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Introduction 
This document provides a detailed record of engagement undertaken in relation to the two reserved 

matters planning applications for the development of 111 homes and 118 homes respectively at Land 

off Watmore Lane/Maidensfield, Winnersh by Taylor Wimpey West London (‘the Applicant’). The pre-

application engagement has been undertaken by Cratus Group (Cratus) on behalf of the Applicant. 

The outline planning application for the development of the site (Ref: 230208) was initially refused by 

Wokingham Borough Council at Planning Committee in August 2023 but was approved on appeal by 

the Planning Inspector in March 2024. Therefore, the principle of development of the site is established 

and an access to the site from Maidensfield has been consented.  

Following the public exhibition and consultation process, the planning strategy for the site has been 

revised. Instead of submitting a single reserved matters application as initially proposed during the 

consultation event, the Applicant is submitting two separate reserved matters planning applications for 

111 homes and 118 homes respectively. The revised approach allows for the phased delivery of the 

development. However, the design principles and overall layout remain consistent with those presented 

during the public exhibition in July 2024. 

The Consultation Process & Objectives 
Cratus was appointed to undertake a comprehensive programme of consultation and engagement with 

the local community, elected representatives, and interested stakeholders in relation to the reserved 

matters proposals for Land off Watmore Lane/Maidensfield. 

The Applicant felt that it was important that the local community, elected representatives, and interested 

stakeholders be engaged with from an early stage in order to inform them of the plans and gain valuable 

feedback on the proposals.  

To this end, an appropriate programme of engagement and consultation has been undertaken, which 

has included an in person public consultation event, at Wokingham Borough Council. 

Background and Approach 

Policy Framework 
The process of consultation undertaken has been in accordance with both national and local guidance 

on best practice of pre-application consultation. The details of the guidance followed is listed below: 

• The National Planning Policy Framework (2024) 

• The Localism Act (2011) 

• Wokingham Borough Council Statement of Community Involvement (2024) 

National Planning Policy Framework (2024) 

The NPPF sets out the Government’s planning policies for England. The document states that 

applications which can demonstrate early, effective, and proactive engagement with communities and 

other interested parties should be looked upon more favourably than those that cannot. It specifically 

sets out the following: 

“Pre-application engagement and front-loading 

40. Early engagement has significant potential to improve the efficiency and effectiveness of the 

planning application system for all parties. Good quality pre- application discussion enables better 

coordination between public and private resources and improved outcomes for the community. 

41. Local planning authorities have a key role to play in encouraging other parties to take maximum 

advantage of the pre-application stage. They cannot require that a developer engages with them before 
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submitting a planning application, but they should encourage take-up of any pre-application services 

they offer. They should also, where they think this would be beneficial, encourage any applicants who 

are not already required to do so by law to engage with the local community and, where relevant, with 

statutory and non-statutory consultees, before submitting their applications. 

42. The more issues that can be resolved at pre-application stage, including the need to deliver 

improvements in infrastructure and affordable housing, the greater the benefits. For their role in the 

planning system to be effective and positive, statutory planning consultees will need to take the same 

early, pro-active approach, and provide advice in a timely manner throughout the development process. 

This assists local planning authorities in issuing timely decisions, helping to ensure that applicants do 

not experience unnecessary delays and costs. 

43. The participation of other consenting bodies in pre-application discussions should enable early 

consideration of all the fundamental issues relating to whether a particular development will be 

acceptable in principle, even where other consents relating to how a development is built or operated 

are needed at a later stage. Wherever possible, parallel processing of other consents should be 

encouraged to help speed up the process and resolve any issues as early as possible. 

44. The right information is crucial to good decision-making, particularly where formal assessments are 

required (such as Environmental Impact Assessment, Habitats Regulations assessment and flood risk 

assessment). To avoid delay, applicants should discuss what information is needed with the local 

planning authority and expert bodies as early as possible. 

