maple

22 B2 Mixed broadleaf hedgerow

4 B2 Group of mixed broadlees

2 B2 Mixed tree belt

1B2 English oak

16 U Group of dead
elm

32 U Goat willow

31U Ash

21U Ash

20 U Ash

18 U Group of ash

16 U Group of dead
elm

15 U Ash

10 U Ash

9 U Ash

8 U Ash

7 U Ash

3 U Group of ash

37 C1 Field maple

35 C1 Field maple

34 C1 Holly

14 C1 English oak

5 C1 Crab apple

40 B1Common Horse Chestnut

39 B1English oak

19 B1English oak

6 B1Hornbeam

Planning Areas Key 

Development area including Use Class C2 - 
Residential Care Home (with nursing).
Gardens, paths, landscaping, refuse storage

Proposed vehicular access, roads and parking

Sustainable Urban Drainage System (SUDS)

Green infrastructure - including existing trees and 
planting, new garden areas and landscaping
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please refer to the plan graphics for an indicatvie representation (typically for groups).

5.4m92m²B14/3/202520+ YearsFair condition2m450mm10mCommon Horse
Chestnut40

10.8m366m²B14/3/2025>20 Years

Visually significant broad spreading
tree although main stem and much
of limb structure densely smothered
in ivy preventing thorough inspection
and accurate measurement.

2m900mm17mEnglish oak39

2.4m18m²C24/3/2025>10 YearsCluster of stems forming part of
hedgerow.2m200mm8m

Group of
field

maple
38

4.8m72m²C14/3/2025>10 Years
Growing amidst dense belt of
vegetation on
distal side of ditch.

4m400mm10mField maple37

7.2m163m²B24/3/2025>20 Years

Pair of close growing stems both of
which are densely smothered in ivy
preventing thorough inspection and
accurate measurement.

3m600mm15mPair of ash36

4.8m72m²C14/3/2025>10 Years
Growing on distal side of ditch within
broad belt
of vegetation.

2m400mm13mField maple35

C14/3/2025>10 Years
Of multi-stemmed form and forming
part of
hedgerow.

2m7mHolly34

8.4m222m²U4/3/2025<10 Years
Some stems have failed.  Remaining
stem
liable to failure.

400mm;
400mm;
400mm

10mGoat willow32

4.2m55m²U4/3/2025<10 Years
Showing signs of Ash Dieback.
Mainstem
partially smothered in ivy.

2m350mm13mAsh31

3m56m²B24/3/2025>20 YearsLarger component of hedgerow.2m250mm7m
Group of

field
maple

29

10.2m327m²B24/3/2025>20 Years

Broad spreading example growing
within hedge line.  Pocket of decay
on northern side of mainstem.
Crown partial smothered in
ivy.
Some storm damage.

2m850mm15mEnglish oak28

3.6m41m²B24/3/2025>20 YearsLarger component of hedgerow.300mm8m
Group of

field
maple

27

326.82m²C24/3/2025>10 Years

Established but sparse hedgerow
dividing fields.
Mixed species
including hawthorn, blackthorn, field
maple and hazel.

150mm6mMixed broadleaf
hedge26

8.4m888m²B24/3/2025>20 Years
Closely spaced group of oaks
alongside
Blagrove Lane.

2m700mm16m
Group of
English

oak
25

B24/3/2025>20 Years
Multi stemmed example forming
larger
component of hedge.

8mField maple24

3m28m²B24/3/2025>20 YearsLarger component of hedgerow.2m250mm9mField maple23

181.28m²B24/3/2025>20 Years

Established but outgrown hedgerow
along Blagrove Lane.  Mixed species
including hawthorn, blackthorn, elm
and elder.  Some elm have died and
need to be removed.

150mm7mMixed broadleaf
hedgerow22

4.2m55m²U4/3/2025<10 Years

Growing amidst buildings.  Showing
signs of advanced Ash Dieback.
Unsuited to long term
retention.

5m350mm14mAsh21

4.2m55m²U4/3/2025<10 Years
Advanced Ash Dieback.  Main stem
covered in
ivy.

2m350mm14mAsh20

222m²B14/3/2025>20 Years

Established broad spreading tree
growing
between parking and
Blagrove Lane.  Main stem partially
smothered in ivy.

2m700mm16mEnglish oak19

4.2m55m²U4/3/2025<10 Years
Closely spaced cluster of trees.  All
showing
signs of Ash Dieback.
None suited to long term retention.

2m350mm14mGroup of ash18

576.59m²C24/3/2025>10 YearsRemove dead stems

Collection of closely spaced trees in
south east corner of site.  Many
stems are dead and at the point of
collapse.  The dead stems should be
removed and retention of others
considered.

3m450mm17mGroup of Scots
pine17

U4/3/2025<10 YearsDead.
Group of

dead
elm

16

1.8m10m²U4/3/2025<10 YearsDead.150mm
Group of

dead
elm

16

5.1m81m²U4/3/2025<10 Years

Showing signs of Ash Dieback.
Main stem
smothered in ivy.
Unsuited to long term retention.

