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Planning, Design & Access Statement including Heritage Impact

For a householder Planning Application at

Herons Creek, Station Road, Wargrave. RG10 8EU

For the proposed erection of a replacement porch, following demolition of
existing porch and the replacement and changes to fenestration

Herons creek comprises a single-family dwelling of white painted brick and render under a clay tiled
roof, within the ‘modest settlement boundary’ of Wargrave.

It lies in a very ‘tucked away” location and is not significantly visible from outside the site.

It lies to the north-east corner of its relatively level and generous rectangular plot with gardens
extending west and south toward the creek which is an off-shoot of the nearby River Thames.

Whilst of some age, the property has been substantially altered over time, most especially pre-World
War Il when its current configuration was largely established.
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It is neither locally or statutorily listed but does lie within the Wargrave Conservation Area. It adjoins
Wargrave Court a similarly much altered manor House to the south-east. This property is grade Il
listed and the listing notes refer to alterations to the manor house made in the 18t , 19t and 20"
centuries.

Herons Creek itself has a detached brick and tile garage and other outbuildings within its plot and lies
within the residential enclave of large, detached dwellings to the west, north and east of Wargrave’s
St Mary’s church. Nearby homes display a range of ages, architectural designs, detailing and finished
materials.

Herons Creek enjoys access and driveway parking directly off the private lane to the south which
extends north off Station Road. This access arrangement and all boundary treatments remain
unaffected by the proposals.

The property is not of any particular noteworthy architectural interest having been significantly altered
over time and is not recognised in its own right as either a statutory or non-designated heritage asset.

That said, the property does lie just within the Wargrave Conservation Area and as such the character
of this area needs to be preserved. The property also lies within Flood Zone 2 (no new floor area is
being proposed). There are no other pertinent planning constraints or site designations identified
within the Wokingham Local plan policy documents that affect the current proposals.

Location plan (not to scale)

Boat House

It is the applicant’s intention to continue to occupy the property as their family’s principal residence
and the proposed works, as outlined below, reflect the need to significantly upgrade the fabric of the
home and to embrace the opportunity to add sympathetic replacement features.

The renewals and related alterations as now proposed have been designed to preserve and enhance
the character and external visual appearance of the property whilst maximising beneficial natural light
to habitable spaces, improving internal spaces and offering energy savings to provide for a more
sustainable future, bringing it more into line with modern day expectations for such a family home.
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Relevant Planning History

The changes as now proposed had been considered to comprise Permitted Development under
allowances contained within the General Permitted Development Order (GPDO) and an application
for a lawful use certificate in this connection was recently submitted under Wokingham reference
251519.

It transpired however, during consideration of this submission, that the property did not enjoy such
rights to change as the property remained controlled by an earlier restrictive condition from a previous
planning approval granted in 1979 under ref: 11356 for a single storey extension and erection of
detached garage with garden room over, of which Condition 4 is reported to state:

“Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 1977, there shall be no structural alterations to the elevations of the dwelling as
extended by this permission and no further additions or alterations (including windows) shall be
constructed without prior written permission of the District Planning Authority”.

Available on-line records are not available to determine the reason for the addition of this condition.
Other planning applications granted on the property include;

e 43126 Single Storey Extension to Form a Garden Room
o 44626Footbridge over creek
e F/20043572 Install solar panels on roof

The Proposal

The proposed works fulfil an identifiable need and address the property’s present shortcomings — and
comprise a logical upgrade to the property that simply includes replacement fenestration of
appropriate design, detailing, materials and finishes.

The designated heritage asset to consider in this instance is the cottage’s setting within the Wargave
conservation area. The property itself is not designated as a heritage asset in its own right.

Notwithstanding that, special attention must nonetheless be paid to the desirability of preserving or
enhancing the character or appearance of the historic assets affected (Section 72 of the Planning
(Listed Buildings and Conservation Areas) Act 1990).

The main issues in considering this proposal are therefore the ‘principle’ and the impact of the
proposed changes on the wider conservation area setting.

The submitted revised proposals have sought to address identified concerns with the property’s
current condition and seek to implement high-quality alterations and renewals which embrace the
opportunity to significantly uplift the quality of the home and the way it performs whilst preserving its
existing character.

The proposals comprise a replacement oak post open framed porch and replacement / upgraded
fenestration as detailed on the submitted drawings. (see detail drawing ref:243/25). Existing windows
are single glazed, in poor condition and allow the ingress of draughts and are not possible to close
properly.

Proposed fenestration includes new double glazed timber framed casement windows, bi-fold doors
and new French doors, and the infilling of an existing opening.