45. Local planning authorities should publish a list of their information requirements for applications for 

planning permission. These requirements should be kept to the minimum needed to make decisions, 

and should be reviewed at least every two 13 years. Local planning authorities should only request 

supporting information that is relevant, necessary and material to the application in question. 

46. Local planning authorities should consult the appropriate bodies when considering applications for 

the siting of, or changes to, major hazard sites, installations or pipelines, or for development around 

them. 

47. Applicants and local planning authorities should consider the potential for voluntary planning 

performance agreements, where this might achieve a faster and more effective application process. 

Planning performance agreements are likely to be needed for applications that are particularly large or 

complex to determine. 

Whilst the engagement undertaken in relation to this application was done so in accordance with the 

NPPF (December 2024), the applicant understands a new draft NPPF was published on 16 December 

2025. 

The Localism Act (2011) 

The Localism Act (2011) is intended to empower local communities to participate in the planning 

processes in their areas and the consultation process has accorded with the key principles established 

therein for consulting with the public. Principally, these are: 

• The publication of the proposed application widely, to an extent that can be reasonably said to 

bring the proposed application to the attention of the majority of persons who live at, or 

otherwise occupy, premises in the vicinity of the land 

• To make clear how interested persons may contact the applicant team should they wish to 

comment or collaborate in relation to the proposed development 

• To give such information about the timetable to ensure that persons wishing to comment on the 

proposed development may do so in good time 
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• Have regard to the responses to consultation that have been made following the consultation 

process 

 

Wokingham Borough Council Statement of Community Involvement (2024) 

Cratus, under the instruction of the Applicant, has conducted its community consultation work in line 

with guidance issued in Wokingham Borough Council’s Statement of Community Involvement (2024)1 

The Statement of Community Involvement offers the following guidance:  

 7.13 - A person proposing to make an application for development is required by law1 to bring 

it to the attention of those who live or occupy premises in the vicinity of the site.  In addition, we 

encourage positive engagement with local people to help prepare and refine their proposal.  For 

household extensions this may simply mean speaking to neighbours.  For larger proposals, 

engagement should involve the wider area and should start at an early stage with engagement forming 

an integral part of the initial design process. 

 7.14 - We encourage anyone proposing development to actively engage the community when 

preparing their proposals...  The suggested methods vary depending on the scale and type of proposal, 

with larger proposals expected to use methods that would engage with more people. 

 7.15 - In all instances, the comments and concerns raised through engagement should be 

considered, and if necessary, changes made to the proposed development before an application is 

submitted.  Information on how engagement has been undertaken, the issues raised and how these 

have been responded to should be submitted as part of the application. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
1 Wokingham Borough Council Statement of Community Involvement (2024) 

https://www.wokingham.gov.uk/sites/wokingham/files/2024-03/Statement%20of%20Community%20Involvement%202024.pdf
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The Engagement Process 
This section details the actions taken by the Applicant to enable the local community, elected 

representatives, and interested stakeholders to take part in the consultation process and provide 

feedback on the proposals for the site.   

The Applicant has endeavored to conduct a consultation process which ensured the local community 

were properly informed of the plans for the site and had the opportunity to comment on the plans. 

The community consultation carried out comprised the following:  

• A public consultation letter sent to 1,418 addresses surrounding the site on Friday, 5th July 2024 

• A public consultation website – https://www.taylorwimpey.co.uk/new-homes/winnersh/land-at-

watmore-lane – which has been live since Monday, 8th July 2024 

• An in-person public exhibition event which was held on Friday, 19th July 2024 at St Mary the 

Virgin, Winnersh, RG41 5NA 

• Letters to local ward members of Wokingham Borough Council and Winnersh Parish Council;  

• A direct phone line for consultation enquiries; and 

• A contact email address for enquiries. 

Consultation area 
From an early stage and to maximise local participation in the consultation exercise, the Applicant 

instructed Cratus to undertake an extensive process of pre-application engagement in the local area, 

to both identify and address any outstanding issues and to enable the local community to provide 

feedback on the proposals.   

