
NOTIC 

NOTICE OF CROWTHORNE NEIGHBOURHOOD PLAN 
REVIEW:SCOPING SESSION TO BE HELD AT 7PM ON MONDAY 
13 JULY 2026 AT THE MORGAN CENTRE, WELLINGTON ROAD, 
CROWTHORNE RG45 7LD  

Clerk to the Parish Council 

AGENDA        
1) Apologies for absence
2) Declarations of interest
3) Brief Neighbourhood Plan Refresher: what a Neighbourhood Plan can and cannot do
4) What has changed within the planning policy context since the Crowthorne

Neighbourhood Plan was made
5) Looking back at how existing policies have served the parish and whether they might

continue to serve the parish
6) Identify possible new policy areas

CROWTHORNE PARISH COUNCIL 
PARISH OFFICE: MORGAN CENTRE, WELLINGTON ROAD, CROWTHORNE, BERKSHIRE, RG45 7LD 

TELEPHONE: 01344 771251  
E-mail: clerk@crowthorne-pc.gov.uk
www.crowthorne-pc.gov.uk
CLERK TO THE COUNCIL 
Mrs M C Saville 
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Planning applications where the Crowthorne Neighbourhood Plan has been referred to 

The following extract from the government’s own website on Neighbourhood Planning is helpful in explaining the weight Neighbourhood Plans carry:- 

Does a neighbourhood plan have the same legal status as the local plan? 

A neighbourhood plan attains the same legal status as a local plan (and other documents that form part of the statutory development plan) 
once it has been approved at a referendum. At this point it comes into force as part of the statutory development plan. Applications for planning 
permission must be determined in accordance with the development plan, unless material considerations indicate otherwise (see section 38(6) 
of the Planning and Compulsory Purchase Act 2004). 

Planning app nbr Address & Proposal Date of 
response 

Cllr Response wording 

20/00836/PAC Countrywide House, 
28 Wellington 
Business Park Dukes 
Ride 

Prior approval for 
change of use from 
B1(a) offices to 4no. 
C3 dwellings. 

3.11.20 TMB REFUSAL on the grounds that this PAC application conflicts with Policy CR11 of the Crowthorne 
Neighbourhood Plan 2018-2036. 

20/01087/FUL 186 -188 High Street 
(Newmans) 

Erection of 3 storey 
building (with parking, 
refuse and cycle 
storage at lower 
ground floor level), 
comprising 2no. retail 
units at ground floor 
level and 8no. one 

2.3.21 MD 
WG 

CPC recommends Refusal for the following reasons: 
Although the Crowthorne Neighbourhood Plan is not made it carries sufficient weight and 
indicates that under Policy CR9 of the NP proposals for new development and for alterations to 
existing buildings will not be supported if they do not:   
• Demonstrate how air quality improvements will be achieved;
• Have regard to the strong active frontage provided by shops, businesses and services on the
High Street;
• Have regard to the character and appearance of adjacent buildings in terms of scale,
materials, lighting and fenestration; 
• Have regard to the shop fronts that respect the historic character of the street and use
traditional materials wherever practicable; 
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Planning app nbr Address & Proposal Date of 
response 

Cllr Response wording 

bedroom flats above, 
with associated 
parking following 
demolition of existing 
building. 

21/00317/PARC 
plus appeal sent 
14.12.21 

Parkfield House 
Cambridge Road 

Prior approval 
application for 
additional storey to 
provide residential 
accommodation 
comprising of 2 No. 1 
bed flats and 3 No. 2 
bed flats. 

5.5.21 

Appeal 
sent 
14.12.21 

MD 
WG 

Crowthorne Parish Council recommends REFUSAL for the following reasons: 
• Neighbourhood Plan
- Although the Crowthorne Neighbourhood Plan is not made it carries sufficient weight and
indicates that under Policy CR9 of the NP proposals for alterations to existing buildings will not
be supported if they do not: demonstrate how air quality will not be impacted by additional
vehicular movements and the proposed height of the building which will give rise to the
‘canyon effect’.
- Have regard to the character and appearance of adjacent buildings in terms of scale,
materials, lighting and fenestration. All of which needs to be demonstrated and confirmed. 

