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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: David Gibson Application No: PL/25/1764
Elmbrook House, Application type: Householder Planning
18-19 Station Road, Permission
Sunbury on Thames,
TW16 6SB

Applicant: Bresciani

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: Two storey side and rear extension, septic tank and soakaway.

At: TWIGMOOR, UPPER WARREN AVENUE, CAVERSHAM, READING, RG4 7EB

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

Date: 16 June 2026

K7//4
Acting Assistant Director, Planning,
Transport & Public Protection
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Application At: TWIGMOOR, UPPER WARREN AVENUE, CAVERSHAM, READING,
RG4 7EB

Application No: PL/25/1764

Application type: Householder planning permission

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.

2. The development hereby permitted shall ONLY be carried out in accordance with the
following approved plans:
2397-P.M.Rev 0 Location plan
54125-01 Bat Survey report , NK Musgrave & Associate Ltd, 14 August 2025
APA/AP/2025/082 Arboricultural report, Tree survey, AlA and AMS, AP Arboriculture, 18
September 2025
As received 9 December 2025

2397-P.M.500- Rev E Proposed Ground Floor Plans
2397-P.M.501- Rev F Proposed First Floor Plans
2397-P.M.601- Rev C Proposed Side Elevations
2397-P.M.502- Rev C Proposed Roof Floor Plans
2397-P.M.600- Rev E Proposed Front and Rear Elevations
As received 6 January 2026

2397-P.M.400-Proposed Site Plan and 3D Views-Rev J
As received 5 June 2026

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.

3. The materials to be used in the construction of the external surfaces of the development
hereby permitted shall match those used on the existing building.

Date: 16 June 2026

K7//4
Acting Assistant Director, Planning,
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REASON: In the interests of visual amenity and ensuring the new development
responds positively to the local context and character in accordance with Policy CC7 of
the Reading Borough Local Plan 2019.

4. Tree-protective measures, including fencing, ground protection, supervision and working
procedures shall be carried out in accordance with the APA/AP/2025/082 Arboricultural
report, Tree survey, AlA and AMS, AP Arboriculture, 18 September 2025 received 9
December 2025 at all times during the construction of the development hereby
approved.

REASON: In order to ensure that reasonable measures are taken to safeguard trees in
the interests of local amenity and the enhancement of the development itself in
accordance with Policy EN14 of the Reading Borough Local Plan 2019.

5.  The extension hereby permitted shall not be occupied at any time other than for
purposes ancillary to the residential use of the main dwelling known as Twigmoor, Upper
Warren Avenue, Caversham, Reading, RG4 7EB.

REASON: To accord with the terms of the application, and to ensure that separate
occupation of the extension/building would not detract from the amenities or living
conditions of neighbouring residential properties or the character of the locality in
accordance with Policy H9 of the Reading Borough Local Plan 2019.

6. 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) no windows/doors/dormers/openings, other than those shown on the approved
plans shall at any time be placed in the first floor side-facing elevations of the extensions
hereby permitted without the grant of a separate planning permission from the Local
Planning Authority.

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.

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, east and west side-facing windows shall not be openable below a
height of 1.7 metres when measured from the floor level of the room within which they are
located. The first floor east and west side elevation windows shall be glazed with obscure
glass before first occupation of the development hereby approved and shall be always
maintained as such thereafter.

Date: 16 June 2026
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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.

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.

2. Your attention is drawn to the requirement for submission of a Building Regulations
application for the proposed development. Please contact Building Control on
Building.Control@reading.gov.uk for advice.

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.

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

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.

6. i) The attention of the applicant is drawn to Section 59 of the Highways Act 1980, which
enables the Highway Authority to recover expenses due to damage caused by
extraordinary traffic.

i) Any works affecting the Highway shall be in accordance with Reading Borough’s
Council’'s document “Guidance Notes for Activities on the Public Highway within the
Borough of Reading”. The applicant should note that compliance with this document is

Date: 16 June 2026
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mandatory and licences to work on the Highway will only be issued if the requirements
contained within it are met. A copy can be obtained from the Council’s website.

7. You are advised that no tree works are approved by virtue of this consent. Any works
to trees subject to a Tree Preservation Order or to Conservation Area status will require
submission of a tree works application or Section 211 Notice respectively.

8.  You are advised that a record of adherence to the approved method statement and
other required records are essential to allow the discharge of the condition at the end of
the development. Failure to provide periodic photographic evidence may prevent the
discharge of the condition.

9. A separate planning application will be required and other additional consents from
Thames Water and the Environment Agency may be required for any replacement
septic tank, soakaway or other drainage works.

Date: 16 June 2026
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Acting Assistant Director, Planning,
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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.
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