The consultation area was informed by the context of the site and the local community.  

A map of the consultation distribution area is available to view in Appendix 1. 

  

https://www.taylorwimpey.co.uk/new-homes/winnersh/land-at-watmore-lane
https://www.taylorwimpey.co.uk/new-homes/winnersh/land-at-watmore-lane
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Consultation leaflet 
In order to provide an update on the reserved matters proposals and advertise the public exhibition to 

the local community, the Applicant produced an invitation leaflet which was distributed to 1,418 

addresses around the site on Friday, 5th July 2024. 

The leaflet provided details of the public exhibition event, contact information for the project team and 

details regarding the outline planning permission granted on the site on appeal in March 2024. 

The consultation leaflet can be viewed in Appendix 2. 

Consultation website 
A project website – https://www.taylorwimpey.co.uk/new-homes/winnersh/land-at-watmore-lane - was 

used to host information on the public exhibition. The website has been live since the previous public 

consultation on the outline planning application in November 2022, but was updated on Monday, 8th 

July 2024 to provide details of the public exhibition on reserved matters proposals. The website contains 

the following information: 

o Contact details should people wish to speak with a member of the project team; 

o Information regarding the proposals of the reserved matters application; 

o Information about Taylor Wimpey; 

o Information regarding the public exhibition; 

o An online feedback form; and 

o Public consultation documents (including a digital copy of the exhibition boards displayed at the 

exhibition) 

The project website was updated throughout the pre-application process in order to keep the community 

informed and allow them to engage with the proposals.  

The feedback form on the project website remained open to the public until Monday, 5th August (16 days 

after the public exhibition).  

The project website can be viewed in Appendix 3. 

 

 

 

 

 

 

 

 

 

 

 

https://www.taylorwimpey.co.uk/new-homes/winnersh/land-at-watmore-lane
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Public exhibition 
In order to maximise community involvement, it was agreed a public exhibition would take place at St 

Mary the Virgin Church, Winnersh on Friday, 19th July 2024 between 4pm-8pm.  

The public exhibition was advertised through a variety of different methods which include:  

o A dedicated project website; and 

o A leaflet distributed to 1,418 properties surrounding the site. 

At the exhibition, attendees were able to view a series of exhibition boards which went into greater detail 

about the context of the site, the proposals and next steps. These exhibition boards were available to 

view and download on the project website following the public exhibition. Members of the project team 

proactively engaged in discussions with visitors and were on hand to answer any questions which arose. 

A copy of the exhibition boards is available to view in Appendix 4. 

In addition, visitors were encouraged to fill out feedback forms once they had viewed the exhibition. A 

total of 18 feedback forms were completed at the event, with an additional one form posted to the project 

team after the event.  

In addition, three feedback forms were completed online via the project website. 

In total, 79 people attended the public exhibition. This included members of Wokingham Borough 

Council and Winnersh Parish Council.  

Invitations to the public exhibition event were sent to the Leader of Wokingham Borough Council, 

Winnersh ward members at Wokingham Borough Council, Planning Committee members at 

Wokingham Borough Council and members of Winnersh Parish Council.  
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Public consultation feedback 
To provide an opportunity for attendees to give feedback on the proposals, the team created a dedicated 

feedback form that was available on the day of the public exhibition to be completed on the day or sent 

in after the event. The feedback form is available to view in Appendix 5. 

In total, 18 feedback forms were completed on the day, with an additional one sent in after the event 

and a further three responses completed via the project website. 

The feedback form contained nine questions. A sample of the feedback received via both the physical 

and online feedback forms is provided below:  

How do you hear about our event today? 

• “Notice in the mail.” 

• “Flyer through the door.” 

• “By a card posted to me.” 

• “Direct post.” 

Did you attend our public consultation on the outline planning application in November 2022? 

• “Yes” 

• “I was unable to but have written to object to the plans a few times” 

• “No” 

Which of the following types of homes do you think are needed in the local area? 