From Appeal letter sent 14.12.21: 
Crowthorne Parish Council has had their Neighbourhood Plan made and this should carry 
sufficient weight to ensure that its policies are recognised and upheld. 

It indicates that its Policy CR9 of the Crowthorne NP ‘proposals for alterations to existing 
buildings’ will not be supported if they do not:   
• Demonstrate how air quality will not be impacted by additional vehicular movements;
• The proposed height of the building will not give rise to the ‘canyon effect’;
• Have regard to the character and appearance of adjacent buildings in terms of scale,

materials, lighting and fenestration.
All of which needs to be demonstrated and confirmed. 

Character and Appearance: 
The proposed design by virtue of its appearance does not respect the character or form of the 
original host building. This must respect the Crowthorne Neighbourhood Plan’s and Policies CR 
1 and CR4. 

It must be pointed out that any and all of the buildings referred to in the appellants statement 
were built as such; the developers had not insinuated a further storey on top of the existing. 
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Planning app nbr Address & Proposal Date of 
response 

Cllr Response wording 

There was a clear and transparent parking plan attached to each historic application, which 
would have taken into consideration the whole of the building and surroundings.  

And another point to consider is there was not a Crowthorne Neighbourhood Plan at the time 
of the erection of those buildings – Crowthorne Parish Council has learned its lesson by making 
valid statements with regard to character and appearance in the made Neighbourhood Plan 
which must be respected. 

21/00892/FUL FTL House 29 
Wellington Business 
Park Dukes Ride 

Proposed change of 
use to create 6 x one 
bedroom flats and 1 x 
two bedroom flat. 

8.12.21 RP Refusal is recommended on the basis of the Crowthorne Neighbourhood Plan Policy CR11 
Employment which states that Wellington Business Park is an Employment Area and as these 
buildings are already occupied by going business concerns their conversion to residential would 
be a loss of employment in Crowthorne. 

21/00582/FUL 153 Dukes Ride 
Crowthorne RG45 6DR 

Proposed erection of 
part two storey/part 
first floor side 
extension, first floor 
side extension and 
alterations to roof. 
Erection of canopy to 
front.  

NR CPC recommended Approval, BFC Refused.  Applicant has now Appealed (Dec 21). 

Excerpt taken from BFC’s delegated report: 

b) Impact on Character and Appearance of Surrounding Area

'Saved' policy EN20 of the BFBLP states that development should be in sympathy with the 
appearance and character of the local environment and appropriate in scale, mass, design, 
materials etc. Policy CS7 of the CSDPD states that the council would require high quality design 
for all development in Bracknell Forest.  

Policy CR1 of the Crowthorne Neighbourhood Plan also states that development proposals in 
the neighbourhood area should demonstrate high quality design that responds to and 
integrates with local surroundings and landscape context as well as the existing built 
environment. Development proposals would be permitted which build on the urban local 
character, respecting local patterns of development. Paragraph 126 of the NPPF emphasises 
the importance of good design as key to making places better for people to live. Additionally, 
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Planning app nbr Address & Proposal Date of 
response 

Cllr Response wording 

paragraph 130 and 134 of the NPPF states that the design of development should help improve 
the character and quality of an area and the way it functions. 

https://planapp.bracknell-forest.gov.uk/online-
applications/files/6335F1B9C5EA3C224108D0C55579A2F2/pdf/21_00582_FUL-
DELEGATED_REPORT-3394984.pdf 

TMB comment (em 9.12.21): Reading the document below Crowthorne’s NP policy CFR1 has 
been invoked by BFC. While design is on our radar on the CNP, the design would have to be 
controversial eg a development of a block of Brutalist flats next door to a bungalow. A 5 storey 
block of flats in the High Street etc etc. 
The policy is actually damage control.  As we know our patch we know what would be 
acceptable in terms of design. There are no comments from the neighbours. 

22/00453/FUL Land to rear of 5 
Forest Road 
Crowthorne RG45 7EH  

Erection of 1no 
bungalow including 
means of access and 
associated works 

6.7.22 TMB 
(NK) 

Approval is recommended subject to consideration being given to Policy CR5 of the Crowthorne 
Neighbourhood Plan. 
NB - It has been noted that the property adjacent to the proposed development (5 Forest Rd) 
has been extended but this is not reflected in the plans. 