The new fenestration will be high quality and will complement the host dwelling. New flush casement
windows will be of a painted finish to softwood windows with sealed “low-e' double glazed 24mm units
to be fitted with stainless steel washered butt hinges.

An existing opening on the north elevation, ground floor, will be closed and infilled with matching
brickwork.

Page | 3




Proposed elevations extract (not to scale) - west
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Planning Policy considerations

Reference to the following policy documents has been made in drawing up these proposals;

e The Planning (Listed Building and Conservation Areas) Act 1990 Section 72: In determining
applications that affect a conservation area.

¢ National Planning Policy Framework 2024 and related National Planning Practice Guidance

o Wokingham Local plan and Core Strategy,

e Local Plan Policy CCO1

e Policy CP3 - Design

e Policy CP9 — Scale and Location of Development Proposals

e MDD Local Plan (MDD)

e CCO01 - Presumption in Favour of Sustainable Development

e (CCO02 — Development Limits

e CCO07 - Parking

e TB24 — Conservation Areas

e Other - Borough Design Guide Supplementary Planning Document

Local Plan Policy CC01 of the Core Strategy states that development must be appropriate in terms of
its scale of activity, mass, layout, built form, height, materials and character to the area in which it is
located and must be of high quality design without detriment to the amenities of adjoining land uses
and occupiers.

Policy CP 3- states that planning applications that accord with the policies in the Development Plan
for Wokingham Borough will be approved without delay, unless material considerations indicate
otherwise.

Policy CP9 - The site is located within settlement limits and as such the development should be
acceptable providing that it complies with the principles stated in the Core Strategy.

Planning And Heritage Assessment, Planning Balance and Determining Issues

Principle of Development

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that applications for
planning permission must be determined in accordance with the development plan unless material
considerations indicate otherwise.

Overarching planning policy guidance and advice on such matters is set by the Government’s 2023
National Planning Policy Framework (NPPF).

The NPPF attaches great importance to the design of the built environment. Good design being a key
aspect of sustainable development and should contribute positively to making places better for
people.

It emphasises the importance to plan positively for the achievement of high quality and inclusive
design for all development, including individual buildings and provides for a presumption in favour of
sustainable development. It makes it clear that for decision taking (on applications for planning
permission) this means:

- approving development proposals that accord with the development plan without delay;

- where the development plan is absent, silent or relevant policies are out-of-date, granting
permission unless:

i. any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole; or

ii. specific policies in this Framework indicate development should be restricted.
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The presumption is therefore that planning permission should be granted unless there are good
reasons in an up-to-date plan to resist such.

Of key importance here also is guidance at Paragraph 135 which states that planning policies and
decisions should ensure that developments:

a) will function well and add to the overall quality of the area, not just for the short term but
over the lifetime of the development;

b) are visually attractive as a result of good architecture, layout and appropriate and effective
landscaping;

¢) are sympathetic to local character and history, including the surrounding built environment
and landscape setting, while not preventing or discouraging appropriate innovation or change
(such as increased densities);

d) establish or maintain a strong sense of place, using the arrangement of streets, spaces,
building types and materials to create attractive, welcoming and distinctive places to live, work
and visit;

e) optimise the potential of the site to accommodate and sustain an appropriate amount and
mix of development (including green and other public space) and support local facilities and
transport networks; and

f) create places that are safe, inclusive and accessible and which promote health and well-
being, with a high standard of amenity for existing and future users; In considering whether to
grant consent for any works, special regard must be taken of the desirability of preserving the
building (historic asset) or its setting and any features of special architectural or historic
interest which it possesses.

The proposed works fulfil an identifiable need and better meets the reasonable needs for family
occupation of this dwelling. The new building works do not impinge upon the scale of the plot and are
accommodated within an existing built-up area and form of the home’s curtilage.

The proposal consolidates the need to accommodate practical improvements through a logical
upgrade to existing structures that can be finished in complementary materials and include
appropriate architectural detailing and finishes.

In accordance with the requirements of the Council’'s Design Guide the changes are proportionate
and in keeping with the homes character and appearance.

The proposed fenestration responds to the existing rhythm of windows, doors and openings. The
proposals will not give rise to any unacceptable harm to neighbouring amenity by virtue of causing
inappropriate overshadowing, a loss of privacy or by having an oppressive or overbearing impact on
neighbouring properties.

The proposal therefore remains compliant with the Borough Design Guide in respect of residential
amenity, design / character, garden depth, separation distances and adopted parking standards.