Respondents were asked to select from the following options: 

• Family homes – 6  

• Luxury homes – 0  

• Affordable housing (to rent) – 6  

• Smaller homes for first time buyers – 11  

• Affordable housing (to buy through supported schemes) – 7  

• Smaller homes for those downsizing – 2  

• Other (please specify) 

o “Leave as green parkland” 

o “None” 

o “GP surgeries and Dentists” 

What parts of the scheme do you like?  

Respondents were asked to select from the following options: 

• Mix of housing types – 4  

• New landscaping – 4  

• The design of new homes – 1  

• New public open spaces – 2  

• New walking and cycling routes – 0  

• The delivery of a Biodiversity Net Gain – 1  

• Other (please specify) 

o “None of it” 

o “Biodiversity Net Gain means nothing, someone on £50,000 made it up in a London 

office.” 
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o “Define affordable housing - I am a keyworker and on a sole income and cannot afford 

to live in this area as it is. What is affordable? 300k? 400k etc? = not affordable! I earn 

too much to be eligible for keyworker house, yet in Scotland 'Affordable housing' is 

unaffordable.” 

Please provide your comments on the proposed design and appearance of the new homes. 

• “Ok, good variety” 

• “A good mixture of sizes and styles” 

• “Design needs to reflect the feel of the local area housing of styles, material etc- feel of    

Maidensfield, Eastbury Park etc as quiet estate will be destroyed.” 

• “It's similar to all the other new housing estates in Wokingham.” 

Do you think the scheme reflects local characteristics in Winnersh such as buildings, styles and 

materials? 

Respondents were asked to select from the following options: 

• Yes – 3  

• No – 10  

• Undecided – 5  

• Other (please specify) 

o “As above, it's similar to all the other new housing estates in Wokingham” 

o “There should not be any properties more than two storey (ground/1st floor).  Not sure 

if this is in your plan or not.” 

Please provide your comments on the landscaping proposals for the site. 

• “Adequate. Who will maintain it?” 

• “Flood risk is a concern - despite the plans for a SuDS system. As soon as you start building 

on a floodplain you turn an area into impermeable ground, naturally increasing the flood risk, 

and potential for flooding along other parts of the river Emmbrook with potential further risks to 

the Loddon. The Emmbrook and Loddon are already susceptible to flooding due to the amount 

of floodplain that has already been built on the area.” 

• “Good” 

• “Not enough done to create visual barriers between Winnersh Gate houses and new 

development.  New back gardens backing straight onto existing properties with no landscape 

buffer. This needs to be improved please.” 

Please provide your comments on the proposed layout for the site. 

• “Access needs to be revised” 

• “Access via Maidensfield - as someone who lives on Maidensfield, this road is a Cul-de-sac. It 

is not big enough, wide enough to cope with the traffic it currently has. There are already 

significant parking/ traffic/ access issues with the houses there are currently. The road will 

simply not cope with the additional traffic that will come from the new houses. It is not a main 

road, nor should it be one.” 

• “Access in and out - also only way in is traffic lights/ Hurst & Twyford- there is no other 

access.” 

• “Needs the new entrance” 
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Are there parts of the scheme you think we could improve on? 

Respondents were asked to select from the following options: 

• Yes – 12  

o “Yes, North West corner of the field: Birchmead has a side gate + access to the field 

in the title deed. The current plan looks like our access will be restricted.” 

o “Yes, roads are not suitable for extra traffic 4 schools in the immediate area- we 

already can't get out in the morning- no sight lines accessing Maidensfield.” 

o “Yes. Access points as above and the provision of increased local infrastructure.” 