22/00532/FUL 12 - 14 Dukes Ride 

Conversion of the 
former vacant shop 
(50m2) to 2 
bedroomed flat on the 
ground floor, with 
associated external 
alterations and 
alterations to rear 

6.9.22 BMB CPC recommends refusal due to: 
• lack of parking;
• vehicular entrance gained by a substandard access;
• the proposal does not afford a sufficient turning point within its boundary;
• access would be too narrow to support visiting emergency vehicles, fire and ambulance;
• Cycle store does not seem to be on this application’s land;
• Bin store is not visible on the plans submitted;
• Contravention of Crowthorne Neighbourhood Plan policy CR9.
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Planning app nbr Address & Proposal Date of 
response 

Cllr Response wording 

ground floor flat. 
Repositioning of front 
door and revised 
external staircase to 
provide accesss to first 
floor flat. 

22/00807/RTD Street Record Coppice 
Gardens Crowthorne 

Proposed 15.0m Phase 
9 slimline Monopole 
and associated 
ancillary works. 

Approx 10 objections 
received by CPC 

1.11.22 SB The Local Planning Authority has considered this matter and has determined that Prior 
Approval is required and is hereby Refused for the following reasons: -BFC hereby refuses the 
details of the siting and appearance of the development proposed in the above mentioned 
application for the following reason(s): 
01. The proposed development by reason of its siting will have an adverse impact on trees that
which make an important contribution to the landscape character and appearance of the area 
and as such would be contrary to 'saved' policies EN1 and EN20 of BFBLP, policy CS7 of CSDPD 
and policy CR1 of the Crowthorne Neighbourhood Plan 

Full report: 22_00807_RTD-REFUSED-3521381.pdf (bracknell-forest.gov.uk) 

12 -14 Dukes Ride 
Crowthorne 

30.11.22 From: Sarah Horwood <Sarah.Horwood@bracknell-forest.gov.uk> 
Sent: 30 November 2022 16:11 
To: Bob Young <bobyoung@ryassociatesuk.co.uk> 
Cc: ayyazhomes@btinternet.com 
Subject: RE: 12 -14 Dukes Ride Crowthorne IMPORTANT 

Excerpt of email from Sarah Horwood to Robert Young Associates (Hungerford) Ltd 
Crowthorne Neighbourhood Plan 2018-2036 (2021) (CNP) 
CNP Policy CR9 states that development proposals in Crowthorne district centre (in which the 
CNP Policies map shows this unit is located) should provide active ground floor uses that 
contribute to the diversity of the High Street and enhance the vitality and viability of the area. It 
sets out that proposals which result in the “loss of existing shops will be resisted and will only be 
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Planning app nbr Address & Proposal Date of 
response 

Cllr Response wording 

supported where the applicant has demonstrated that there is no reasonable prospect of the 
site or premises being used for ongoing retail or community uses. Applicants will be expected to 
demonstrate that the existing use is no longer viable and that the site has been marketed for a 
reasonable period of time for a permitted retail or community use.” 
 

23/00167/RTD Land Adjacent to 1 
Coppice Gardens 
Dukes Ride 
Crowthorne  

 

May 2023 SB Bracknell Forest Council hereby refuses the details of the siting and appearance of the 
development proposed in the above mentioned application for the following reason(s):  
01. The proposed development by reason of its siting will have an adverse impact on trees that 

which make an important contribution to the landscape character and appearance of the 
area and as such would be contrary to 'saved' policies EN1 and EN20 of BFBLP, policy CS7 of 
CSDPD and policy CR1 of the Crowthorne Neighbourhood Plan. 

