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TOWN AND COUNTRY PLANNING ACT 1990 
PLANNING AND COMPENSATION ACT 1991 

THE TOWN & COUNTRY PLANNING  
(DEVELOPMENT MANAGEMENT PROCEDURE) (ENGLAND) ORDER 2015 

 
APPLICATION FOR FULL PLANNING PERMISSION 

 
To: Colony Architects Ltd. 

The Wine Store (Unit 7) 
Brewery Court 
Theale 
RG7 5AJ 

Application No: 240605 
Application type: Householder 
 

 
 
 

 
 
Applicant: KNHD LTD 
 
READING BOROUGH COUNCIL as Local Planning Authority GRANT FULL planning permission for 
the following development in accordance with the plans and supporting information 
submitted in connection with this application. 
 
Proposal: Extensive alteration and extension of existing dwelling, including new porch, side, 
rear and first floor extension and external cladding and single garage to the rear, including 
new landscaping and parking   
 
At:   15 Woods Road Reading  RG4 6NA 
  
Subject to such conditions and for such reasons as may be attached 
 
 
 
 

OTHER STATUTORY CONSENTS MAY BE REQUIRED 
PLEASE READ THE NOTES ISSUED WITH THIS DECISION NOTICE 
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Application At:  15 Woods Road Reading  RG4 6NA 
 

Application No: 240605       
Application type: Householder 

 
CONDITIONS & REASONS 

 
1. The development hereby permitted shall begin no later than three years from the 
date of this planning permission. 
Reason: to prevent an accumulation of unimplemented planning permissions, and in 
accordance with Section 91 of the Town & Country Planning Act 1990 as amended by 
the Planning and Compulsory Purchase Act 2004.  
11 
2. The development hereby permitted shall not be carried out except in strict 
accordance with the following approved drawings:  
915 03-10 Revision B received 10 May 2024 
915 03-11 Revision A received 10 May 2024 
915 03-12 Revision C received 21 June 2024 
915 05-10 Revision B received 10 May 2024 
915 05-11 Revision B received 10 May 2024  
 
REASON:  For the avoidance of doubt and to ensure that the development is carried out 
and adhered to in accordance with the application form and associated details hereby 
approved.  
2 
3. No development shall commence above existing ground level until a schedule of the 
materials to be used in the construction of the external surfaces of the development 
hereby permitted have been submitted to and approved in writing by the Local 
Planning Authority. The development shall be carried out and thereafter maintained in 
accordance with the details approved unless otherwise agreed in writing by the Local 
Planning Authority.  
REASON: These details are required due to insufficient information being contained 
within this submission and in the interests of visual amenity and ensuring the new 
development responds positively to the local context and character in accordance with 
Policies H9 and CC7 of the Reading Borough Local Plan 2019  
3 
4. All existing hedging shown on the approved plans shall be retained at all times as 
shown unless otherwise agreed in writing by the Local Planning Authority. Fencing for 
the protection of the retained hedge shall be provided in accordance with BS5837:2012 
before any equipment, machinery or materials are brought on to the site. The 
protective fencing shall be retained throughout the entire period of demolition and 
construction and until all equipment, machinery and surplus materials have been 
removed from the site. No materials, soil, rubbish or vehicles shall be deposited or 
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stored in any area fenced in accordance with this condition and no fires shall be lit, 
and no raising or lowering of ground levels shall take place within this area. No drains, 
pits, ditches or trenches shall be dug in or run across the area protected by the 
fencing, at any time before, during and after the development of the site, unless 
otherwise agreed in writing by the 
Local Planning Authority. 
REASON: In order to ensure that retained hedges are adequately protected, vegetation 
cover is maintained, in the interests of the biodiversity of the site and in the interests 
of the visual amenities of the locality. In accordance with Policies CC7, EN12 and EN14 
of the Reading Borough Local Plan 2019. 
 
5. No development shall commence above existing ground level until a scheme of hard 
and soft landscaping has been submitted to and approved in writing by the Local 
Planning Authority, to include a report demonstrating that the existing biodiversity of 
the site would be maintained by the landscaping scheme and that no net loss in 
biodiversity will occur as a result of the development. 
 
The scheme shall specify means of treatment for hard surfaced areas, means of 
enclosure including mammal gaps where appropriate, specify species, planting sizes, 
spacing and numbers of trees/shrubs to be planted, including tree pit specifications, 
and shall include a maintenance programme detailing all operations to be carried out 
in order to allow successful establishment of planting.  
 