• No – 0  

• Undecided – 2  

• Other (please specify) 

o “Traffic flow. Too dangerous for school children, facilities for current residents e.g. 

schools, doctors, senior schools, transport.” 

o “The access road is totally unsuitable, put it somewhere else” 

o “1. Move the small houses 228-234 and 25-26 (with communal parking) to 

somewhere else on the development, and put houses that are more aligned with 

Winnersh Gate size/type. 2. Remove the future access opportunity that appears to 

have been left next to plot 234 to access the field to the west.  I cannot support any 

scheme that leaves this open and puts my amenity at risk. 3. Improve landscape 

buffer along west border with Winnersh Gate properties. 4. Remove vehicle rat run 

potential with 2nd access” 

Having seen the Reserved Matters Proposals are you: 

Respondents were asked to select from the following options: 

• Strongly supportive – 0  

• Supportive – 3  

• Undecided – 0  

• Opposed - 17 
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Response to feedback                                                                                                                              

The Applicant places the utmost importance on community consultation in the planning process. It is at 

the centre of their approach to development.  

With this in mind, the following considerations have been given to feedback received during the 

community engagement process:  

The landscaping scheme has been further refined to include more tree planting and to provide clarity 

on the boundary treatments along the western boundary which backs onto Winnersh Gate.  

The proposed development will provide a range of housing, including the types of housing that 

respondents most identified as important - family housing, affordable housing and smaller homes for 

first time buyers.  

The layout in the south western corner of the site has been revised and now provides a greater variety 

of type and tenure of dwelling. 

Several of the comments received were in relation to the suitability of Maidensfield as the vehicular 

access point, and concerns regarding the potential increase in traffic as a result of the development. 

The access point from Maidensfield was approved as part of the Outline Planning Permission and there 

is an approved access plan. The in-principle transport implications of the development were also 

assessed at the outline stage and found to be acceptable. The Reserved Matters application will include 

the detailed highways design for the development including road layout, visibility splays, levels vehicle 

tracking and parking.  

The secondary access is required for urban design reasons, and is not a highways requirement as set 

out in the appeal decision. It has been located in what is the most logical position given the neighbouring 

uses to the south.  

There were also comments relating to the provision of suitable infrastructure, services and facilities in 

relation to the development. This was considered at the Outline Planning Application stage, and the 

signed Section 106 Agreement includes the contributions that the Council deemed necessary to 

mitigate the impact of the development. In addition, the development will contribute a significant sum 

via the Community Infrastructure Levy. 

Flood risk and drainage were mentioned in a few of the comments received. The principle of residential 

development on the site has been established at the outline stage where the LLFA was consulted and 

raised no objection. The Outline Planning Permission contains relevant conditions which require a 

surface water drainage strategy and SuDS Maintenance plan to be submitted prior to the 

commencement of development.  
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Political and local stakeholder engagement 
In order to keep locally elected representatives informed of progress on the proposals and to seek to 

establish a productive dialogue prior to the submission of the application, Winnersh ward members on 

Wokingham Borough Council were contacted in June 2024. 

In addition, invitations to the public exhibition were sent to the Leader of Wokingham Borough Council, 

Winnersh ward councillors, members of the Planning Committee of Wokingham Borough Council and 

Winnersh Parish Council in July 2024.  

Summary & Conclusion 
A comprehensive process of pre-application community engagement has been undertaken to support 

the submission of the two reserved matters planning applications. 

Engagement from stakeholders has been sought using an appropriate mixture of methods (both in 

person and online) and feedback has been fed into the development of the application. 

The Applicant has sought to amend its final planning applications to reflect the broad variety of 

consultation feedback received. The Applicant is confident that many of those concerns identified have 

been appropriately addressed through the development of the planning applications or can be properly 

managed at a later stage in the development process. 

The project website remains live and will do so throughout the duration of the planning applications so 

that local residents can continue to contact with the project team if required.  

The Applicant will continue to engage with the local community until the planning applications have 

been determined, to ensure residents, stakeholders and community groups remain informed as the 

applications progress. 
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Appendices 
Appendix 1 – Public consultation area 
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Appendix 2 – Consultation leaflet 
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Appendix 3 – Project website 
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Appendix 4 – public exhibition boards 
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Appendix 5 – Public exhibition feedback form 
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