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FULL PLANNING APPROVAL
DRAFT DECISION NOTICE

Expiry Date: 6 June 2025

Application Number: 242858

Location: 106 Ellis Road, Crowthorne, Wokingham, RG45 6PH

Proposal: Full application for the proposed erection of 1no. four 
bedroom dwelling, following the demolition of existing 
garage, plus new dropped kerb. 

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 (20-067-100), (20-067-101 RevC), (20-067 01 RevC), 
received by the local planning authority on 12/11/2024. 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.  Demolition required - No development shall take place on the site until the 
existing garage shown to be removed on the approved Proposed Block Plan 
(drawing no. 20-067-101 RevC) has been so demolished and the materials arising 
from the demolition shall be permanently removed from site. 
Reason: In the interests of the amenity of the area and highway safety. Relevant 
policy: Core Strategy policies CP6 Managing Development Delivery Local Plan 
policies CC07. 

4.  External materials - Before the development hereby permitted is commenced, 
samples and details of the materials to be used in the construction of the external 
surfaces of the building/s shall have first been submitted to and approved in writing 
by the local planning authority.  Development shall not be carried out other than in 
accordance with the so-approved details. 
Reason: To ensure that the external appearance of the building is satisfactory. 
Relevant policy: Core Strategy policies CP1 and CP3. 

5.  Details of boundary walls and fences - Before the development hereby permitted 
is commenced details of all boundary treatment(s) shall first be submitted to and 
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approved in writing by the local planning authority.  The approved scheme shall be 
implemented prior to the first occupation of the development or phased as agreed in 
writing by the local planning authority. The scheme shall be maintained in the 
approved form for so long as the development remains on the site. 
Reason: In the interests of amenity and highway safety.

Relevant policy: Core Strategy policies CP1, CP3 and CP6. 

6.  Parking and turning space to be provided - No part of any building(s) hereby 
permitted shall be occupied or used until the vehicle parking and turning space has 
been provided in accordance with the approved plans.   The vehicle parking and 
turning space shall be retained and maintained in accordance with the approved 
details and the parking space shall remain available for the parking of vehicles at all 
times and the turning space shall not be used for any other purpose other than 
vehicle turning. 
Reason: To provide adequate off-street vehicle parking and turning space and to 
allow vehicles to enter and leave the site in a forward gear in the interests of road 
safety and convenience and providing a functional, accessible and safe development 
and in the interests of amenity. Relevant policy: Core Strategy policies CP3 & CP6 
and Managing Development Delivery Local Plan policy CC07. 

7.  Cycle parking details required - Prior to the occupation of the development hereby 
permitted details of secure and covered bicycle storage/ parking facilities for the 
occupants of [and visitors to] the development shall be submitted to and approved in 
writing by the local planning authority. The cycle storage/ parking shall be 
implemented in accordance with such details as may be approved before occupation 
of the development hereby permitted, and shall be permanently retained in the 
approved form for the parking of bicycles and used for no other purpose. 
Reason: In order to ensure that secure weather-proof bicycle parking facilities are 
provided so as to encourage the use of sustainable modes of travel. Relevant policy: 
NPPF Section 9 (Sustainable Transport) and Core Strategy policies CP1, CP3 & 
CP6 and Managing Development Delivery Local Plan policy CC07. 

8.  Access to be provided - No building shall be occupied until the access has been 
constructed in accordance with the approved plans. 
Reason: In the interests of highway safety and convenience. Relevant policy: Core 
Strategy policies CP3 & CP6. 

9.  Access to be stopped up - The existing vehicular access(es) to the site shall be 
stopped up and abandoned, and the footway and/or verge crossings shall be re-
instated within one month of the completion of the new access(es) in accordance 
with details to be submitted to and approved in writing by the local planning authority. 
Reason: In the interests of highway safety and convenience. Relevant policy: Core 
Strategy policies CP3 & CP6. 

10.  Construction method statement - No development shall take place, including any 
works of demolition, until  a Construction Method Statement has been submitted to, 
and approved in writing by, the local planning authority. The approved Statement 
shall be adhered to throughout the construction period. The Statement shall provide 
for: 
i)     the parking of vehicles of site operatives and visitors,
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ii) loading and unloading of plant and materials,
iii)   storage of plant and materials used in constructing the development,
iv)   the erection and maintenance of security hoarding including decorative displays 
and facilities for public viewing, where appropriate,
v) wheel washing facilities,
vi)   measures to control the emission of dust and dirt
during construction,
vii)   a scheme for recycling/disposing of waste resulting from demolition and 
construction works. 
Reason: In the interests of highway safety & convenience and neighbour amenities. 
Relevant policy:  Core Strategy policies CP3 & CP6. 

11.  Protection of trees - a) No development or other operation shall
take place except in complete accordance with the BS:5837 'Arboricultural Impact 
Assessment 1779, 4th November 2024' (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. 
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. 

12.  Landscaping - Prior to the commencement of the development 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. 
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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). 