 
(CPC also recommended refusal) 
 

23/00583/FUL Former The Mango 
Tree 
63 Church Street 
Crowthorne 
RG45 7AW 
 
Section 73 application 
to vary Condition 02 
(approved drawings) 
of Planning Permission 
21/00217/FUL 
(Construction of a 
replacement building 
to provide 8 No. 
residential flats with 
ancillary car parking 
and landscaping.) 
[Note for clarification: 
application proposes 
internal changes to 

4.10.23 TMB CPC recommends refusal of application on the following grounds: 
• The proposal due to its bulk, mass and scale would result in development which would not 

preserve or enhance the character or appearance of the Crowthorne Conservation Area, 
and layout would result in an unsatisfactory form of development, detrimental to the 
character and amenities of the area.  Contrary to Crowthorne Neighbourhood Plan Policy 
CR4. 
 

……….. 
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Planning app nbr Address & Proposal Date of 
response 

Cllr Response wording 

ensure compliance 
with Building 
Regulations and 
change to size of flats 
provided at 2nd floor 
level which 
necessitates changes 
to fenestration 
including the provision 
of 2no. additional 
dormer windows]. 
 

22/00644/FUL 
APPEAL 

208 High Street 
Crowthorne (former 
Barclays) 
 
Appeal reference 
APP/R0335/W/23/332
5921 
 

6.12.23 TMB Excerpt from letter sent to Planning Inspectorate on 6.12.23 
 
Shop signage: 
Dominos is renowned for its advertising frontage as demonstrated by the outlet in Sandhurst 
just 1.8 miles away. 

• Due to the nature of the business the signage will not be discrete and will not be in 
keeping with adjacent buildings. It will not form or contribute to the essential character 
of the High Street.     

 
Crowthorne Parish Council recommends refusal on the grounds the proposed application 
will be contrary to Crowthorne Neighbourhood Plan policy CR9; BFC saved policy EN15. 

 
23/00388/FUL    Tralee 59 Cambridge 

Road  
 

Sept 23 GR The Bracknell Forest Council as the Local Planning Authority hereby give notice that, in 
pursuance of the Town and Country Planning Act 1990 (as amended), permission has been 
REFUSED for the carrying out of the development referred to above for the following 
reason(s):-  
01. By reason of its design, uplift in height and scale the proposed extensions would result in an 
unsympathetic and disproportionate addition which would be incongruous and prominent 
within the street scene, to the detriment of the character and appearance of the dwelling and 
visual amenities of the surrounding area. The proposed development would therefore be 
contrary to 'saved' policy EN20 of the Bracknell Forest Borough Local Plan, policy CS7 of the 

Neighbourhood Plan Scoping Review Mtg 13.7.26 
pg no. 9



8 
 

Planning app nbr Address & Proposal Date of 
response 

Cllr Response wording 

Core Strategy Development Plan Document, policies CR1 and CR5 of the Crowthorne 
Neighbourhood Plan and the NPPF. 
02. The proposal by reason of its siting, mass and proximity to the boundary with No. 61 
Cambridge Road, the proposal would result in an unacceptable loss of daylight and an 
overbearing impact to the detriment of the living conditions of the occupants of No.61 
Cambridge Road. The proposed development would therefore be contrary to 'saved' policy 
EN20 of the Bracknell Forest Borough Local Plan and the NPPF 
 

24/00236/FUL Tralee 59 Cambridge 
Road 
 
Proposed erection of 
gable end roof, 
following removal of 
existing hipped roof 
with No.2x flat roof 
side dormers and 
No.6x rooflights to 
provide first floor 
habitable 
accommodation, 
single storey rear 
extension, front porch 
canopy and alterations 
to windows (amended 
description). 
 

May 24 GR Crowthorne Parish Council recommends Refusal on the grounds of the proposed development 
being overbearing and loss of light to neighbouring property (nbr 61). 
 
BFC Reasons for Approval 
It is considered that the development is acceptable in principle and would not result in an 
adverse impact on the character and appearance of the host dwelling or surrounding area, 
highway safety, nor would the development result in an adverse impact on the residential 
amenity of occupiers of neighbouring properties.  
 

It is therefore considered that the proposed development complies with policies LP 28, LP 50 
and LP 62 of the BFLP, policies CR1 and CR5 of the CNP and the NPPF.  
 