Section 71 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires the local
authority to submit the proposals for the preservation and enhancement of a conservation area.

Historic England advice confirms that designating a conservation area should not be seen as an end
in itself: “we live in a changing world and for the historic environment to survive and continue to be
cherished it needs to be positively managed”.

The purpose of designating a Conservation Area is not to prevent the improvement or upgrade of
properties, especially where such are of no noteworthy historic or architectural interest and where
visual improvements can be delivered, and sustainability and energy efficiency improvements
secured.
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There is no Conservation Area Appraisal that notifies the property itself as being Locally Listed, and it
does not appear on the Council’s list as being a ‘Building of Traditional Character’.

There are no ‘Important Trees’ or other affected heritage assets identified within close proximity of the
cottage nor ‘Important Views’ designated towards the property.

The affected parts of the existing structure are not of particular architectural merit or historic
significance and the proposed changes are not prominent within any street scene.

The proposal does not involve the use of inappropriate design or materials but will rather complement
the host building as required to ensure that no material harm will result to the quality of the historic
asset (Conservation Area in this case).

The design is therefore considered sympathetic to the existing host building with appropriate and well-
proportioned and detailed replacement fenestration.

In relation to ‘harm’ therefore the proposal provides an opportunity to create much improved and
flexible family accommodation which will enhance the host building and its internal functionality whilst
causing no harm to the character of the existing house or wider area.

Of key importance here also is Government guidance which goes on to confirm that planning policies
and decisions should not attempt to impose architectural styles or particular tastes and they should
not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain
development forms or styles.

The NPPF does however seek to protect heritage assets, stating that:

" When considering the impact of a proposed development on the significance of a designated
heritage asset, great weight should be given to the asset's conservation. The more important the
asset, the greater the weight should be. Significance can be harmed or lost through alteration or
destruction of the heritage asset or development within its setting. As heritage assets are
irreplaceable, any harm or loss should require clear and convincing justification...."

In considering applications for works within heritage asset areas therefore, the Local Planning
Authority must consider the effect of an application on the significance of the asset weighing
applications in a balanced judgement having regard to the scale of any harm or loss and the
significance of the heritage asset.

In this connection, the Council have Local Plan policies Policy TB24: Designated Heritage Assets
(Listed Buildings, Historic Parks and Gardens, Scheduled Ancient Monuments and Conservation
Areas) which states that the Council will conserve and seek the enhancement of designated heritage
assets in the Borough and their settings by:

a. Requiring works to or affecting heritage assets or their setting to demonstrate that the proposals
would at least conserve and, where possible enhance the important character and special
architectural or historic interest of the Conservation Area, including its setting and views.

b. Supporting development proposals or other initiatives that will conserve and, where possible,
enhance the local character, setting, management and historic significance of designated heritage
assets, with particular support for initiatives that would improve any assets that are recognised as
being in poor condition or at risk.

Proposals for building works shall retain or incorporate existing features or details of historic or
architectural significance or design quality into the scheme.

Accordingly, there will always remain development opportunities within such locations and where
materials and local details are fully understood and respected then it is possible to take an informed
and creative approach, and to ensure that the quality of new building work will complement both its
host building, its setting and that of its neighbours whether it is of contemporary or more traditional
design, or a combination of both.
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National planning policy advice and Historic England place greater emphasis on the need to take a
holistic and proactive approach to managing change within conservation areas.

In this case the property itself can be said to be of at the lower end of the heritage significance
spectrum given the age, design and materials and existing later additions as added to the original
host building, the lack of recognised, listed or noteworthy features and the relative small scale of the
proposed works.

In the light of this and the complementary design and materials employed it is contended that those
practical and visual improvements presented by the new additions and resultant lack of significant
harm caused to the wider conservation area is sufficient to allow for the development to proceed.

This in turn will thus conserve the characteristics of the conservation area in the vicinity of the
application site.

Such alterations and property upgrades are commonplace and help to give the host properties a
usability and functionality that accords with modern day expectations and which, in hand with this can
bring sustainability gains in terms of energy use through the use of sustainable materials enhanced
insulation and energy efficient / water saving appliances.

Taken together therefore the proposal helps to provide a secure and viable future as a modest family
home.

In this instance, in relation to ‘harm’ therefore, the proposal provides an opportunity to create
enhanced rooms to enhance the flexibility and functionality of the host property whilst causing no
harm to the character and fabric of the existing house or wider area, nor to the reasonable residential
amenities enjoyed by adjoining residents.

Other Planning Matters;

CIL: As the proposal generates less than 100m2 of new space it is therefore exempt from CIL.