13.  Drainage - No development shall take place until full details of the drainage 
system for the site have been submitted to and approved in writing by the LPA. The 
details shall include:
1. BRE 365 test results demonstrating that infiltration is achievable.
2. Full calculations demonstrating the performance of soakaways.
3. A description of how the proposed development will deal with surface water 
overland flows.
4. Groundwater monitoring confirming seasonal high groundwater levels in the area.
5. A drainage strategy plan indicating the location and sizing of SuDS features, with 
the base of any SuDS features located at least 1m above the seasonal high water 
table level.
6. Details demonstrating how any SuDS for this development would be managed 
throughout the lifespan of the development and who will be responsible for 
maintenance.
The approved scheme shall be implemented prior to the first occupation of the 
development and shall be maintained in the approved form for as long as the 
development remains on site. 
Reason: This is to prevent increased flood risk from surface water run-off. Relevant 
policy: NPPF (2023) Section 14 (Meeting the Challenge of Climate Change, Flooding 
and Coastal Change), Core Strategy policy CP1 and Managing Development 
Delivery Local Plan policies CC09 and CC10. 

Informatives
1.  Pre-commencement conditions

The applicant is reminded that this approval is granted subject to conditions which 
must be complied with prior to the development starting on site. Commencement of 
the development without complying with the pre-commencement requirements may 
be outside the terms of this permission and liable to enforcement action.  The 
information required should be formally submitted to the Council for consideration 
with the relevant fee. Once the details have been approved in writing the 
development should be carried out only in accordance with those details.  If this is 
not clear please contact the case officer to discuss. 

2.  This permission should be read in conjunction with the legal agreement under 
section 106 of the Town and Country Planning Act dated 21/05/2025 the obligations 
in which relate to this development. 

3.  The development hereby permitted is liable to pay the Community Infrastructure 
Levy. The Liability Notice issued by Wokingham Borough Council will state the 
current chargeable amount. A revised Liability Notice will be issued if this amount 
changes. Anyone can formally assume liability to pay, but if no one does so then 
liability will rest with the landowner. There are certain legal requirements that must 
be complied with. For instance, whoever will pay the levy must submit an 
Assumption of Liability form and a Commencement Notice to Wokingham Borough 
Council prior to commencement of development, failure to do this will result in 
penalty surcharges being added. For more information see the Council's website - 
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Community Infrastructure Levy advice page. Please submit all CIL forms and 
enquiries to developer.contributions@wokingham.gov.uk. 

4.  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 
and subsequently determining to grant planning permission in accordance with the 
presumption in favour of sustainable development as set out in the NPPF. 

5.  The applicant is reminded that should there be any change from the approved 
drawings during the build of the development this may require a fresh planning 
application if the changes differ materially from the approved details.  Non-material 
changes may be formalised by way of an application under s.96A Town and Country 
Planning Act 1990. 

6.  Thames Water

A Groundwater Risk Management Permit from Thames Water will be required for 
discharging groundwater into a public sewer.  Any discharge made without a permit 
is deemed illegal and may result in prosecution under the provisions of the Water 
Industry Act 1991.  We would expect the developer to demonstrate what measures 
he will undertake to minimise groundwater discharges into the public sewer. Permit 
enquiries should be directed to Thames Water’s Risk Management Team by 
telephoning 020 3577 9483 or by emailing

trade.effluent@thameswater.co.uk Application forms should be completed online via

https://eur03.safelinks.protection.outlook.com/?url=http%3A%2F 
%2Fwww.thameswater.co.uk%2F&amp;data=04%7C01%7Cplanning.enquiries 
%40wokingham.gov.uk%7C952c12b9c07b4fcb889408d925bae91b 
%7C996ee15c0b3e4a6f8e65120a9a51821a

%7C0%7C0%7C637582306969987410%7CUnknown 
%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiL
C JXVCI6Mn0%3D

%7C1000&amp;sdata=gezJp1j6PbqnFrphx8HHVzwiLTofyqyshrwwBQzoXLQ

%3D&amp;reserved=0.  Please refer to the Wholsesale; Business customers; 
Groundwater discharges section. 

7.  The Head of Highways at the Council Offices, Shute End, Wokingham [0118 
9746000] should be contacted for the approval of the access construction details 
before any work is carried out within the highway (including verges and footways).  
This planning permission does NOT authorise the construction of such an access or 
works. 

8.  Adequate precautions shall be taken during the construction period to prevent the 
deposit of mud and similar debris on adjacent highways. For further information 
contact the Highway Authority on tel.: 0118 9746000. 
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9.  Any works/ events carried out by or on behalf of the developer affecting either a 
public highway or a prospectively maintainable highway (as defined under s.87 New 
Roads and Street Works Act 1991 (NRSWA)), shall be co-ordinated and licensed as 
required under NRSWA and the Traffic Management Act 2004 in order to minimise 
disruption to both pedestrian and vehicular users of the highway.

Any such works or events, and particularly those involving the connection of any 
utility to the site must be co-ordinated by the developer in liaison with the Borough’s 
Street Works team (0118 974 6302). This must take place AT LEAST three months 
in advance of the intended works to ensure effective co-ordination with other works 
so as to minimise disruption. 

10.  Discussion with neighbours

The applicant/developer is strongly advised to liaise with Oaklands School on 
potential development timeframes and work practices (including deliveries) prior to 
any works commencing. 

Recommendation and conditions/reasons agreed: 

Date: 05/06/25

REMEMBER - The earliest date for a decision on this application is: 9 December 
2024
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