All planting shall be carried out and provided in accordance with the approved scheme 
in the first planting and seeding seasons following the occupation of any part of the 
extensions or in accordance with a timetable agreed in writing with the Local Planning 
Authority prior to first occupation.  
 
Any trees or plants which, within a period of 5 years from the date of planting, die, are 
removed or become seriously damaged or diseased shall be replaced in the next 
planting season with others of similar size and species, to be agreed in writing by the 
Local Planning Authority.  
 
REASON: In the interest of ensuring that the landscaping of the development maintains 
and enhances the character of the area and does not result in a loss of biodiversity in 
accordance with Policies EN12, EN14, H9 and CC7 of the Reading Borough Local Plan 
2019.  
4 
6. All existing walls shaded grey on the approved floorplans shall be retained to the 
existing ceiling level of the floor within which they are located as a minimum at all 
times. 
REASON: To ensure that the works remain within the definition of a Householder 
application and do not trigger requirements for statutory Biodiversity Net Gain; and to 



 
 

 
 
 

Date: 28 June 2024 
             EH 

 Assistant Director of Planning, Transport and 
Public Protection Services 

 

ensure clarity in respect of the Community Infrastructure Levy and in respect of any 
permitted development rights.  
5 
7. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) (England) Order 2015 (or any Order revoking and/or re-
enacting that Order) the proposed first floor, north facing, window shall not be 
openable below a height of 1.7 metres when measured from the first floor level of the 
dwelling. The window shall be glazed with obscure glass before first occupation of any 
part of the extensions hereby approved and shall be maintained as such at all times 
thereafter.  
REASON: To safeguard the amenities of the adjoining premises from overlooking and 
loss of privacy in accordance with Policy CC8 of the Reading Borough Local Plan 2019.  
6 
8. Notwithstanding the provisions of Part 1, Schedule 2, Article 3, of the Town and 
Country Planning (General Permitted Development) (England) Order 2015 (or any order 
revoking or re-enacting that Order with or without modification), no development 
within Class A (enlargement, improvement or other alteration) or Class B (enlargement 
of a dwellinghouse consisting of an addition or alteration to its roof) shall be carried 
out within the curtilage of the dwelling without express planning permission from the 
Local Planning Authority.  
REASON: Further unrestricted development could harm the amenities of neighbouring 
properties through overlooking, overshadowing or overbearing effects and/or harm the 
appearance of the house and the character and appearance of the wider area and 
should therefore be controlled in accordance with Policies H9, CC7 and CC8 of the 
Reading Borough Local Plan 2019.  
7 
9. No construction, demolition or associated deliveries shall take place outside the 
hours of 0800hrs to 1800hrs Mondays to Fridays, and 0800hrs to 1300hrs on Saturdays, 
and not at any time on Sundays and Bank or Statutory Holidays without prior written 
approval from the Local Planning Authority. 
REASON: In order to protect occupiers of nearby properties from unreasonable 
disturbance from works connected with implementing this permission in accordance 
with Policy CC8 of the Reading Borough Local Plan 2019.  
8 
 

INFORMATIVES 
 

1. Your attention is drawn to the terms and conditions of this permission. Any 
development which is carried out but which differs materially from the approved plans 
and details, or does not comply with any condition(s) or planning obligation(s) attached 
to the permission may result in the Council taking action to remedy the breach of 
planning control. If you are in any doubt please contact the Council.  
4 



 
 

 
 
 

Date: 28 June 2024 
             EH 

 Assistant Director of Planning, Transport and 
Public Protection Services 

 