No material considerations exist that indicate there should be a departure from the 
development plan and accordingly, the application is recommended for conditional approval. 
Full Delegated Report can be viewed on: Microsoft Word - 24-00236-FUL - WR - Delegated 
Report (bracknell-forest.gov.uk) 
 

24/00374/FUL 19 High Street (former 
BBB’s) 
 
Proposed creation of 
glazed seating area 
for restaurant use. 

Sept 24 SB BFC Reasons for Refusal: 
01. The proposal would result in the loss of parking and areas for loading/deliveries and refuse 
collection to the rear of the existing building. As such the development is considered to have an 
unacceptable impact on highway safety due to the displacement of vehicles onto surrounding 
roads and increase the risk of illegal, inconsiderate or obstructive parking contrary to Bracknell 
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Planning app nbr Address & Proposal Date of 
response 

Cllr Response wording 

Forest Local Plan policies LP25 and LP62 and policy CR9 of the Crowthorne Neighbourhood 
Plan.  
02. The proposed development by reason of its design and location would adversely affect the 
residential amenities of residents of neighbouring properties and be detrimental to the 
character and appearance of the area. As such it would be contrary to policies LP 28 and LP 50 
of the Bracknell Forest Local Plan, policy CR1 of the Crowthorne Neighbourhood Plan and the 
NPPF. 
Full report: BRACKNELL FOREST BOROUGH COUNCIL (bracknell-forest.gov.uk) 

125/00160/FUL 39 Woodcote Green 
 
Erection of a first 
floor front/side 
extension. 
 

CPC mtg  
6 May 25 

JA CPC recommended Approval.   
 
BFC Refused as follows: 
 
The Bracknell Forest Council as the Local Planning Authority hereby give notice that, in 
pursuance of the Town and Country Planning Act 1990 (as amended), permission has been 
REFUSED for the carrying out of the development referred to above for the following reason(s): 
 
01. The proposed side extension would enclose an important gap in the streetscene and 

create a precedence to further enclose gaps, removing uniformity and creating a 
tunneling effect.  This would negate the loose grain of development, specified in the 
design code for this street.  As such the scheme would have an unacceptable impact on 
the streetscene and would not be compliant with policy LP 50 of the Bracknell Forest 
Local Plan, policy CR1 of the Crowthorne Neighbourhood Plan, nor the NPPF. 

 
125/00059/FUL Poynings 49 Church 

Street 
 
Proposing a single 
storey front extension 
with bay window 
design to match 
existing. 

CPC mtg – 
3 Mar 25 

JA CPC recommended: Approval - It is noted that this property is within Crowthorne's 
Conservation Area. 
 
BFC Refused as follows: 
 
The Bracknell Forest Council as the Local Planning Authority hereby give notice that, in 
pursuance of the Town and Country Planning Act 1990 (as amended), permission has been 
REFUSED for the carrying out of the development referred to above for the following reason(s):  
 
01. The proposal is considered to have a detrimental impact on the important element within 
the Conservation Area and this would be harmful to the historic and architectural significance 
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Planning app nbr Address & Proposal Date of 
response 

Cllr Response wording 

of the Church Street Conservation Area. It is therefore considered that the proposed 
development would be contrary to policies LP 28, LP 29 and LP 50 of the Bracknell Forest Local 
Plan, and the NPPF. 
 

25/00266/FUL 50 South Meadow 
Crowthorne Berkshire 
 
Proposed erection of 
two storey side 
extension.  

  CPC recommended Approval. 
 
 
Full delegated report by Planning Officer: 
https://planapp.bracknell-forest.gov.uk/online-applications/files/ 
3E5BC055D57CA77E59163DB5B925EBD4/pdf/25_00266_FUL-DELEGATED_REPORT-
3701571.pdf 
 
CONCLUSION  
It is considered that the proposed side extension is acceptable in principle and would not result 
in an adverse impact on the character and appearance of the host dwelling or surrounding 
area, nor would the development result in an adverse impact on the residential amenity of the 
neighbouring properties or on highway safety. The proposed development complies with 
Policies LP 25, LP 28, LP 50 and LP 62 of the Bracknell Forest Local Plan, policy CR1 of the 
Crowthorne Neighbourhood Plan, and the National Planning Policy Framework (NPPF). No 
material considerations exist that indicate there should be a departure from the development 
plan and accordingly, the application is recommended for conditional approval. 
 