Parking & Access

The application would not have an undue impact upon the highways network and is considered
acceptable in this regard. The existing access, garage and driveway parking areas are maintained as
existing.

Neighbouring amenity

Local Plan policy and design guidance also seeks to protect existing residential occupiers from
inappropriate development. Issues to consider are the impact of a development proposal upon
neighbouring properties by way of overshadowing, loss of light, overbearing impact, overlooking, loss
of privacy and general noise and disturbance.

Having regard to the design and siting of the proposed changes, there is no loss of amenity with
particular regard to light, outlook, or privacy.

Impact on Trees

Local Plan policy suggests that new developments should protect and conserve trees important to the
amenity of the area; ample space should also be provided for the future growth of these trees. Any
loss or harm to such trees in some circumstances be mitigated by replanting but should always be
justified by the applicant.

In this case there are no trees on site that will be impacted by the development.
Flood:

The site falls within Flood Zone 2 but no additional floor area is created. Accordingly no FRA is
required.
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Bats and Biodiversity & the impact on protected species;

Policies of the Local Plan sets out that development in the Borough that will conserve and where
possible restore and/or enhance, biodiversity will be permitted.

The application property does not fall within a designated SPA, SAC, SNCI or SSSI. It is not within
200m of ancient woodland and is not an agricultural building or barn.

Site investigations of areas affected by the proposals do not identify the presence of bats on site or
opportunities for roosting sites given the nature and construction of those elements of the property
being affected.

Given the location and scale of the proposed works upon existing structures and hard surfaced areas
it is not considered that the development proposed would be likely to have any adverse biodiversity
impact.

Sustainability;

The new work will seek to exceed the standard of thermal and energy efficiency performance
presently required by building regulations.

Opportunities for thermally efficient glazing and solar gain will be utilised wherever possible.
This will maximise thermal performance, air tightness and energy usage.

Other planning benefits

The proposed works would provide benefits of both an environmental, social and economic nature.

From a social perspective, this would be through the improvement in accommodation and in the
flexibility of use of this particular housing stock.

From an economic perspective, the construction of the alterations would provide employment
opportunities for local tradespeople.

From an environmental perspective the proposals enhances the visual appearance and sustainability
of the existing home.

CONCLUSION
The proposals accord with the Council’s residential extensions policy and guidance.

The proposals have been designed contextually using historical styles with matching and
complementary materials and detailing to secure the long-term future of the building in a beneficial
use that enhances the host building and does not detract from its historic significance or its setting.

The proposal has no material adverse impact on the historic fabric of the building nor its Conservation
Area setting.

The changes give rise to a property that can offer an improved and ‘fit-for-purpose’ energy
performance resulting in a more comfortable and functional family home commensurate with the size,
configuration and standing within its associated curtilage and immediate local environment.

This reflects Government guidance which seeks to ensure that sustainable development is permitted
where proposals respond to local character and history, (are visually attractive as a result of good
architecture) and reflect the identity of local surroundings and materials.

Planning policies and decisions should address the connections between people and places and the
integration of new development into the natural, built and historic environment.
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The proposals address directly the importance of retaining the character, setting and fabric of the
heritage assets in accordance with their ‘significance’, and enhance the setting of such from public
realm views.

In this connection the NPPF requires that LPA’s set a positive strategy for the conservation and
enjoyment of the historic environment ...in a manner appropriate to their significance, putting them to
viable uses consistent with their conservation and the wider social, cultural, economic and
environmental benefits that conservation of the historic environment can bring.

In the light of the above, it is considered that the proposals accord with planning policies, advice and
guidance as contained within the National Planning Policy Framework 2024 and Adopted Local Plan
Policies.

It is not appropriate to prevent or discourage appropriate innovation and recent Government policy
acknowledges that whilst visual appearance and the architecture of individual buildings are very
important factors, securing high quality and inclusive design goes beyond purely aesthetic
considerations.

Historic England’s Advice Note “Valuing Places: Good Practice in Conservation Areas - Constructive
Conservation” reinforces the recognition of local distinctiveness being enshrined in legislation but that
this should not be used as a device for preventing change or new development. It acknowledges that
well-managed change can bring with it the investment and care necessary to keep places in good
condition.

Therefore, planning policies and decisions should address the connections between people and
places and the integration of new development into the natural, built and historic environment.

In the light of the above, it is considered that the proposals accord with planning policies, advice and
guidance as contained within the National Planning Policy Framework 2024 and Adopted Local Plan
Policies.

For all of these reasons the proposed development we would urge the Local Planning Authority to
support the proposals.
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