2. Your attention is drawn to the requirement for submission of a Building Regulations 
application for the proposed development. Please contact Building Control on 0118 937 
2449 for advice.  
5 
3. Complaints are commonly received about noise and dust caused by construction and 
demolition works, particularly working outside reasonable hours and smoke from 
bonfires associated with the burning of waste on site.  The developer is reminded that 
construction and demolition associated with the approved development will be subject 
to environmental health law.  
6 
4. During the course of construction, the developer should take care to ensure that no 
part of this development (foundations, eaves, guttering, etc.) would encroach on, 
under or across the boundary line with the adjoining property, as the requisite Notice 
has not been served on the owner of that property.  This permission does not confer 
any right of access onto land that is not under the developer's control. The developer 
should also be mindful of the obligations and requirements of the Party Wall Act (1996) 
details of which can be found at: 
www.communities.gov.uk/publications/planningandbuilding/partywall  
7 
5. The decision to grant planning permission follows the positive and proactive 
consideration of the issues raised by this planning application and issuing the decision 
within the eight week time period.  
8 
6. The Council introduced the Community Infrastructure Levy (CIL) on 1st April 2015.  
CIL is a way of securing financial contributions towards infrastructure from new 
development, and partially replaces the Section 106 planning obligation regime. It is a 
set charge per sq m of floorspace for different uses, and, unlike Section 106, it is non- 
negotiable.  It applies to developments which result in at least one dwelling; where the 
space has not been in lawful use for 6 months within the last 3 years or 100 sq m of 
new floorspace. For this approved development the CIL status is CHARGEABLE. If 
chargeable you will be sent a CIL Liability Notice with the calculated amount soon. CIL 
becomes payable on commencement of the development or by instalments.  
For more information go to: 
http://www.reading.gov.uk/media/2791/Community-Infrastructure-Levy- Advice-to-
Applicants/pdf/CIL_Advice_to_Applicants.pdf  
 
7. Work on a loft or roof may affect bats. The developer will need to consider 
protected species. A licence may be required if bats are present. To view specific 
information regarding bats use the following link: https://www.gov.uk/wildlife-
licences 
10 



 

 

 

NOTES 
APPEALS TO THE SECRETARY OF STATE 
 
If you are aggrieved by the decision of the Council to refuse permission for the proposed 
development or to grant it subject to conditions, then you can appeal to the Secretary of State 
under section 78 of the Town and Country Planning Act 1990.   
 
If this is a decision on a planning application relating to the same or substantially the same land 
and development as is already the subject of an enforcement notice, if you want to appeal 
against the Council's decision on the application you must do so within 28 days of the date of 
this notice. 
 
If an enforcement notice is served relating to the same or substantially the same land and 
development as in your application and you want to appeal against the Council's decision on your 
application, you must do so within 28 days of the date of service of the enforcement notice, or 
within 6 months (or 12 weeks in the case of a householder appeal) of the date of this notice, 
whichever period expires earlier. 
 
If the above circumstances do not apply, any appeal must be made within the following time 
limits. 
If this is a householder application and you want to appeal against the Council's decision then 
you must do so within 12 weeks of the date of this notice. If this is an advertisement application 
and you want to appeal against your local planning authority’s decision then you must do so 
within 8 weeks of the date of this notice.  If you want to appeal against your local planning 
authority’s decision for any other type of application (which is not a householder or 
advertisement application, or an application for a Certificate of Lawfulness) then you must do so 
within 6 months of the date of this notice.   
 
Appeals can be made online at: https://www.gov.uk/appeal-householder-planning-decision 
If you are unable to access the online appeal form, please contact the Planning Inspectorate to 
obtain a paper copy of the appeal form on tel: 0303 444 5000. 
 
The Secretary of State can allow a longer period for giving notice of an appeal but will not 
normally be prepared to use this power unless there are special circumstances which excuse the 
delay in giving notice of appeal. 
 
The Secretary of State need not consider an appeal if it seems to the Secretary of State that the 
local planning authority could not have granted planning permission for the proposed 
development or could not have granted it without the conditions they imposed, having regard to 
the statutory requirements, to the provisions of any development order and to any directions 
given under a development order.   
 
If you intend to submit an appeal that you would like examined by inquiry then you must notify 
the Local Planning Authority and Planning Inspectorate 
(inquiryappeals@planninginspectorate.gov.uk) at least 10 days before submitting the appeal. 
Further details are on GOV.UK. 
 
Purchase Notices 
If either the Local Planning Authority or the Secretary of State refuses permission to develop 
land or grants it subject to conditions, the owner may claim that he can neither put the land to 
a reasonably beneficial use in its existing state nor render the land capable of a reasonably 
beneficial use by the carrying out of any development which has been or would be permitted.  
In these circumstances, the owner may serve a purchase notice on the Council in whose area the 
land is situated. This notice will require the Council to purchase his interest in the land in 
accordance with the provisions of Part VI of the Town and Country Planning Act 1990. 
 

https://www.gov.uk/appeal-householder-planning-decision