Policy CR1 of the Crowthorne Neighbourhood Plan promotes good design across the Parish. 
“Development proposals in the neighbourhood area should demonstrate high quality design 
that responds to and integrates with local surroundings and landscape context as well as the 
existing built environment” 
 

25/00345/FUL Bokhara 58 Wellington 
Road  
 

Aug recess 
(ratified on 
2.9.25) 
  
 

 

JA/ 
TMB 

CPC notes that not much has changed from the original application and the same issues apply. 
 
REFUSAL is therefore recommended for the following reasons: 
• Scale and mass of the proposed development – possible infringement of privacy and 

daylight to nearest neighbours. 
• Overlooking of the nearest neighbour The Hollies – possible infringement of privacy and 

daylight. 
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Planning app nbr Address & Proposal Date of 
response 

Cllr Response wording 

• Access and egress to the development by a single track with egress from and access to a 
shared garage presents a danger. 

• Contrary to Policy CR5 Crowthorne NP: Promoting Good Design in East Crowthorne in 
Crowthorne Parish. 

Further concerns: 
• The current access to the bungalow is via the single car track between 56 and 60 Wellington 

Rd, and would be the only approach for any works to be carried out on the bungalow.  This 
would cause disruption to the neighbours either side. 

• There is no access via the rear of the proposed development as the land is owned by 
Broadmoor 

 
Sent to BFC 24.7.25 & ratified at mtg on 2.9.25 
BFC considered app at Planning Committee meeting on 6.11.25.  Outcome: REFUSAL 
125/00345/FUL - Bokhara 58 Wellington Road  
The Bracknell Forest Council as the Local Planning Authority hereby give notice that, in 
pursuance of the Town and Country Planning Act 1990 (as amended), permission has been 
REFUSED for the carrying out of the development referred to above for the following reason(s):  
 
01. The extension by reason of its height and location is considered to be unduly overbearing, 
resulting in an unneighbourly form of development which would be detrimental to the amenity 
of the occupiers of neighbouring dwellings. As such the development is contrary to Policy LP 50 
of the Bracknell Forest Local Plan. 
 

PA/2026/0369 Broadmoor Hospital, 
Lower Broadmoor Rd, 
Crowthorne, RG45 7ET 
 
Application for Listed 
Building Consent for 
additional anti-climb 
wire to the existing 
Old Hospital perimeter 
fences and brick walls 
(retrospective).  

6.5.26 ES Refusal for the following reasons: 
- The additional razor wire is a visual eyesore. 
- Harm to wildlife. 
- Harm to biodiversity. 
- Many objections from local residents notified to CPC at the Neighbourhood Action Group 

meeting held on 9 April and at the Parish Council meeting held on 5 May 2026. 
- Contrary to Policy CR7 in the Crowthorne Neighbourhood Plan; Promoting Good Design in 

Broadmoor. 
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Planning app nbr Address & Proposal Date of 
response 

Cllr Response wording 

   
PA/2026/0283 91 South Meadow 5.5.26 NK CPC recommended Refusal on the grounds of insufficient parking spaces.      

BFC Approved.   
As noted in the Planning Officer’s report, ‘This comment (CPC’s) was received prior to the 
submission of a revised parking plan which was accepted by the Council’s Highway Authority.’ 
 
Full delegated report by Planning Officer: Delegated Report.pdf 
 
Planning Officer’s CONCLUSION: 
It is considered that the proposed side, rear, and porch extensions are acceptable in principle 
and would not result in an adverse impact on the character and appearance of the host 
dwelling or surrounding area, nor would the development result in an adverse impact on the 
residential amenity of the neighbouring properties or on highway safety. The proposed 
development complies with Policies LP 25, LP 28, LP 50 and LP 62 of the Bracknell Forest Local 
Plan, policy CR1 of the Crowthorne Neighbourhood Plan, and the National Planning Policy 
Framework (NPPF). No material considerations exist that indicate there should be a departure 
from the development plan and accordingly, the application is recommended for conditional 
approval. 
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