3m
250mm;
250mm;
250mm

13mAsh15

4.8m72m²C14/3/2025>10 Years
Small oak tree grown immediately
against entrance wall.  Long term
retention untenable.

2m390mm13mEnglish oak14

3m112m²C24/3/2025>10 Years
Group of small trees at entrance of
industrial
unit.  Probably intended
as a hedge and now outgrown.

2m250mm10mGroup of beech13

144.9m²C24/3/2025>10 Years

Established but sparse hedgerow
alongside roadside.  Species include
blackthorn, berberis, holly and elm
sapling.  Some elms are dead and
need to be removed.

150mm5mMixed broadleaf
hedgerow12

81.34m²C24/3/2025>10 Years

Established but outgrown hedgerow
alongside road.  Species include
hawthorn, holly,
snowberry and
privet.

150mm5mMixed broadleaf
hedgerow11

8.4m222m²U4/3/2025<10 Years
Showing signs of advanced Ash
Dieback.
Stems covered in ivy.
Unsuited to long term retention.

4m
400mm;
400mm;
400mm

15mAsh10

3m28m²U4/3/2025<10 Years
Showing signs of advanced Ash
Dieback.
Unsuited to long term
retention.

2m250mm11mAsh9

6.3m124m²U4/3/2025<10 Years
Showing signs of advanced Ash
Dieback.
Unsuited to long term
retention.

3m
300mm;
300mm;
300mm

13mAsh8

8.4m222m²U4/3/2025<10 Years
Advanced Ash Dieback.  Unsuited to
long term
retention.

4m

250mm;
250mm;
250mm;
250mm;
250mm;
250mm;
250mm;
250mm

15mAsh7

387m²B14/3/2025>20 Years
Twin stemmed from ground level.
Prominent
roadside tree.

2m640mm;
670mm16mHornbeam6

3m28m²C14/3/2025>10 YearsSmall tree smothered in ivy.2m250mm5mCrab apple5

3m140m²B24/3/2025>20 Years

Established but out grown collection
of trees that possibly was once a
hedge.  Species include hawthorn,
blackthorn, cherry, laurel and
hazel.

250mm8mGroup of mixed
broadlees4

3.6m41m²U4/3/2025<10 Years
All showing signs of Ash Dieback.
Unsuited to
long term retention.

3m300mm11mGroup of ash3

B24/3/2025>20 Years

Established belt of trees on southern
side of Evendons Lane.  Appears to
have been a hedge
but now
outgrown.

400mm15mMixed tree belt2

290m²B24/3/2025>20 Years

Broad spreading tree growing on
southern side of Evendons Lane.
Main stem and crown
smothered in
ivy.

2m800mm17mEnglish oak1

RPA RadiusRPA AreaBS
CatDate Surveyed

Est.
Remaining

Contribution
Tree SurgeryObservationsCrown

ClearanceStem DiameterHeightCommon NameRef

Surveyed Trees / Groups

BS5837 Tree Survey Schedule

26 C2 Mixed broadleaf hedge

38 C2 Group of field
maple

26 C2 Mixed broadleaf hedge

17 C2 Group of Scots pine

13 C2 Group of beech

12 C2 Mixed broadleaf hedgerow

11C2 Mixed broadleaf hedgerow

29 B2 Group of field
maple

25 B2 Group of English
oak

36 B2 Pair of ash

29 B2 Group of field
maple

28 B2 English oak

27 B2 Group of field
maple

24 B2 Field maple

23 B2 Field maple

22 B2 Mixed broadleaf hedgerow

4 B2 Group of mixed broadlees

2 B2 Mixed tree belt

1B2 English oak

16 U Group of dead
elm

32 U Goat willow

31U Ash

21U Ash

20 U Ash

18 U Group of ash

16 U Group of dead
elm

15 U Ash

10 U Ash

9 U Ash

8 U Ash

7 U Ash

3 U Group of ash

37 C1 Field maple

35 C1 Field maple

34 C1 Holly

14 C1 English oak

5 C1 Crab apple

40 B1Common Horse Chestnut

39 B1English oak

19 B1English oak

6 B1Hornbeam

Planning Areas Key 

Development area including Use Class C2 - 
Residential Care Home (with nursing).
Gardens, paths, landscaping, refuse storage

Proposed vehicular access, roads and parking

Sustainable Urban Drainage System (SUDS)

Green infrastructure - including existing trees and 
planting, new garden areas and landscaping
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OUTLINE APPLICATION PARAMETERS / 
CONSTRAINTS

CURRENT SITE USE

The southern part of the site is currently 
deemed to be previously developed land 
and is currently occupied by the Evendons 
Centre, a series of dis-jointed poor quality 
office buildings accompanied with large 
amounts of hard landscaping. As shown on 
the parameters plan, the proposed design 
sits within the developable area and looks to 
utilise & re-use this element of the site in a 
more efficient manner.

TOPOGARPHY 

The site is relatively flat with a gentle slope, 
down from the north of the site. The lowest 
point is the south western corner. As a result 
this has provided an ideal & sensible location 
for a sustainable drainage system.

