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FULL PLANNING APPROVAL
DRAFT DECISION NOTICE

Expiry Date: 30 July 2025

Application Number: 250637

Location: Easting/Northing Only Supplied, Area And As Such 
Consists Of Large

Proposal: Full application for the proposed creation of a new wildlife 
pond.

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 named 'Emm Brook Project Location Plan - Rev A', 'Proposed Habitat 
Plan', 'Emm Brook Pond Designs','Emm Brook Drainage Statement and Flood Risk 
Assessment V1.1'
and 'Emm Brook Pond: Biodiversity Statement' received by the local planning 
authority on 08/04/2025, 03/04/2025, 17/03/2025 and 20/06/2025. 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.  The development shall be carried out in accordance with the submitted flood risk 
assessment (Drainage Statement and Flood Risk Assessment, version 1.1, dated 
June 2025) and the following mitigation measures it details: There shall be no raising 
of existing ground levels on the site, in accordance with page 8 of the submitted 
FRA. 
These mitigation measures shall be fully implemented prior to first benefical use and 
subsequently in accordance with the scheme’s timing/phasing arrangements. The 
measures detailed above shall be retained and maintained thereafter throughout the 
lifetime of the development. 
Reason: In accordance with paragraph 181 of the NPPF and policy CP1 part 9: 
sustainable development in the Wokingham Borough Council Local Plan, to prevent 
obstruction to the flow and storage of flood water, which would lead to an increase in 
flood risk elsewhere. 
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4.  A) No development shall take place/commence until a programme of 
archaeological work, including a Written Scheme of Investigation (WSI) has been 
submitted to, and approved by, the local planning authority in writing. 
The WSI shall include an assessment of significance and research questions; and: 
1. The programme and methodology of site investigation and recording 2. The 
programme for post investigation assessment3. Provision to be made for analysis of 
the site investigation and recording 4. Provision to be made for publication and 
dissemination of the analysis and records of the site investigation
5. Provision to be made for archive deposition of the analysis and records of the site
investigation
6. Nomination of a competent person or persons/organisation to undertake the works 
set out
within the WSI. 
B) The Development shall take place in accordance with the WSI approved under 
condition (A). 
The development shall not be occupied until the site investigation and post 
investigation assessment has been completed in accordance with the programme 
set out in the WSI approved under condition
(A) and the provision made for analysis, publication and dissemination of results and 
archive deposition has been secured. 
Reason: The site lies in an area of archaeological potential, particularly for, but not 
limited to, Prehistoric remains. The potential impacts of the development can be 
mitigated through a programme of archaeological work. This is in accordance with 
national and local plan policy. 

5.  Landscaping - Prior to the commencement of the development excluding 
excavation, there shall be submitted to and approved in writing by the
local planning authority a scheme of landscaping, which shall specify species, 
planting sizes, spacing and numbers of trees/shrubs to be planted, and any existing 
trees or shrubs to be retained. Planting shall be carried out in accordance with the 
approved details in the first planting and seeding seasons following the occupation of 
the building(s). Any trees or plants which, within a period of 5 years from the date of 
the planting (or within a period of 5 years of the occupation of the buildings in the 
case of retained trees and shrubs) die, are removed or become seriously damaged 
or diseased shall be replaced in the next planting season with others of similar size 
and species or otherwise as approved in writing by the local planning authority. 
Reason: To ensure adequate planting in the interests of visual amenity. Relevant 
policy: Core Strategy policy CP3 and Managing Development Delivery Local Plan 
policies CC03 and TB21 (and TB06 for garden development). 

6.  Protection of trees - a) No development or other operation shall commence on 
site until an Arboricultural Method Statement and Scheme of Works which provides 
for the retention and protection of trees, shrubs and hedges growing on or adjacent 
to the site in accordance with BS5837: 2012 has been submitted to and approved in 
writing by the local planning authority. No development or other operations shall take 
place except in complete accordance with the details as so-approved (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 
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involving use of motorised vehicles or construction machinery) until the tree 
protection works required by the Approved Scheme are in place on site. 
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. 

7.  A habitat management and monitoring plan (HMMP) shall be submitted to, and be 
approved in writing by, the local planning authority prior commencement of the 
development. The content of the HMMP shall include the following. 
a) Description and evaluation of features to be managed to achieve the target 
biodiversity net gain.
b) Ecological trends and constraints on site that might influence management.
c) Aims and objectives of management – to include on-site measures necessary to 
deliver biodiversity net gain.
d) Appropriate management options for achieving aims and objectives e) 
Prescriptions for management actions.
f) Preparation of a work schedule (including an annual work plan capable of being 
rolled forward over a five-year period).
g) Details of the body or organization responsible for implementation of the plan
h) Ongoing monitoring and remedial measures.
I) Long term design objectives, management responsibilities, timescales and 
maintenance schedules for all landscape areas 
The HMMP shall also include details of the legal and funding mechanism(s) by which 
the long-term implementation of the plan will be secured by the developer with the 
management body(ies) responsible for its delivery. The plan shall also set out (where 
the results from monitoring show that conservation aims and objectives of the HMMP 
are not being met) how contingencies and/or remedial action will be identified, 
agreed and implemented so that the development still delivers the fully functioning 
biodiversity objectives of the originally approved scheme. The approved plan will be 
implemented in accordance with the approved details. 
Reason: To secure an appropriate management plan to deliver and maintain on- site 
biodiversity net gain. 

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. 
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This planning application has been the subject of positive and proactive discussions 
with the applicant in terms of: 

- Addressing concerns raised by the Environment Agency with respect to the initially 
submitted flood risk assessment. 

The decision to grant planning permission in accordance with the presumption in 
favour of sustainable development as set out in the NPPF is considered to be a 
positive outcome of these discussions. 

Recommendation and conditions/reasons agreed: 

Date: 23/07/25

REMEMBER - The earliest date for a decision on this application is: 11 July 2025
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