LANDSCAPING

Existing landscaping on the site is limited 
to the boundaries with a mix of trees & 
hedgerow. The proposed design looks to 
both retain and enhance existing landscaping, 
strengthing the screening along the 
boundaries whilst also improving landscaping 
across the site.

 ACCESS

Current site access is located in the south 
eastern corner between existing trees / 
hedgerow. The current location is within close 
proximity to the junction between Evendons 
Ln and Blagrove Ln with poor visibility. Site 
access in the proposed design has been 
re-located along Blagrove Ln, providing the 
oppurtunity to create better visibilty and a 
safer site access. 

VIEWS IN AND OUT OF THE SITE

Boundaries to the site are well screened with 
existing trees limiting views into the site. As 
part of the proposals the existing landscaping 
will be significantly enhanced with additional 
tree planting and new native hedgerows 
which will enhance biodiversity and improve 
the natural screening around the site. This will 
also create privacy and a pleasant outlook for 
residents

Design Considerations

There are existing built up areas to both 
the east and west sides of the site. The 
new access to the site has been relocated 
onto Blagrove Lane in accordance with the 
approved access under the outline planning 
application. The proposed building has 
been designed at 2.5 stories in height in 
accordance with the parameter agreed as 
part of the outline planning application. The 
external design responds to both design cues 
established in the outline application and to 
carefully respond to the surrounding rural 
context.

SITE CONSTRAINTS & PARAMETER PLAN
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SUMMARY OF PRE-APPLICATION MEETING AND ADVICE 

A pre-application submission was made to Wokingham Borough Council (WBC) and a subsequent 
meeting was held on site with Ben Hindle of WBC on 4th July 2025 to discuss the proposals. A summary 
of the key points from the Pre-Application Response issued on 4th August 2025 are below. 

Scale – the building has been designed to respond to the local context and has been designed at 2.5 
stories as per the parameter established in the outline application (231351). This was accepted in the Pre-
Application Response. 

Site Layout – the site layout has been developed based on the agreed parameter plan from the outline 
application. This includes the main building mass being sited within the southern part of the site where 
the existing buildings are located. The car park has been located to the north of the main building to 
maintain the openness towards the countryside and to fit within the consented parameter plan area.      

Height, Scale and Mass – in response to comments from the pre-application response on mass, a street 
scene has been developed and is included later in this document. Finished floor to floor levels have 
been kept to a minimum within the agreed 2.5 storey parameter to ensure the height of the building is 
minimised and is thereby appropriate to the surrounding context. The bulk of the building is necessary 
to accommodate the consented use and the external design has been developed to break up the overall 
mass and again to reflect the surrounding context. The developed street scene provides a positive 
indication of how this has been achieved within the design and in light of the surrounding landscaping. 

High Quality Design – the proposed external design utilises high quality materials including brick, 
timber effect cladding and elements of timber frame. This has been developed to accord with design 
cues established in the outline application and to work with the surrounding rural context. The external 
design was tabled at the pre-application meeting and was positively received.

Edge of Town location – the landscaping scheme has been developed in line with the 
parameters established in the outline application and based on comments received from the 
WBC landscape team as part of their pre-application consultation. This includes retaining and 
enhancing the existing boundary landscaping with supplementary tree planting and native 
hedgerows which will enhance biodiversity and provide natural screening of the site. Additional 
tree and hedge planting has been provided to the boundary of Rosery cottage and to the car 
park boundary as recommended in the pre-app response. Overall a soft landscape boundary 
will be maintained / created to the perimeter of the site to address WBC requirements for edge 
of town locations, to provide screening with surrounding properties and to provide a green 
transition into the countryside parts of the site.

    

Car Park layout – the level of parking has been maintained from the outline application which is 
appropriate for the use and in excess of levels of parking Boutique have on their other operational sites. 
Permeable block paving has been introduced to the car park following comments in the pre-application 
response about the use of tarmac and to support the SUDS drainage strategy. Tree planting and soft 
landscaping has been added to the car park layout to further soften the area.    

Bin Store and Refuse Strategy – the location of the bin store was queried in the pre-application 
response and it’s felt the location is most appropriate for the site in light of the site constraints and to 
avoid encroachment into tree root protection areas. The submitted Transport Statement contains tracking 
to evidence how a refuse vehicle will operate within the site with a full car park and confirms the bin store 
location is therefore appropriate for the site. 

Cycle Storage – the pre-application response suggested that the cycle storage is consolidated into a 
single store with good natural surveillance from the building. This change has subsequently been made 
within the submitted proposals. 
Material Palette – the submitted elevations provide further details on the proposed material palette 
which was positively received as part of the pre-application process.  

Landscape Design – detailed comments were received from the landscape officer as part of the pre-
application process. The landscape design has been developed in response to these comments and 
appropriately addresses the points raised in light of the site constraints.

Neighbour Amenity – concerns were raised in the pre-application response about overshadowing of 
adjacent properties. The layout and mass of the building have been based on the agreed parameters 
from the outline design.  An overshadowing review has been completed and is included later in this 
report which confirms there should be minimal issue with overshadowing and in particular of Rosery 
cottage. 

Other Technical Matters – these have been addressed by way of separate applications against the 
associated conditions.  


